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PLANNING COMMISSION AGENDA 

November 7, 2018 
CITY COUNCIL CHAMBERS 

6:30 p.m. 
50 Natoma Street 

Folsom, California 95630 

 

CALL TO ORDER PLANNING COMMISSION: Jennifer Lane, Kevin Mallory, Ross Jackson, Aaron Ralls, Vice 

Chair John Arnaz, Kevin Duewel, Chair Justin Raithel 

 

Any documents produced by the City and distributed to the Planning Commission regarding any item on this 

agenda will be made available at the Community Development Counter at City Hall located at 50 Natoma Street, 

Folsom, California and at the table to the left as you enter the Council Chambers. The meeting is available to view 

via webcast on the City’s website the day after the meeting. 

 

PLEDGE OF ALLEGIANCE 
 
CITIZEN COMMUNICATION: The Planning Commission welcomes and encourages participation in City Planning 

Commission meetings, and will allow up to five minutes for expression on a non-agenda item. Matters under the 

jurisdiction of the Commission, and not on the posted agenda, may be addressed by the general public; however, 

California law prohibits the Commission from taking action on any matter which is not on the posted agenda 

unless it is determined to be an emergency by the Commission.  

 

MINUTES 
 
The minutes of October 17, 2018 will be presented for approval. 

 
NEW BUSINESS 
 

1. PN 18-348, Russell Ranch Phase 1, Villages 6 and 8 Residential Design Review 
 
A Public Hearing to consider a request from The New Home Company for Residential Design Review 

approval for 95 single-family residential units located on two sites within Phase 1, Villages 6 and 8 of the 

Russell Ranch Subdivision generally located east of Placerville Road and north of Grand Prairie Road.  

The zoning classification for the site is SFHD PD (FPASP) and the General Plan land-use designation is 

SFHD. An Environmental Impact Report has previously been certified for the Russell Ranch Subdivision 

project on May 15, 2015 by the City Council in accordance with the requirements of the California 

Environmental Quality Act (CEQA) Guidelines. (Project Planner:  Principal Planner, Steve Banks / 
Applicant: The New Home Company) 
 

2. PN 18-349, Russell Ranch Phase 1, Villages 3, 5, and 7 Residential Design Review 
 

A Public Hearing to consider a request from The New Home Company for Residential Design Review 

approval for 108 single-family residential units located on three sites within Phase 1, Villages 3, 5, and 7 
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of the Russell Ranch Subdivision generally located east of Placerville Road and north of Grand Prairie 

Road.  The zoning classification for the site is SF PD and SFHD PD (FPASP) and the General Plan land-

use designation is SF and SFHD. An Environmental Impact Report has previously been certified for the 

Russell Ranch Subdivision project on May 15, 2015 by the City Council in accordance with the 

requirements of the California Environmental Quality Act (CEQA) Guidelines. (Project Planner:  
Principal Planner, Steve Banks / Applicant: The New Home Company) 
 

3. PN 18-179, The Shops at Folsom Ranch – Vesting Tentative Parcel Map and Planned Development 
Permit and Determination that the Project is Exempt from CEQA 
 
A Public Hearing to consider a request from TK Consulting Inc. for approval of a Vesting Tentative Parcel 

Map and Planned Development Permit for development of a 27,900-square-foot commercial shopping 

center on a 5.9-acre site located at the southwest corner of the intersection of East Bidwell Street and 

Alder Creek Parkway within the Folsom Plan Area. The zoning classification for the site is SP-GC-PD and 

the General Plan land-use designation is GC. The project qualifies for the exemption and streamlined 

environmental review authorized by Public Resources Code section 21083.3 and CEQA Guidelines 

section 15183. (Project Planner: Principal Planner, Steve Banks / Applicant: TK Consulting Inc.) 
 
PLANNING COMMISSION / PLANNING MANAGER REPORT 
 

The next Planning Commission meeting is scheduled for December 5, 2018.  Additional non-public hearing items 

may be added to the agenda; any such additions will be posted on the bulletin board in the foyer at City Hall at 

least 72 hours prior to the meeting. Persons having questions on any of these items can visit the Community 

Development Department during normal business hours (8:00 a.m. to 5:00 p.m.) at City Hall, 2nd Floor, 50 

Natoma Street, Folsom, California, prior to the meeting. The phone number is (916) 461-6203 and FAX number is 

(916) 355-7274. 
 

In compliance with the Americans with Disabilities Act, if you are a disabled person and you need a disability-

related modification or accommodation to participate in the meeting, please contact the Community Development 

Department at (916) 461-6203, (916) 355-7274 (fax) or kmullett@folsom.ca.us.  Requests must be made as early 

as possible and at least two-full business days before the start of the meeting. 

 

NOTICE REGARDING CHALLENGES TO DECISIONS 
The appeal period for Planning Commission Action: Any appeal of a Planning Commission action must be filed, in writing with 

the City Clerk’s Office no later than ten (10) days from the date of the action pursuant to Resolution No. 8081. Pursuant to all 

applicable laws and regulations, including without limitation, California Government Code Section 65009 and or California 

Public Resources Code Section 21177, if you wish to challenge in court any of the above decisions (regarding planning, 

zoning and/or environmental decisions), you may be limited to raising only those issues you or someone else raised at the 

public hearing(s) described in this notice/agenda, or in written correspondence delivered to the City at, or prior to, the public 

hearing 

mailto:kmullett@folsom.ca.us
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PLANNING COMMISSION MINUTES 
October 17, 2018 

CITY COUNCIL CHAMBERS 
6:30 P.M. 

50 Natoma Street 
Folsom, CA 95630 

  
   

CALL TO ORDER PLANNING COMMISSION: Kevin Mallory, Ross Jackson, Aaron Ralls, Vice Chair John 
Arnaz, Jennifer Lane, Chair Justin Raithel 
 
 
ABSENT:  Jackson 
 
 
CITIZEN COMMUNICATION:  None 
 
 
MINUTES:  The minutes of October 3, 2018 were approved as submitted. 
 
 
Oath of Office Administered to Kevin Duewel 
 
 
NEW BUSINESS 
 

1. PN 18-342 Nomination of the Name Tucker to the Folsom Historic Street Name List and 
Determination that the Project is Exempt from the CEQA 

The applicant, Daniel Tucker, has proposed that the name “Tucker” be added to the Historic Street 
Name list. The project is exempt from environmental review under Section 15061(b)(3) of the CEQA 
Guidelines (Review for Exemption). (Project Planner, Stephanie Henry Traylor, Senior Planner) 
 
COMMISSIONER DUEWEL MOVED TO APPROVE THE ADDITION OF THE STREET NAME 
TUCKER TO THE FOLSOM HISTORIC STREET NAME LIST AS DOCUMENTED IN ATTACHMENT 
1 WITH THE FOLLOWING FINDINGS: GENERAL FINDINGS A & B AND CEQA FINDING C. 
  
COMMISSIONER LANE SECONDED THE MOTION, WHICH CARRIED THE FOLLOWING VOTE: 

 
AYES:  MALLORY, RALLS, ARNAZ, LANE, DUEWEL, RAITHEL 
NOES:  NONE 
ABSTAIN: NONE 
ABSENT: JACKSON 
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2. PN 18-314, Palladio at Broadstone Building 2100 Commercial Design Review and Determination 
that the Project is Exempt from CEQA 

A Public Hearing to consider a request from Broadstone Land, LLC for Commercial Design Review 
approval for development of a 6,282-square-foot, single-story pad building (Building 2100) on an 
undeveloped .31-acre parcel within the Palladio at Broadstone Shopping Center located at 210 
Palladio Parkway. The zoning classification for the site is C-3 PD and the General Plan land-use 
designation is RCC. The project is categorically exempt under Section 15303 (New Construction or 
Conversion of Small Structures) of the California Environmental Quality Act (CEQA) 
Guidelines. (Project Planner:  Principal Planner, Steve Banks / Applicant: Broadstone Land, 
LLC) 
 
COMMISSIONER RALLS MOVED TO APPROVE COMMERCIAL DESIGN REVIEW FOR 
DEVELOPMENT OF A 6,282-SQUARE-FOOT, SINGLE-STORY RETAIL PAD BUILDING (BUILDING 
2100) WITHIN THE PALLADIO AT BROADSTONE SHOPPING CENTER AS ILLUSTRATED ON 
ATTACHMENTS 2 THROUGH 7 WITH THE FOLLOWING FINDINGS: GENERAL FINDINGS A & B, 
CEQA FINDINGS C-E, DESIGN REVIEW FINDINGS F-H, AND CONDITIONS OF APPROVAL NO. 1-
31. 
  
COMMISSIONER DUEWEL SECONDED THE MOTION, WHICH CARRIED THE FOLLOWING 
VOTE: 

 
AYES:  MALLORY, RALLS, ARNAZ, LANE, DUEWEL, RAITHEL 
NOES:  NONE 
ABSTAIN: NONE 
ABSENT: JACKSON 

 
 

3. PN 18-111, Courts at Russell Ranch – Residential  Design Review and Determination that No 
Additional Environmental Review is Required 

A Public Hearing to consider a request from The New Home Company for Residential Design Review 
Approval for 114 single-family residential units on a 13.5-acre site situated within Phase 1, Village 4 
(Courts at Russell Ranch) of the Russell Ranch Subdivision located at the southwest corner of the 
intersection of Grand Prairie Drive and Rustic Ridge Circle. The Specific Plan land-use designation is 
MLD PD (FPASP) and the General Plan land-use designation is MLD. An Environmental Impact 
Report has previously been certified for the Russell Ranch Subdivision project on May 15, 2015 by the 
City Council in accordance with the requirements of California Environmental Quality Act (CEQA). 
(Project Planner:  Principal Planner, Steve Banks / Applicant: The New Home Company) 
 
COMMISSIONER ARNAZ MOVED TO APPROVE THE DESIGN REVIEW APPLICATION FOR 114 
SINGLE-FAMILY RESIDENTIAL UNITS AS ILLUSTRATED ON ATTACHMENTS 2 THROUGH 7 FOR 
THE RUSSELL RANCH PHASE 1, VILLAGE 4 SUBDIVISION (COURTS AT RUSSELL RANCH) 
PROJECT WITH THE FOLLOWING FINDINGS: GENERAL FINDING A & B, CEQA FINDINGS C-E, 
DESIGN REVIEW FINDINGS F-H, AND CONDITIONS OF APPROVAL NO. 1-13. 
  
COMMISSIONER DUEWEL SECONDED THE MOTION, WHICH CARRIED THE FOLLOWING 
VOTE: 

 
AYES:  ARNAZ, LANE, DUEWEL, RAITHEL 
NOES:  MALLORY 
ABSTAIN: RALLS 
ABSENT: JACKSON 
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PLANNING MANAGER REPORT 
 
None 
 
 
RESPECTFULLY SUBMITTED,  
 
 
       
Kelly Mullett, SENIOR OFFICE ASSISTANT 
 
 
 
APPROVED: 
 
       
Justin Raithel, CHAIRMAN 
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Agenda Item No. 3 

PN 18-179 

PC Meeting: 11-7-18 

 

 

PLANNING COMMISSION STAFF REPORT 

 

 

PROJECT TITLE The Shops at Folsom Ranch   

 

PROPOSAL Request for approval of a Vesting Tentative 

Parcel Map and Planned Development Permit 

for development of a 27,900-square-foot 

commercial shopping center  

 

RECOMMENDED ACTION Approve, based upon findings and subject to 

conditions 

 

OWNER/APPLICANT The Shops at Folsom Ranch, LLC/TK 

Consulting Inc. 

 

LOCATION The 5.9-acre project site, which is situated 

within the Folsom Plan Area, is located at the 

southeast corner of the intersection of East 

Bidwell Street and Alder Creek Parkway  

 

ASSESSORS PARCEL NUMBERS APN: 072-3190-044 and 072-3190-045 

  

SITE CHARACTERISTICS The project site, which is currently 

undeveloped, is elevated approximately 10-15 

feet above the grade of the adjacent roadways 

(East Bidwell Street and Alder Creek 

Parkway).  The topography of the site is 

characterized by gently rolling mounds covered 

in non-native and naturalized grasslands.   

 

GENERAL PLAN DESIGNATION  GC (General Commercial) 

        

SPECIFIC PLAN DESIGNATION SP-GC-PD (Specific Plan, General 

Commercial, Planned Development District) 

        

ADJACENT LAND USES/ZONING North: Alder Creek Parkway with 

Undeveloped Commercial Property 

(SP-GC-PD) beyond  

 

South: Future Old Ranch Way with 

Undeveloped Residential Property (SP-

MLD-PD) Beyond    
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  East: Undeveloped Residential Property (SP-

MLD-PD) with Westwood Drive 

Beyond  

 

West: East Bidwell Street with Undeveloped 

Commercial Property (SP-GC-PD) 

Beyond 

 

PREVIOUS ACTION  City Council Approval of the Folsom Plan  

  Area Specific Plan and Tier 1 Development 

Agreement in 2011 

  

  City Council Approval of Folsom Plan Area 

Specific Plan Public Facilities Financing Plan 

in 2014 

 

  City Council Approval of First Amended and 

Restated Tier 1 Development Agreement in 

2014 

 

  City Council Approval of the South of 

Highway 50 Backbone Infrastructure Project in 

2015 

 

  City Council Approval of the Westland/Eagle 

General Plan Amendment and Specific Plan 

Amendment in 2015 

 

  City Council Approval of a Tentative Parcel 

Map, Vesting Tentative Subdivision Map, and 

Planned Development Permit for development 

of a 111-unit single-family residential 

subdivision (Enclave at Folsom Ranch) in 2016 

 

  City Council Approval of a Modification of a 

Condition of Approval and Extension of the 

Tentative Parcel Map, Vesting Tentative 

Subdivision Map, and Planned Development 

Permit associated with the Enclave at Folsom 

Ranch Subdivision in 2017 

   

  Recordation of the Large Lot Parcel Map 

(created the two subject parcels) associated 

with the Enclave at Folsom Ranch project on 

June 29, 2018 
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FUTURE ACTION  Approval of the Parcel Map, Approval of 

Improvement Plans, and Issuance of Grading 

and Building Permits  

 

APPLICABLE CODES  FMC 16.12, Maps Required 

  FMC 16.24, Parcel Maps 

  FMC 17.22, Commercial Land Use Zones 

  FMC 17.37, Specific Plan District 

  FMC 17.38, Planned Development District 

  FMC 17.59, Signs 

  Folsom Plan Area Specific Plan (FPASP) 

   Subdivision Map Act 

 

ENVIRONMENTAL REVIEW      An Environmental Impact Report has been 

certified for the Folsom Plan Area Specific 

Plan (FPASP) project in accordance with the 

California Environmental Quality Act (CEQA).  

This project is consistent with the FPASP and 

the Westland Eagle Specific Plan Amendment 

to the FPASP. This project meets the criteria in 

Government Code Section 65457 and of CEQA 

Guidelines Section 15182, which exempts the 

project from further review.  The project also 

qualifies for streamlined environmental review 

under Public Resources Code Section 21083.3 

and CEQA Guidelines Section 15183 

 

ATTACHED REFERENCE MATERIAL 

1. Vicinity Map 

2. Vesting Tentative Parcel Map, dated October 25, 2018  

3. Preliminary Site Plan, dated October 25, 2018 

4. Preliminary Grading and Drainage Plan, dated October 25, 2018 

5. Preliminary Utility Plan, dated October 25, 2018 

6. Preliminary Landscape Plan and Tree Shading Exhibit, dated October 5, 2018 

7. Preliminary Site Furnishings and Courtyard Exhibit, dated September 4, 2018 

8. Onsite Bicycle and Pedestrian Circulation Exhibit, dated October 5, 2018 

9. Preliminary Off-Site Roadway Configuration Exhibit, dated October, 2018 

10. Preliminary Off-Site Utility Exhibit, dated October, 2018 

11. Preliminary On-Site and Off-Site Grading Exhibit, dated October, 2018  

12. Building Elevations, dated August 31, 2018 and October 5, 2018 

13. Building Floor Plans, dated October 5, 2018 

14. Building Renderings and Perspectives, dated August 31, 2018 and October 5, 2018 

15. Color and Materials Board, dated August 31, 2018 

16. Roof Screening and Lighting Exhibit, dated August 31, 2018 

17. Uniform Sign Criteria for The Shops at Folsom Ranch, dated August 31, 2018 

18. CEQA Exemption and Streamlining Analysis and Checklist (Bound Separately) 

19. Mitigation Monitoring and Reporting Program for Westland-Eagle Specific Plan Amendment 

20. Mitigation Monitoring and Reporting Program for Highway 50 Backbone Infrastructure Project 
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21. Mitigation Monitoring and Reporting Program for Off-Site Water Facility Alternative 

22. Site Photographs 

 

PROJECT PLANNER    Steve Banks, Principal Planner 

 

BACKGROUND 

The 5.9-acre project site, which is situated within the Folsom Plan Area, is located at the southeast 

corner of the intersection of East Bidwell Street and Alder Creek Parkway.  Historically, mining 

was the dominant historical theme in the project area and in the surrounding lands.  The region, later 

known as the Folsom Mining District, was extensively placer mined during the Gold Rush era. 

Since the early 1900’s, the subject property and the surrounding areas have been primarily utilized 

for cattle grazing and associated activities.  When construction of the Phase 1 Backbone 

Infrastructure Improvement project commenced within the Folsom Plan Area in April of 2017, the  

northern and western borders of the project site were disturbed by grading activities to allow for 

construction of Alder Creek Parkway and reconstruction/realignment of East Bidwell Street.  The 

remainder of the project site that was not disturbed features gently rolling mounds covered in non-

native and naturalized grasslands.   

 

The proposed project site is part of the approved Folsom Plan Area Specific Plan (FPASP), which is 

a comprehensively planned community that proposes new development based upon principles of 

“Smart Growth” and Transit Oriented Development.  Consistent with these principles, 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 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 1,625 acres; 320 acres designated for commercial and 

industrial use; 275 acres designated for public/quasi-public uses, elementary/middle school/high 

schools, and community/neighborhood parks; and 1,067 acres for open-space areas. 

 

On September 22, 2015, the City Council approved an Addendum to the Folsom Plan Area Specific 

Plan EIR/EIS, a General Plan Amendment, a Specific Plan Amendment, and Amendment No. 1 to 

the First Amended and Restated Tier 1 Development Agreement for the Westland-Eagle project.  

The Westland-Eagle project included a significant reduction in the amount of retail commercial land 

area and an increase in the number of allowed residential dwelling units within the Folsom Plan 

Area.  The net result of the aforementioned land use modifications was a decrease of 1,445,710 

square feet of commercial building area and an increase of 922 residential units within the Plan 

Area.  In addition, the Westland-Eagle project contained modifications to the FPASP including: 

elimination of the Entertainment Overlay Zone, relocation of more intense land uses toward Alder 

Creek Parkway, strengthening focus of the town center, relocation of Alder Creek Parkway, and 

realignment of Old Placerville Road.  The proposed project is located within the previously 

approved Westland-Eagle project area.   

 

On November 8, 2016, the City Council approved a Tentative Parcel Map, Vesting Tentative 

Subdivision Map, and Planned Development Permit for development of a 111-unit single-family 

residential subdivision (Enclave at Folsom Ranch) on a 14.7-acre site situated within a larger 75.3-

acre portion of the Westland-Eagle project area generally located south of U.S. Highway 50, north 

of White Rock Road, east of East Bidwell Street, and west of Placerville Road.  The aforementioned 
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Tentative Parcel Map subdivided an existing 75.3-acre parcel into four individual parcels for future 

sale and development including the subject parcels.  On June 29, 2018, a Parcel Map creating the 

four aforementioned parcels (including the two subject parcels) was recorded with Sacramento 

County.  The improvement plans associated with the Enclave at Folsom Ranch Subdivision are 

currently in the process of being reviewed by the Community Development Department. 

 

APPLICANT’S PROPOSAL 

The applicant, TK Consulting Inc., is requesting approval of a Vesting Tentative Parcel Map and 

Planned Development Permit for development of a 27,900-square-foot commercial shopping center 

(The Shops at Folsom Ranch) on a 5.9-arce site located within the Folsom Plan Area at the 

southeast corner of the intersection of East Bidwell Street and Alder Creek Parkway.  The Vesting 

Tentative Parcel Map is proposed to subdivide the 5.9-acre project site (which currently consists of 

two parcels) into five (5) individual parcels for development of commercial uses.  The Planned 

Development Permit is proposed for development of five commercial pad buildings within the 

27,900-square-foot shopping center.  The five proposed single-story pad buildings, which range 

from 1,900 to 9,000 square feet in size, will feature two retail/restaurant pad buildings, two fast-

food restaurant pad buildings with drive-thru service, a large restaurant pad building, and an 

automotive fuel station with car wash facility.  In terms of building design, the proposed project 

features a contemporary California Ranch Style architectural theme that is combined with modern 

building materials and earth tone colors.  The following table provides specific details on each of 

the proposed buildings within the shopping center: 

 

The Shops at Folsom Ranch 

Land Use Description Size 

Retail/Restaurant Building S-1 5,000 S.F. 

Retail/Restaurant Building S-2 5,000 S.F. 

Restaurant Building P-2 9,000 S.F. 

Fast-Food Restaurant with Drive-Thru Building P-3 1,900 S.F. 

Fast-Food Restaurant with Drive-Thru Building P-4 4,000 S.F. 

Automotive Fuel Station with Car Wash Building P-1 3,000 S.F. 

Totals  27,900 S.F. 

 

Vehicle access to the project site will be provided by four new project driveways including two 

driveways located on the south side of Alder Creek Parkway, one driveway located on the east side 

of East Bidwell Street, and one driveway located of the north side of Old Ranch Way.  The project 

driveway on East Bidwell Street and the westernmost project driveway on Alder Creek Parkway are 

considered the primary access points to the project site, while the easternmost project driveway on 

Alder Creek Parkway and the project driveway on Old Ranch Way will serve as secondary access 

points.  It is important to note that the easternmost driveway on Alder Creek Parkway is necessary 

to accommodate commercial service vehicles and fuel truck deliveries to the proposed automotive 

fuel station.  Internal vehicle circulation is facilitated by a series of internal drive aisles, which 

provide access throughout the project site.  Bicycle and pedestrian circulation is accommodated by a 

combination of Class II and Class III bicycle lanes, street-separated sidewalks, street-attached 

sidewalks, internal pedestrian walkways, and a designated pedestrian pathway connection to the 

future Enclave at Folsom Subdivision directly to the east of the project site.   
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Proposed on-site improvements include underground utilities, drainage improvements, retaining 

walls, sound walls, driveways, drive aisles, parking stalls, sidewalks, pedestrian walkways, curbs, 

gutters, outdoor patios, site furnishings, site lighting, site landscaping, monument signs, and 

trash/recycling enclosures.  Proposed off-site improvements include interim intersection 

improvements at East Bidwell Street/Alder Creek Parkway, East Bidwell Street/Old Ranch Way, 

and Alder Creek Parkway/Westwood Drive, frontage improvements along East Bidwell Street, 

Alder Creek Parkway, and Old Ranch Way, and construction of Old Ranch Way between East 

Bidwell Street and the eastern project boundary.  Additional off-site improvements include 

constructing sewer infrastructure within Old Ranch Way from the eastern project boundary to East 

Bidwell Street, constructing a hydromodification basin (Hydromodification Basin No. 19) along 

East Bidwell Street to the south of the project site, constructing storm drain infrastructure within 

Alder Creek Parkway from East Bidwell Street to eastern project boundary, constructing storm 

drain infrastructure within East Bidwell Street from Old Ranch Way to Hydromodification Basin 

No. 19, constructing storm drain improvements within Old Ranch Way from East Bidwell Street to 

eastern project boundary, installing potable and recycled water infrastructure at numerous locations, 

and extending dry utilities within Alder Creek Parkway from Placerville Road to East Bidwell 

Street.      

 

GENERAL PLAN AND SPECIFIC PLAN CONSISTENCY 

In 2011, the City of Folsom adopted a General Plan Amendment for the circulation and land use 

designations, as well as the Folsom Plan Area Specific Plan (FPASP), which is designed to guide 

and regulate development for the area south of U.S. Highway 50.  In 2015, the City Council 

approved a General Plan Amendment and Specific Plan Amendment for the Westland-Eagle project 

(encompasses The Shops at Folsom Ranch project site), which resulted in a modification and 

redistribution of various land use categories.  The adopted General Plan land use designation for the 

project site is GC (General Commercial) and the adopted Specific Plan land use designation is SP-

GC-PD (Specific Plan, General Commercial, Planned Development District).  The proposed project 

is consistent with both the General Plan land use and Specific Plan land use designations, as retail 

and commercial uses (including retail shops, restaurants, restaurants with drive-thru service, and 

fuel stations with car washes) are identified as permitted land uses for this particular site.  The 

proposed project also complies with the newly established floor area-ratio (FAR) standard 

established by the General Plan (2035) for the GC land use category by having an overall FAR of 

0.11 whereas the FAR maximum target is 0.50. 

 

The recently approved City of Folsom General Plan (2035) outlines a number of goals, policies, and 

implementation programs designed to guide the physical, economic, and environmental growth of 

the City.  State law requires the Folsom Plan Area Specific Plan to be consistent with the General 

Plan including its goals and policies.  In addition, new development must not only meet the unique 

requirements of the Folsom Plan Area Specific Plan, but also the broader policies set forth in the 

General Plan.  The proposed project is consistent with the General Plan goals and policies as well as 

the Folsom Plan Area Specific Plan objectives and policies as outlined and discussed below:   

 

APPLICABLE GENERAL PLAN GOALS AND POLICIES 

 

GP GOAL LU 7.1 (Land Use/Commercial Centers) 

Provide for a commercial base of the City to encourage a strong tax base, more jobs within the City, 

a greater variety of good and services, and businesses compatible with Folsom’s quality of life. 
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GP POLICY LU 7.1.1 (Standards for Commercial Uses) 

Require new commercial uses to be subject to design and parking standards relative to building 

configuration, building design, parking, signage, and landscaping. 

  

The proposed project is consistent with this policy in that the project meets all applicable 

development standards (lot size, floor area ratio, building setbacks, landscape coverage, distance 

between buildings, and parking) established by the Folsom Plan Area Specific Plan for the General 

Commercial land use category.  In addition, the proposed shopping center has been designed to 

reflect an architectural style (contemporary California Ranch Style) that is complimentary to the  

Folsom Plan Area (Folsom Ranch, Central District Design Guidelines).   

 

GP POLICY LU 7.1.3 (Commercial Expansion) 

Support the expansion of Folsom’s commercial sector to meet the needs of Folsom residents, 

employees, and visitors.  

  

The proposed project is consistent with this policy in that it represents the first retail commercial 

development to be constructed within the Folsom Plan Area.  In addition, the proposed project will 

facilitate the expansion of Folsom’s commercial sector by introducing a range of services (retail 

stores, restaurants, fuel station, car wash) that will serve the City’s expanding population base, 

particularly those residents located in the Folsom Plan Area where these types of services do not 

currently exist. 

 

GP GOAL LU 9.1 (Land Use/Community Design) 

Encourage community design that results in a distinctive, high-quality built environment with a 

character that creates memorable places and enriches the quality of life of Folsom’s residents. 

 

GP POLICY LU 9.1.1 (Combine Driveways) 

Encourage property owners in retail corridors to reduce the number of driveways along arterial 

roads.  When possible, property owners should cooperate through reciprocal access and parking or 

similar agreements linking parking lots to minimize traffic congestion on the arterial road.  

  

The proposed project is consistent with this policy in that the project involves development of an 

integrated shopping center that will feature common driveways and provide shared parking among 

the various buildings, thereby minimizing traffic congestion on the adjacent arterial roadways (East 

Bidwell Street and Alder Creek Parkway).  The project is also conditioned to remove the Eastern 

Project Driveway on Alder Creek Parkway in the event that the fuel station is not developed within 

the shopping center, thereby reducing the number of driveways on Alder Creek Parkway (major 

arterial roadway) and reducing the number of driveways in close proximity to the intersection of 

East Bidwell Street and Alder Creek Parkway.  In addition, the project is required to execute a 

reciprocal access and parking agreement for common use of all project driveways and parking 

spaces within the shopping center.  

 

GP POLICY LU 9.1.8 (Cool Paving) 

Identify opportunities to use cool paving materials and consider the use of concrete or permeable 

pavement instead of asphalt for streets and trails where feasible.  

  

The proposed project is consistent with this policy in that concrete (cool paving) will be utilized 

instead of asphalt within specific areas throughout the project site. 
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GP POLICY LU 9.1.10 (Renewable and Alternative Energy Generation Systems) 

Require the use of solar, wind, and other on-site renewable energy generation systems as part of the 

design of new planned developments.  

 

The proposed project is consistent with this policy in that a photovoltaic (PV) solar system will be 

placed on the rooftop of a 9,000-square-foot building (Building P2) within the shopping center, 

resulting in an on-site renewable energy system that will offset energy demand for the building.  

 

GP GOAL M 1.1 (Mobility/General Mobility) 

Provide a comprehensive, integrated, and connected network of transportation facilities and services 

for all modes of travel that also incorporates emerging transportation technologies and services to 

increase transportation system efficiency.  

 

GP POLICY M 1.1.1 (Complete Streets) 

Develop its streets to serve the needs of all users, including bicyclists, public transit users, children, 

seniors, persons with disabilities, pedestrians, motorists, and movers of commercial goods.    

  

The proposed project is consistent with this policy in that shopping center is designed to 

accommodate various modes of transportation including buses, cars, bicycles, and pedestrians.  

Specifically, a future transit corridor that will accommodate bus rapid transit is located adjacent to 

the project site along Alder Creek Parkway, Class II and Class III lanes/routes are provided along 

East Bidwell Street, Alder Creek Parkway and Old Ranch Way respectively, pedestrian sidewalks 

and walkways are being constructed along the project’s street frontages and internally, and a 

designated pedestrian connection is being provided from the project site directly to the future 

Enclave at Folsom Ranch Subdivision to the east of the project site.       

 

GP GOAL M 2.1 (Mobility/Pedestrians and Cyclists) 

Maintain and expand facilities and programs that encourage people to walk and bike in safety and 

comfort, and support the lifestyle and amenities that Folsom residents value.  

 

GP POLICY M 2.1.3 (Pedestrian and Bicycle Linkages in New Development) 

Require developers to provide a system of sidewalks, trails, and bikeways that link all land uses, 

provide accessibility to parks and schools, and connect to all existing or planned external street and 

trail facilities.   

  

The proposed project is consistent with this policy in that Class II bicycle lanes will be constructed 

along the project’s frontage with Alder Creek Parkway and East Bidwell Street and a Class III 

bicycle route will be established along the frontage of Old Ranch Way. Street sidewalks will also be 

constructed along the project’s frontage with Alder Creek Parkway, East Bidwell Street, and Old 

Ranch Way.  In addition, an enhanced pedestrian walkway will provide access from the project site 

to a future dedicated pedestrian connection that provides entry to the future Enclave at Folsom 

Ranch Subdivision located to the east of the project site.   

 

GP GOAL M 3.1 (Mobility/Transit) 

Support and maintain a comprehensive, safe, and integrated transit system that responds to the 

needs of all residents and allow frequent and convenient travel throughout the city and region.   
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GP POLICY M 3.1.1 (Access to Public Transit) 

Strive to ensure that all residents have access to safe and convenient public transportation options.   

  

The proposed project is consistent with this policy in that a future transit corridor is located adjacent 

to the project site along Alder Creek Parkway.  The transit corridor is expected to accommodate a 

future bus rapid transit route, which will accommodate the public transportation needs of the 

proposed project (employees and customers) and future development in the project area.   

 

GP GOAL M 4.1 (Mobility/Vehicle Traffic and Parking) 

Ensure a safe and efficient network of streets for cars and trucks, as well as provide an adequate 

supply of vehicle parking.  

 

GP POLICY M 4.1.3 (Level of Service) 

Strive to achieve at least a 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 projects integral to achieving Level of Service D or 

better.  

 

The proposed project is consistent with this policy in that no project-related reduction in 

intersection level of service is projected in the AM or PM peak hours under Existing Plus Project 

Conditions (2018), Existing Plus Approved Project Conditions (2023), and Cumulative Plus Project 

Conditions (2036) at the five study intersections (East Bidwell Street/Alder Creek Parkway, East 

Bidwell Street/Old Ranch Way, Alder Creek Parkway/Eastern Project Driveway, Alder Creek 

Parkway/Western Project Drive, East Bidwell Street/Project Driveway, and Old Ranch Way/Project 

Driveway.  Furthermore, the proposed project will be constructing a number of off-site roadway 

improvements (East Bidwell Street/Alder Creek Parkway intersection improvements, Alder Creek 

Parkway/Westwood Drive intersection improvements, East Bidwell Street/Old Ranch Way 

intersection improvements, Alder Creek Parkway improvements, East Bidwell Street 

improvements, and Old Ranch Way improvements) that will reduce the level of delay at the  

intersection of East Bidwell Street and Alder Creek Parkway (left-turn movement from Alder Creek 

Parkway onto East Bidwell Street) under the Existing Conditions Plus Project conditions.  A 

detailed discussion of the project’s traffic-related impacts are contained within the 

Traffic/Access/Circulation portion of this staff report. 

 

GP GOAL M 4.2 (Mobility/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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The proposed project is consistent with this policy in that thirteen (13) electric vehicle parking 

spaces/charging stations (6% of the total parking spaces within the shopping center) will be 

provided within the shopping center.  The electric vehicle parking spaces/charging stations will be 

evenly distributed throughout the parking lot area of the shopping center.  

 

GP GOAL M 7.1 (Transportation Funding) 

Provide sufficient funding to construct, maintain, and operate transportation facilities and services 

needed to achieve the City’s mobility goals.    

 

GP POLICY M 7.1.1 (New Development) 

Require new development to contribute towards the construction of offsite facilities and provision 

of services to achieve the City’s mobility goals.    

  

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 proposed project.  Many of these mitigation measures 

are expected to reduce traffic impacts to East Bidwell Street.  Specific improvements planned for 

the East Bidwell Street/Iron Point Road Intersection area include but are not limited to; elimination 

of the U-turn movement on northbound East Bidwell Street at Iron Point Road, installing signage on 

Placerville Road directing motorists south to Alder Creek Parkway to access U.S. Highway 50, and  

modifying the right-turn-lane on Iron Point Road at the approach to East Bidwell Street to 

accommodate a free-flowing movement.  Included among the mitigation measures are requirements 

to; fund and construct roadway improvements within the Plan Area, pay 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 proposed project is subject to all traffic-related mitigation measures 

required by the 2011 FPASP EIR/EIS and the Westland-Eagle Specific Plan Amendment 

Addendum to the Folsom Plan Area Specific Plan Final EIR/EIS, thus it is consistent with this policy. 

 

GP GOAL EP 5.1 (Economic Prosperity/Retail Development) 

Maintain and expand retail and services to meet local and regional demands and generate tax 

revenues for City operations. 

 

GP POLICY EP 5.1.1 (Diverse Retail) 

Encourage a diverse mix of community and regional retail options to serve Folsom and surrounding 

communities. 

  

The proposed project is consistent with this policy in that proposed shopping center will include a 

diverse mixture of retail and commercial services including but not limited to retail shops, sit-down 

restaurants, fast-food restaurants, a coffee shop, a fuel station, and a car wash. 

 

GP GOAL SN 6.1 (Noise) 

Protect the citizens of Folsom from the harmful effects of exposure to excessive noise and to protect 

the economic base of Folsom by preventing the encroachment of incompatible land uses within 

areas affected by existing noise-producing uses.  
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GP POLICY SN 6.1.4 (Noise and Project Review) 

Develop, maintain, and implement procedures to ensure that requirements imposed pursuant to the 

findings of an acoustical analysis are implemented as part of the project review and building permit 

processes.  The appropriate time for requiring an acoustical analysis would be as early in the project 

review process as possible so that noise mitigation may be an integral part of the project design.  

  

The proposed project is consistent with this policy in that an Environmental Noise Assessment 

(Assessment) was prepared for the proposed project on May 22, 2018.  The Assessment evaluated 

potential noise impacts generated by the commercial uses associated with the proposed project and 

the potential impact on future residential development in the project area.  Potential project-related 

noise sources that were evaluated included restaurant drive-thru speakers, car wash equipment, and 

mechanical equipment.  The Assessment concluded that the aforementioned noise sources 

associated with the proposed project would not exceed the applicable City of Folsom noise 

standards.  However, to further ensure that the proposed project will not impact future nearby 

residential uses, the Assessment recommended of number of measures be incorporated into the 

project design including construction of a six-foot-tall masonry wall along the project’s eastern 

boundary, locating car vacuum stalls on the west side of the car wash building, equipping the car 

wash with an automatic door that closes during car washes, and screening of all rooftop mechanical 

equipment.   

 

APPLICABLE FOLSOM PLAN AREA SPECIFIC PLAN OBJECTIVES AND POLICIES 

 

SP OBJECTIVE 4.2 (Land Use) 

Locate commercial centers, public buildings, parks, and schools within walking distance of  

residential neighborhoods. 

  

SP POLICY 4.12 

Commercial and office areas should be accessible via public transit routes, where feasible.   

 

The proposed project is consistent with this policy in that the project site is located adjacent to a 

future transit corridor that runs along Alder Creek Parkway from Prairie City Road to White Rock 

Road.  

 

SP POLICY 4.13 

The Plan Area land use plan should include commercial, light industrial/office park, and 

public/quasi-public land uses in order to create employment.  

 

The proposed project is consistent with this policy in that the project site has a Specific Plan land 

use designation of SP-GC (Specific Plan, General Commercial) as shown on the Folsom Plan Area 

Specific Plan Land Use Designations Diagram (Figure 4.3).  In addition, the proposed project will 

create employment opportunities through development of a 27,900-square-foot shopping center. 

 

SP OBJECTIVE 7.1 (Circulation/General) 

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. 
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SP OBJECTIVE 7.3 (Circulation/General) 

Encourage non-vehicular travel options by providing sidewalks, trails, and bikeway connectivity 

between neighborhoods and destination points. 

 

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.  

 

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.  As shown in the 

various exhibits attached to this staff report, the proposed project has been designed with multiple 

modes of transportation options consistent with the approved FPASP circulation plan.  In addition, 

the proposed project provides non-vehicular connectivity through the construction of pedestrian 

sidewalks, pedestrian walkways, and bicycle lanes. 

       

SP OBJECTIVE 7.5 (Circulation/Roadway Classification) 

Provide multiple and direct street routing based on a traditional rectilinear both macro- and mirco-

level grid patterns of street in the town center, mixed use neighborhood centers, multi-family 

residential neighborhoods, and single-family high density residential neighborhoods. 

 

SP POLICY 7.8 

Roadway improvements shall be constructed to coincide with the demands of new development, as  

Required to satisfy minimum level of service standards. 

 

SP POLICY 7.8A 

Concurrent with development of the SP-RC and SP-GC parcels located at the intersection of East 

Bidwell Street and Alder Creek Parkway, the following roadway improvements will be constructed: 

 Alder Creek Parkway from Prairie City Road to East Bidwell Street 

 East Bidwell Street from White Rock Road to U.S. Highway 50 

 Rowberry Road (including overcrossing of U.S. Highway 50 

 

The proposed project is consistent with these policies in that the project will be constructing various 

roadway improvements to the following street segments and intersections: 

 Alder Creek Parkway from East Bidwell Street east to Westwood Drive 

 East Bidwell Street from Alder Creek Parkway to Old Ranch Way  

 Intersection of East Bidwell Street and Alder Creek Parkway 

 Intersection of Alder Creek Parkway and Westwood Drive 

 Intersection of East Bidwell Street and Old Ranch Way 
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The proposed project is also subject to all traffic-related mitigation measures required by the 2011 

FPASP EIR/EIS and the Westland-Eagle Specific Plan Amendment Addendum to the Folsom Plan 

Area Specific Plan Final EIR/EIS, many of which will provide funding for future improvements to 

Alder Creek Parkway and East Bidwell Street.  In addition, the proposed project is consistent with 

these policies in that the Traffic Impact Analysis prepared for this project determined that no 

project-related change in intersection level of service is projected in the AM or PM peak hours 

under Existing Plus Project Conditions (2018), Existing Plus Approved Project Conditions (2023), 

and Cumulative Plus Project Conditions (2036) at the five study intersections (East Bidwell 

Street/Alder Creek Parkway, East Bidwell Street/Old Ranch Way, Alder Creek Parkway/Eastern 

Project Driveway, Alder Creek Parkway/Western Project Drive, East Bidwell Street/Project 

Driveway, and Old Ranch Way/Project Driveway. 

 

SP OBJECTIVE 7.8 (Circulation/Public Transit) 

Promote the use of public transit in the Plan Area by providing a safe, secure, and cost effective 

transit system that provides frequent and convenient transit service to local and regional 

destinations. 

 

SP POLICY 7.10 

Consistent with the most recent update of the RT master plan and the Plan Area Master Plan, a 

transit corridor shall be provided through the Plan Area for future regional “Hi-Bus” service (refer 

to Figure 7.29 and the FPASP Transit Master Plan).  Sufficient right-of-way shall be dedicated for 

the transit corridor as described in Section 7.3 and Figures 7.2, 7.3, 7.14, and 7.15.  

 

The proposed project is consistent with this policy in that sufficient right-of-way is provided within 

Alder Creek Parkway to accommodate development of the future transit corridor. 

 

LAND USE COMPATIBILITY 
As noted earlier within this report, the 5.9-acre project site is located within the Folsom Plan Area at 

the southeast corner of the intersection of East Bidwell Street and Alder Creek Parkway. The 

project site is currently surrounded by vacant and undeveloped property.  However, as shown on the 

approved FPASP Land Use Plan and Zoning Diagram (FPASP, Figure 4.1), the project site will 

eventually be bound by single family residential development to the east (approved Enclave at 

Folsom Ranch Subdivision), commercial development across East Bidwell Street to the west, 

commercial development across Alder Creek Parkway to the north, and multi-family, low-density 

residential development across future Old Ranch Way to the south.  As described above, the project 

site is located in an area that will be predominantly commercial in nature when it is fully developed.  

In addition, the proposed project is consistent with the land use designations in the FPASP and 

meets all of the policies and regulations contained therein.  Based on the aforementioned 

information, staff has determined that the proposed project is compatible with future planned land 

uses in the project area. 

 

VESTING TENTATIVE PARCEL MAP 
A Vesting Tentative Parcel Map is proposed to subdivide the existing 5.9-acre project site (consists 

of two existing parcels that are 2.5 and 3.4-acres in size respectively) into five (5) individual parcels 

for development of commercial uses.  The proposed parcels, which will be developed with a total of 

six commercial pad buildings, include numerous site improvements including but not limited to 

underground utilities, drainage improvements, driveways, drive aisles, parking, spaces, sidewalks, 
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pedestrian walkways, retaining walls, sounds walls, landscaping, site lighting, and trash/recycling 

enclosures.  The following table provides a description of each of the proposed parcels.        

 

The Shops at Folsom Ranch Parcel Summary 

Parcel # Size GP Designation SP Designation Land Use 

1 0.9-Acres GC SP-GC-PD General Commercial 

2 0.6-Acres GC SP-GC-PD General Commercial 

3 1.6-Acres GC SP-GC-PD General Commercial 

4 1.3-Acres GC SP-GC-PD General Commercial 

5 1.5-Acres GC SP-GC-PD General Commercial 

Totals 5.9-Acres    

 

The Shops at Folsom Ranch Shopping Center is proposed to be an integrated commercial 

development in which each of the parcels will share common access driveways, parking, and 

improvements.  Staff recommends that the applicant dedicate reciprocal access easements for 

driveway access, parking, landscaping, lighting, sewer, water, and fire protection systems.  

Condition No. 45 is included to reflect this requirement.  Staff has determined that the proposed 

Vesting Tentative Parcel Map complies with all City requirements, as well as with the requirements 

of the State Subdivision Map Act. 

 

Normally, a division of land involving five or more parcels requires a subdivision map.  However, 

an exception applies to projects zoned for industrial or commercial development that have approved 

access to a public street or highway, when the governing body has approved street alignments and 

widths.  (Government Code § 66426(c); Folsom Municipal Code § 16.12.020(A)(3).  In those cases, 

a parcel map, rather than a subdivision map, is required.  This project qualifies for that exception 

because it is zoned General Commercial, has approved access to a public street, and the City 

Council has approved the street alignments and widths.   

 

PLANNED DEVELOPMENT PERMIT  

In general, 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.  However, in this particular case, the proposed project is not seeking to 

modify or change any of the existing development standards previously approved for the Folsom 

Plan Area Specific Plan.  The applicant is simply requesting approval of a Planned Development 

Permit as the Folsom Plan Area Specific Plan requires development of the subject site obtain 

approval of a Planned Development Permit from the Planning Commission.  The applicant’s intent 

is to request approval of a Planned Development Permit for development of a 27,900-square-foot 

retail commercial shopping center.  In reviewing the applicant’s request for approval of a Planned 

Development Permit, staff considered a variety of factors including existing development standards, 

traffic/access/circulation, parking, noise, site lighting, site landscaping, trash/recycling, signage, and 

architecture/design as outlined below. 
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Development Standards 

The proposed project complies with all of the development standards established by the Folsom 

Plan Area Specific Plan for the General Commercial land use category as listed in the table below. 

 

Folsom Plan Area Specific Plan 

General Commercial (SP-GC) Development Standards 

 Floor Area 

Ratio (Max) 

Front Yard 

Setback 

Side Yard 

Setbacks 

Rear Yard 

Setback 

Building 

Height limit 

General Commercial 

Standard 

0.25 20 feet 20 feet 20 feet 50 feet 

Proposed 

Project 

0.11 35 feet 30/80 feet 51 feet 31 feet 

 

As shown in the table above, the proposed project meets all of the development standards 

established for the General Commercial land use category including floor area ratio, building 

setbacks, and building height.  Parking and landscape requirements are addressed separately within 

the parking and landscape sections of this staff report. 

 

Traffic/Access/Circulation 

Existing Roadway Network: 

The 5.9-acre project site is located at the southeast corner of the intersection of Alder Creek 

Parkway and East Bidwell Street.  Regional access to the project site is provided by U.S. Highway 

50 to the north via East Bidwell Street, White Rock Road to the south via East Bidwell Street, and 

Placerville Road to the east via Alder Creek Parkway.  Direct access to the project site is provided 

by two new driveways on Alder Creek Parkway, one new driveway on East Bidwell Street, and one 

new driveway on Old Ranch Way.  Existing roadways in the project area include Alder Creek 

Parkway and East Bidwell Street.  Alder Creek Parkway is currently a two-lane, median-divided 

roadway with bicycle lanes that from extends from East Bidwell Street east to Placerville Road.  In 

the project vicinity East Bidwell Street is a two-lane, non-divided roadway with bicycle lanes that 

extends from U.S. Highway 50 south to White Rock Road.  The westbound approach to the 

intersection of Alder Creek Parkway and East Bidwell Street from Alder Creek Parkway, which is 

currently Stop-Sign controlled, includes two lanes; a left-turn pocket and a through lane that 

currently only allows right-turn movements.      

 

Proposed Roadway Network: 

In order to serve the proposed 27,900-square-foot shopping center, the applicant is proposing to 

construct a number of roadway improvements as shown on the submitted Off-Site Roadway 

Configuration Exhibit (Attachment 9) including but not limited to modifications to the East 

Bidwell/Street Alder Creek Parkway intersection, construction of Old Ranch Way, realigning a 

portion of East Bidwell Street, constructing a raised median in East Bidwell Street, providing U-

turn and right-turn pockets on the East Bidwell Street approach to Alder Creek Parkway, providing 

a left-turn pocket into Old Ranch Way from southbound East Bidwell Street, and widening 

eastbound Alder Creek Parkway to provide two through lanes plus turn pockets.  Staff recommends 

that the owner/applicant construct the following roadway improvements as depicted on the Off-Site 

Roadway Configuration Exhibit to the satisfaction of the Community Development Department 

(Condition No. 14): 
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 East Bidwell Street 

Prior to issuance of the first certificate of occupancy, the owner/applicant shall configure 

East Bidwell Street as follows: 

 

o On the west side of the existing East Bidwell Street fronting the Project, construct a 

raised median and one new southbound lane. Realign southbound traffic to be on the 

west side of the median. The raised median shall extend south from Alder Creek 

Parkway, past Old Ranch Way, to prevent left turns out from the Project’s East 

Bidwell Street driveway and from Old Ranch Way.    

 

o Construct roadway transitions for the new southbound alignment, north of Alder 

Creek Parkway and south of Old Ranch Way. 

 

o Restripe pavement on the east side of the new median for exclusive northbound use 

(Stripe as one U-turn lane in a 100-foot (or longer) pocket plus 60-foot taper, one 

through lane, a 5-foot bike lane, and one right-turn lane in a 150-foot pocket plus 60-

foot taper) as described below for the East Bidwell Street/Alder Creek Parkway, East 

Bidwell Street/Old Ranch Way, and East Bidwell Street/Project Driveway 

intersections. 

 

o Frontage improvements including curb, gutter, sidewalk, and landscaping along the 

east side of East Bidwell Street from Old Ranch Way to Alder Creek Parkway to 

complete roadway section “I” as shown on the Vesting Tentative Parcel Map. 

 

 Alder Creek Parkway  

Prior to issuance of the first certificate of occupancy, the owner/applicant shall configure 

Alder Creek Parkway as follows: 

 

o Widen eastbound Alder Creek Parkway between East Bidwell Street and the Eastern 

Project boundary to two through lanes plus turn pocket as described below for the 

Alder Creek Parkway/Western Project Driveway intersection.  

 

o Frontage improvements including curb, gutter, sidewalk, and landscaping along the 

south side of Alder Creek Parkway from East Bidwell Street to the Eastern project 

boundary to complete roadway section “B” as shown on the Vesting Tentative Parcel 

Map. 

 

 Old Ranch Way  

Prior to issuance of the first certificate of occupancy, the owner/applicant shall configure 

Old Ranch Way as follows: 

 

o Construct Old Ranch Way within ultimate right-of-way as a two-lane urban street, 

between East Bidwell Street and the Old Ranch Way Project Driveway.  
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o Frontage improvements including curb, gutter, sidewalk, and landscaping along the 

north side of Old Ranch Way from East Bidwell Street to the Eastern project 

boundary to complete roadway section “S” as shown on the Vesting Tentative Parcel 

Map. 

 

 East Bidwell Street/Alder Creek Parkway Intersection  

Prior to issuance of the first certificate of occupancy, the owner/applicant shall configure the 

East Bidwell Street/Alder Creek Parkway Intersection as follows: 

 

o Northbound Approach: Stripe as one U-turn lane in a 100-foot (or longer) pocket 

plus 60-foot taper, one through lane, a 5-foot bike lane, and one 150-foot right-turn 

lane plus 60-foot taper. Widen the west side of East Bidwell Street at the intersection 

to accommodate U-turns as shown on Roadway Configuration Exhibit. 

 

o Southbound Approach: Construct as one through lane, and one left-turn lane in a 

100-foot (or longer) pocket plus 60-foot taper. 

 

o Westbound Approach: Retain existing westbound geometry. 

 

o Control: Retain existing westbound stop-control. 

 

o The southeast corner of the intersection shall include a “bulb-out” into Alder Creek 

Parkway that facilitates turn pockets described for the Alder Creek Parkway/Western 

Project Driveway intersection below. 

 

 East Bidwell Street/East Bidwell Street Project Driveway Intersection 

Prior to issuance of the first certificate of occupancy, the owner/applicant shall configure 

East Bidwell Street/East Bidwell Street Project Driveway Intersection as follows: 

 

o Northbound Approach: Stripe as one through lane, and a one right-turn in a 150-foot 

pocket plus a 60-foot taper and 5-foot bike lane. 

 

o Southbound Approach: Construct as one through lane on the west side of the median. 

 

o Westbound Driveway: Construct as a single right-turn lane. 

 

o Eastbound Driveway: Construct a two-lane entrance as shown on the preliminary site  

plan 

 

o A raised median on East Bidwell Street is included to prevent left-turns out from the 

Project Driveway. 

 

 East Bidwell Street/Old Ranch Way Intersection  

Prior to issuance of the first certificate of occupancy, the owner/applicant shall configure 

East Bidwell Street/Old Ranch Way Intersection as follows: 
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o Northbound Approach: Stripe as shared through-right lane with a 60-foot taper for 

the right-turn. 

 

o Southbound Approach: Construct as one through lane, and one left-turn lane in a 90-

foot pocket plus 60-foot taper. 

 

o Westbound Approach: Construct as a single right-turn only lane. 

 

o A raised median or curb is included on East Bidwell Street to prevent left-turns out 

from Old Ranch Way. There shall be no westbound left-turn from Old Ranch Way 

onto East Bidwell Street. 

 

 Alder Creek Parkway/Western Project Driveway Intersection  

Prior to issuance of the first certificate of occupancy, the owner/applicant shall configure 

Alder Creek Parkway/Western Project Driveway Intersection as follows: 

 

o Eastbound Approach: Construct as two through lanes and one right-turn deceleration 

lane in a 130-foot pocket plus 30-foot taper, and 5-foot bike lane.   

 

o Northbound Driveway: Construct as a single right-turn only lane. 

 

o Driveway Entrance: Construct as a single lane as shown on the preliminary site plan. 

 

 Alder Creek Parkway/Eastern Project Driveway Intersection  

Prior to issuance of the first certificate of occupancy, the owner/applicant shall configure 

Alder Creek Parkway/Eastern Project Driveway Intersection as follows: 

 

o Eastbound Approach: Construct as two through lanes, and 5-foot bike lane.   

 

o Northbound Driveway: Construct as a single right-turn only lane. 

 

o Driveway Entrance: Construct as a single lane as shown on the preliminary site plan. 

 

 Old Ranch Way/Old Ranch Way Project Driveway Intersection  

Prior to issuance of the first certificate of occupancy, the owner/applicant shall configure 

Old Ranch Way/Old Ranch Way Project Driveway Intersection: 

 

o Eastbound Approach: Construct as one lane 

 

o Westbound Approach: Construct as one lane.  

 

o Southbound Driveway: Construct one shared lane for outgoing left and right turns 

from the Project.  Left-turns out of the driveway will not be permitted until future 

extension of Old Ranch Way east. 

 

o Driveway Entrance: Construct as a single lane as shown on the preliminary site plan. 
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Traffic: 

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, not cars, 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 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 that 

are included as conditions of approval for the Shops at Folsom Ranch project (Condition Nos. 58-64 

to 58-119).  Many of these mitigation measures are expected to reduce traffic impacts to East 

Bidwell Street.  Specific improvements planned for the East Bidwell Street/Iron Point Road 

Intersection area include but are not limited to; elimination of the U-turn movement on northbound 

East Bidwell Street at Iron Point Road, installing signage on Placerville Road directing motorists 

south to Alder Creek Parkway to access U.S. Highway 50, and  modifying the right-turn-lane on 

Iron Point Road at the approach to East Bidwell Street to accommodate a free-flowing movement.   

Included among the mitigation measures are requirements to; fund and construct roadway 

improvements within the Plan Area, pay 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 Shops at Folsom Ranch project is subject to all traffic-related mitigation measures required by 

the 2011 FPASP EIR/EIS. 

 

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 to account for changes that have occurred 

since the EIR/EIS was certified.  The adjustments include requiring the Westland-Eagle project to 

modify the westbound approach to the East Bidwell Street/Iron Point Road intersection to include 

three left-turn lanes, two through lanes, and one right-turn lane.  In addition, the project was 

required to pay a fair-share contribution towards improvements to the East Bidwell Street/Alder 

Creek Parkway intersection including the addition of a channelized westbound right-turn lane.  

 

On October 24, 2018, T.KEAR Transportation Planning & Management completed a 

Transportation Impact Study (Study)(Attachment 18, Exhibit C) for the Shops at Folsom Ranch 

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.  In addition, the purpose of the Study was to evaluate site-specific impacts 

associated with the proposed 27,900-square-foot shopping center project relative to traffic, access, 

circulation, and parking.  The Study analyzed traffic operations at two street intersections (East 

Bidwell Street/Alder Creek Parkway and East Bidwell Street/Old Ranch Way) and four project 



 20 

driveway intersections (Alder Creek Parkway/Eastern Driveway, Alder Creek Parkway/Western 

Driveway, East Bidwell Street/Project Driveway, and Old Ranch Way/Project Driveway) under five 

scenarios:  Existing Conditions (2018), Existing Plus Project Conditions (2018), Existing Plus 

Approved Projects Conditions (2023) Without Project, Existing Plus Approved Projects Conditions 

(2023) With Project, and Cumulative Plus Project Conditions (2036). 

 

The proposed Shops at Folsom Ranch project is expected to generate 255 AM Peak-Hour trips and 

190 PM Peak Hours trips.  Including existing trips in the project area, there are expected to be 750 

AM Peak Hour trips and 500 PM peak hour trips.  Under Existing Conditions Plus Project, all of the 

study intersections and project driveways are anticipated to operate at Level of Service C (LOS C) 

or better with exception of the East Bidwell Street/Alder Creek Parkway intersection.  The East 

Bidwell Street/Alder Creek Parkway intersection currently operates at LOS E without the project.  

At this stop-sign controlled intersection, the level of service is defined by the worst turning 

movement, which is the low volume (only 5 vehicles make this turning movement in the AM and 

PM Peak Hours) westbound left-turn from Alder Creek Parkway onto southbound East Bidwell 

Street.  The proposed project is expected to add one AM Peak Hour trip and two PM Peak Hour 

trips to this particular turning movement.  Frontage improvements (improved sight distance with 

grading) provided by the proposed project are expected to significantly reduce the existing level of 

delay associated with this left-turn movement (25.5/44.6 second reduction in the AM and PM Peak 

Hours respectively) and improve the East Bidwell Street/Alder Creek intersection to LOS D, which 

is consistent with the City’s General Plan policy of  LOS D.        

 

As mentioned previously within this section of the report, the proposed project does not include 

construction of Westwood Drive or Old Ranch Way east of the project boundary. Vehicles exiting 

the project site onto eastbound Alder Creek Parkway would be required to head east and make a U-

turn movement at Placerville Road in order to access U.S. Highway 50.  To prevent project traffic 

that exits onto eastbound Alder Creek Parkway from potentially utilizing Placerville Road to access 

U.S. Highway 50, staff recommends that  an eastbound U-turn pocket on eastbound Alder Creek 

Parkway, prior to the Alder Creek Parkway/Placerville Road be constructed as described in the 

following recommendation (Condition No. 50-1): 

 

 The owner/applicant shall construct an eastbound Left-Turn Lane that provides for a U-Turn 

movement on Alder Creek Parkway at the future location of Westwood Drive as shown in 

Figure ES-2 of the Traffic Study. The Left-Turn Lane shall be constructed with a 100-foot-

long (or longer) turn pocket plus 60-foot taper. Widening on the north side of Alder Creek 

Parkway is required to accommodate the U-turn movement. The area to be widened is 

shown conceptually in Figure ES-2 of the Traffic Study, widening shall accommodate 

turning radius for emergency vehicles and delivery trucks serving the Project. 

 

Existing Plus Approved Projects Conditions (2023) Without Project and Existing Plus Approved 

Projects Conditions (2023) With Project were also analyzed in the Traffic Study.  Existing Plus 

Approved Project Conditions (2023) takes into consideration traffic impacts associated with 

approved projects within the Folsom Plan Area which includes an additional 2,576 residential 

dwelling units (Broadstone Estates Subdivision, Carr Trust Subdivision, Enclave at Folsom Ranch 

Subdivision, Folsom Heights Subdivision, Mangini Ranch Phase 1 and 2 Subdivisions, Russell 

Ranch Subdivision, and White Rock Springs Ranch Subdivision).  The proposed project is not 

expected to result in any traffic-related impacts at the study intersections or project driveways if the 
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project is developed prior to development of the aforementioned residential projects.  However, if 

the proposed project is developed after the aforementioned residential projects, mitigation measures 

associated with the residential projects may impact access to the proposed project site.  Existing 

mitigation measures associated with development of the aforementioned residential units include 

signalization and widening of the East Bidwell Street/Alder Creek Parkway intersection, as well as 

widening of East Bidwell Street and construction of a raised median along the Shops at Folsom 

Ranch frontage with East Bidwell Street.  These mitigation measures result in the blocking of key 

left-turn and U-turn movements associated with the proposed project.  To ensure that adequate 

access is provided to the project site, staff recommends implementation of the following measures 

(Condition No 50-2/3): 

 

 If not already constructed, the owner/applicant shall construct a northbound U-turn at the 

East Bidwell Street/Alder Creek Parkway intersection with a 100-foot long (or longer) 

pocket plus 60-foot taper. 

 

 If neighboring projects construct a raised median within East Bidwell Street, the 

owner/applicant shall construct a southbound left-turn through the raised median at the East 

Bidwell Street/Old Ranch Way intersection with a 90-foot long (or longer) pocket plus 60-

foot taper. 

 

With incorporation of the aforementioned measures, each of the study intersections and project 

driveways will operate at LOS D or better under Existing Plus Approved Projects Conditions (2023) 

Without Project and Existing Plus Approved Projects Conditions (2023) With Project, which is 

consistent with the City’s General Plan policy of LOS D.   

 

Under Cumulative Plus Project Conditions (2036), the Study also determined that all study 

intersections and project driveways would operate LOS D, which again is consistent with the City’s 

LOS D policy.  As part of the cumulative analysis, the applicant requested that the Study evaluate 

providing an additional eastbound left-turn pocket on Alder Creek Parkway (across from project 

site) into an undeveloped commercial property (also owned by the project applicant) located on the 

north side of Alder Creek Parkway.  The Study determined that no traffic-related impacts would 

result from development of the left-turn pocket.  To avoid future construction-related disruptions on 

Alder Creek Parkway, staff recommends that the following measure be implemented (Condition 

No. 50-4): 

 

 The owner/applicant shall construct a 150-foot left turn pocket with 60-foot taper on 

eastbound Alder Creek Parkway to facilitate future access into the 50-acre commercial 

property located on the north side of Alder Creek Parkway as shown on the Offsite Roadway 

Configuration Exhibit (Attachment 9).  The left-turn pocket shall be barricaded and striped 

to prevent left or U-turns prior to development of the 50-acre commercial property (Parcel 

85 A), and further analyses of its site access. 

 

Project Access and On-Site Circulation 

As shown on the submitted site plan, access to the project site is provided by four project driveways 

including two driveways on Alder Creek Parkway (Eastern Driveway and Western Driveway), one 

driveway on East Bidwell Street, and one driveway on Old Ranch Way.  The Western Driveway on 

Alder Creek Parkway and the driveway on East Bidwell Street are considered the primary 
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driveways for the project and are expected to handle a majority trips into and out of the shopping 

center.  The Eastern Driveway on Alder Creek Parkway is primarily designed to accommodate 

fueling trucks entering and leaving the gas station and commercial service vehicles within the 

shopping center.  The project driveway on Old Ranch Way is a secondary driveway that is intended 

to provide access to local residents in the project area.  Internal vehicle circulation is provided by a 

series of internal drive aisles, which provide access throughout the project site.  Bicycle and 

pedestrian circulation is accommodated by a combination of Class II and Class III bicycle lanes, 

street-separated sidewalks, street-attached sidewalks, internal pedestrian walkways, and an 

enhanced pedestrian pathway connection to the adjacent Enclave at Folsom Subdivision project 

site.   

 

The Traffic Study evaluated a number of issues associated with the proposed shopping center 

including driveway locations, driveway throat depths, right-turn lanes and tapers, internal 

circulation, and drive-thru queue lengths.  The Study determined that the driveway throat depths are 

sufficient to accommodate vehicles entering and exiting the project site.  The Study also determined 

that the proposed right-turn deceleration lanes and tapers located on northbound East Bidwell Street 

and eastbound Alder Creek Parkway are adequately designed to safely facilitate vehicle movement 

into and out of the project site.  In addition, the study determined that the location of the four 

project driveways is appropriate based on the proposed land uses (retail shops, restaurants, and a 

fuel station with car wash) with the shopping center.  However, in the event that the fuel station is 

not developed within the shopping center, staff recommends that the Eastern Driveway on Alder 

Creek Drive be eliminated in order to reduce the number of driveways on Alder Creek Parkway 

(major arterial roadway) and to reduce the number of driveways in close proximity to the 

intersection of East Bidwell Street and Alder Creek Parkway.  Condition No. 50.5 is included to 

reflect this requirement. 

 

The Traffic Study evaluated the vehicle queues provided for the two proposed fast food restaurants 

(Buildings P3 and P4 as shown on submitted site plan) to ensure that adequate vehicle storage is 

provided in the drive-thru lanes so that vehicles don’t back up into primary internal drive aisles or 

into the public right-of-way.  The Study determined that each of the drive-thru lanes for the 

respective fast food restaurant pads could accommodate approximately ten (10) vehicles before the 

vehicles would begin affecting internal drive aisles within the shopping center.  Staff has 

determined that the proposed vehicle queues are consistent with City policy (stacking or queues for 

10 vehicles) with regard to typical fast food restaurants (McDonald’s, Burger King, Starbucks, etc.).  

However, because some fast food restaurants (In-N-Out Burger, Dutch Bros., etc.) are known to 

experience longer vehicle queuing, staff recommends that an additional vehicle queue analysis may 

be required once the specific tenants have been identified for individual fast food restaurants 

(Building P3 and P4) within the shopping center.  Condition No. 50-6 is included to reflect this 

requirement. 

 

Parking 

The applicant proposes to provide a total of 230 parking spaces within the shopping center 

including 215 striped parking spaces and 15 unstriped parking spaces in the fuel station area where 

the gas pumps are located.  Thirteen (13) of the aforementioned parking spaces are specifically 

designated as electric vehicle parking spaces and will have electric vehicle charging stations 

installed.  The Folsom Plan Area Specific Plan has established specific parking standards for 

projects located on sites with the GC (General Commercial) land use designation (FPASP, Table 

A.14, Vehicle Parking Requirements).  The following table compares the parking provided by the 
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proposed project in relation to the parking requirements established for the GC land use 

designation: 

 

Folsom Plan Area Specific Plan 

General Commercial (SP-GC) Vehicle Parking Requirements 

Building 

Name 

Building 

Area 

Restaurant 

Seats 

Land 

Use 

Parking 

Ratio 

Parking 

Required 

S1 2,500 S.F. 63 Restaurant 1 Space/3 Seats 21 

S1 2,500 S.F. NA Retail 3 Space/1,000 S.F. 8 

S2 2,500 S.F. 63 Restaurant 1 Space/3 Seats 21 

S2 2,500 S.F. NA Retail 3 Space/1,000 S.F. 8 

P1 3,000 S.F. NA Gas Station 5 Space/1,000 S.F. 15 

P2 9,000 S.F. 215 Restaurant 1 Space/3 Seats 72 

P3 1,900 S.F. 60 Restaurant/Drive-Thru 1 Space/3 Seats 20 

P4 4,000 S.F. 127 Restaurant/Drive-Thru 1 Space/3 Seats 42 

Total Parking Required 207 

Total Parking Provided (215 striped spaces/15 un-striped spaces at fuel station) 230 

 

As shown on the table above, the proposed project meets the parking requirements established by 

Folsom Plan Area Specific Plan by providing 230 parking spaces whereas 207 parking spaces are 

required.  The proposed project is considered an integrated shopping center where each of the 

parcels will share common use of all the project driveways and parking spaces.  A condition of 

approval (Condition No. 43) has been placed on the project requiring that easements for reciprocal 

access and parking be recorded on the Parcel Map.  The proposed project, which includes 23 

bicycle parking spaces that are evenly distributed throughout the project, meets the bicycle parking 

requirements of the Folsom Plan Area Specific Plan by providing 23 bicycle parking spaces 

whereas 21 spaces are required. 

 

Noise 

A supplemental Environmental Noise Assessment (Assessment) was prepared by Bollard 

Acoustical Consultants on May 22, 2018 in order to verify that there would be no new noise-related 

impacts associated with the proposed project that were not contemplated and addressed by the 2011 

FPASP EIR/EIS and the 2015 Westland-Eagle Specific Plan Amendment Addendum.  The purpose 

of the supplemental Assessment was to quantify noise levels generated by the proposed project and 

potential impacts of those noise sources on future residential development in the project area.  

Potential project-related noise sources that were evaluated included drive-thru speakers associated 

with two fast-food restaurants (Buildings P3 and P4 as shown on the submitted site plan), car wash 

equipment associated with the fuel station (Building P1), and mechanical equipment associated with 

every commercial building in the development.  The Assessment concluded that the aforementioned 

noise sources associated with the proposed project would not exceed the applicable City of Folsom 

noise standards.  However, to further ensure that the proposed project will not impact future nearby 

residential uses, staff recommends that the following project design measures be implemented as 

suggested by the Environmental Noise Assessment (Condition No. 53): 
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 The owner/applicant shall construct a solid 6-foot-tall masonry wall (noise barrier) along 

the eastern project boundary as shown in Figure 1 of the Environmental Noise 

Assessment (Attachment 18).   

 

 The vacuum stalls associated the fuel station and car wash shall be located on the west 

side of Building P3 as shown on Figure 1 of the Environmental Noise Assessment 

(Attachment 18).   

 

 The car wash entrance shall be equipped with an automatic entrance door that will 

remain closed during every wash cycle.   

 

 All rooftop mechanical equipment shall be screened from view by intervening rooftop 

parapets. 

 

In addition to the noise measures recommended above, the proposed project is subject to the noise 

mitigation measures identified within the 2011 FPASP EIR/EIS and the 2015 Westland-Eagle  

Specific Plan Amendment Addendum.   

 

Construction of the proposed project would temporarily increase noise levels in the project vicinity 

during the construction period, which would take approximately 12-15 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. 54 is included to reflect these requirements. 

 

Walls and Fencing 

The proposed project includes construction of a two-foot-tall stone-faced retaining wall in the 

southwest corner of the project site adjacent to the drive-thru lane associated with Building P4.  The 

proposed project also includes construction of a decorative, six-foot-tall masonry wall along the 

eastern boundary of the project site.  In addition, decorative, three-foot-tall ranch-style fencing is 

proposed at the northwest corner of the project site.  The City typically requires that that masonry or 

sound walls have a high quality design that features integrally colored split-face concrete masonry 

units with a distinctive wall cap, treatments, and pilasters.  Staff recommends that the final location, 

design, height, materials, and colors of the retaining wall, sound wall, and decorative fencing be 

subject to review and approval by the Community Development Department to ensure consistency 

with the overall design of the proposed shopping center.  Condition No. 38 is included to reflect this 

requirement. 

 

Site Lighting 

The applicant is proposing to use a combination of freestanding parking lot lights, landscape and 

walkway lighting, courtyard festoon lighting, and building-attached lights to illuminate the project 
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site for safety and aesthetic purposes.  The freestanding parking lot light poles will be evenly 

distributed throughout the parking lot areas.  The landscape and walkway lighting, which primarily 

consist of bollard-style lights, we be situated within the landscaped areas and along pedestrian 

walkways.  The festoon lighting, which are decorative strings of lights that will be strung up in the 

outdoor courtyard areas, provide ambiance lighting on a seasonal basis.  The building attached 

lighting will consist of decorative lighting fixtures intended to illuminate pedestrian walkways 

adjacent to buildings within the shopping center.  To minimize potential lighting-related impacts, 

staff recommends that all freestanding parking lot lights, landscape and walkway lights, festoon 

light strings, and building attached lights be screened, shielded, and directed downward to minimize 

glare towards the surrounding properties.  In addition, staff recommends that the final design of all 

exterior lighting be subject to review and approval by the Community Development Department.  

Condition No. 27 is included to reflect these requirements. 

 

Existing and Proposed Landscaping 

As noted within the project description, the project site has recently been disturbed to a minor extent 

by construction of Folsom Plan Area backbone infrastructure improvements along Alder Creek 

Parkway and East Bidwell Street.  Existing vegetation on the project site consists of non-native and 

naturalized grasslands.  There are no trees or other types of vegetation present on the project site. 

 

The proposed project includes a 20-foot-wide landscape easement along the frontage of East 

Bidwell Street, an 18-foot-wide landscape easement along the frontage of Alder Creek Parkway, 

and a 14-foot-wide landscape easement along the frontage of Old Ranch Way.  Pedestrian sidewalks 

will be located within the aforementioned landscape easement or buffer areas in addition to 

landscape materials.  Proposed landscaping includes a variety of trees, shrubs, and groundcover.  

The proposed shade and accent trees include Big Leaf Maple, California Bay, California Sycamore, 

Olive, and Valley Oak.  Proposed shrubs and groundcover will feature drought-tolerant plant 

materials consisting of Boston Ivy, Blue Wildrye, Buckbrush, California Poppy, Chaparral Currant, 

Common Manzanita, Coyote Brush, Deergrass, Needlegrass, Western Redbud, and Wild Rose.  The 

preliminary landscape plan meets the General Commercial Development Standards (FPASP) 

requirement by landscaping 22% of the entire project site whereas 20% of the project site is 

required to be landscaped.  In addition, preliminary landscape plan meets the City shade 

requirement (40%) by providing 46% shade in the parking lot area within fifteen (15) years.  

 

In April, 2015, the City approved the Folsom Plan Area Specific Plan Community Design 

Guidelines.  The Design Guidelines are intended to provide guidance to developers with respect to 

the level of design quality expected for the “Public Realm” improvements in the Folsom Plan Area.  

In relation to the proposed project, the Design Guidelines identified the intersection of East Bidwell 

Street and Alder Creek Parkway as one of the gateways or symbolic entry points into the Plan Area.  

The Design Guidelines recommend that these gateways include significant design features including 

but not limited to monuments, water features, lighting, and ornamental plantings.  To address the 

recommendations, the applicant has designed the project to include a number of significant 

hardscape and landscape design features at the northwest corner of the project site including two 

large decorative monuments, ranch-style fencing, and a large grove of olive trees.  The 

aforementioned design features, which are intended to recognize the history and agrarian roots of 

the project area, represent a symbolic entry point into the Plan Area as recommended by the Design 

Guidelines. 
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Signage 

The applicant has submitted a Uniform Sign Criteria (Attachment 17) for the Shops at Folsom 

project with the intent of ensuring the uniformity and consistency of signage for the entire center.  

The Sign Criteria has also been designed to preserve and enhance the overall appearance of the 

shopping center, prohibit excessive and confusing sign displays, and safeguard and enhance 

property values.  The Sign Criteria provides for a combination of freestanding monument signs, 

building-attached wall signs, canopy signs, and blade signs to provide identification for the 

shopping center.  The proposed freestanding signs include two project identification monument 

signs and one multi-tenant identification monument sign.  The proposed project identification 

monument signs, which are highlighted by a corten metal sign supported by a stone veneer base, are 

located at the northwest and southwest corners of the project site.  The multi-tenant monument sign, 

which features a corten metal background with aluminum finish panels supported by a stone veneer 

base, is located at the project driveway on East Bidwell Street.   

 

Identification for individual tenants includes a combination of building-attached wall signs, canopy 

signs, and blade signs. Tenants will be permitted one wall sign or one canopy sign per store 

frontage, with end-cap tenants being allowed an additional sign for a maximum total of three 

wall/canopy signs.  For the purpose of secondary identification, tenants facing pedestrian walkways 

are allowed a two-sided blade sign.  In terms of design, the Sign Criteria requires that signs utilize 

internally illuminated channel letters and shapes, illumination may be through the face or “halo lit” 

where light spills out the back of the sign onto a wall surface.  Creative signage is encouraged by 

the Sign Criteria and allows hand painted wall signage/graphics as well as face-lit metal cut out 

letters.  With regard to sign area, the Sign Criteria allows for 1.5 square feet of sign area per lineal 

foot of the primary tenant leased frontage length, with the sign length not exceeding 75% of the 

tenant leased wall length.   

 

The Folsom Municipal Code (FMC, Chapter 17.59 SIGNS) regulates commercial signage including 

freestanding monument signs and building-attached wall signs.  In reviewing the submitted Sign 

Criteria, staff has determined that the proposed building-attached wall signs, canopy signs, and 

blade signs are consistent with the requirements of the Folsom Municipal Code in terms of the 

permitted sign locations and maximum sign area allowed. 

 

The Folsom Municipal Code states that integrated developments with multiple businesses are 

permitted one freestanding monument sign with a maximum sign area 60 square feet and a 15-foot 

height limit to identify the name of the center and the tenants within the development.  As described 

previously, the Sign Criteria for the shopping center provides for a total of three monument signs 

including two project identification signs (6 feet tall/32 S.F. sign area and 3 feet tall/6 S.F. of sign 

area) and one multi-tenant monument sign (15 feet tall/60 S.F. of sign area), thus exceeding the 

number of allowed monument signs.  As part of the Planned Development Permit that has been 

submitted with the subject application, the applicant is requesting approval for three monument 

signs to provide identification for the shopping center.  The applicant has indicated that the 

additional monument signs are necessary to provide adequate identification for the shopping center 

given that the center has driveway entrances on three different streets.  In addition, the applicant 

notes that the two additional monument signs are more decorative in nature and important to the 

overall appearance of the center and do not advertise individual businesses, just the shopping center 

name. 
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In reviewing the request for the additional monument signs, staff considered past City policy with 

regard to shopping center monument identification and the specific design of the proposed shopping 

center.  The City of Folsom contains numerous integrated shopping centers whose site design 

features multiple access points from public roadways including but not limited to Palladio at 

Broadstone, Broadstone Marketplace, Broadstone Power Center, Folsom Square, and Folsom 

Central Plaza.  With each of the aforementioned shopping centers, the Planning Commission 

approved a Uniform Sign Criteria through the Planned Development Permit process that allowed 

those developments to have multiple monument signs to ensure adequate identification.  The 

proposed project is similar to the aforementioned shopping centers in that it is located on a site that 

will have driveway access from three different street frontages (Alder Creek Parkway, East Bidwell 

Street, and Folsom Ranch Way).  Based on the site design of the proposed project, staff has 

determined that three monument signs are necessary to provide adequate identification for the 

shopping center.  In addition, staff has determined that the provision of three monument signs is 

consist with City policy and prior Planning Commission action.     

 

Trash/Recycling Enclosure 

The proposed project includes six trash and recycling enclosures that are evenly distributed 

throughout the shopping center.  In addition to trash and recycling, the enclosures have been 

designed with separate food waste collection area to meet the needs of restaurants within the 

shopping center.  The proposed six-foot-tall trash/recycling enclosures, which measure 25 feet in 

width by 10 feet in depth, include a design that features CMU split-face blocks, a CMU wall-cap, 

and a metal gate.  The applicant is proposing to paint the trash-recycling enclosure an earth-tone 

color to match the colors utilized on the proposed commercial buildings.  Staff recommends that the 

final location, orientation, design, materials, and colors of the trash/recycling enclosures is subject 

to review and approval by the Community Development Department.  Condition No. 37 is included 

to reflect this requirement. 

 

Grading 

As shown on the submitted grading and drainage plan (Attachment 4), the Shops at Folsom Ranch 

project site is undulating with gently rolling mounds.  The maximum elevation is approximately 438 

feet in the central portion of the project site, sloping downward to approximately 416 feet in the 

northeast corner of the site.  The project site is currently elevated approximately 10-15 feet above 

the grade of the adjacent roadways (Alder Creek Parkway and East Bidwell Street). 

  

The applicant is proposing to mass grade the Shops at Folsom Ranch project site in order to 

accommodate development of the project site.  Mass grading of the project site and associated 

roadway improvements will involve the stockpiling of approximately 78,500 cubic yards of material 

on the adjacent undeveloped Enclave at Folsom Ranch Subdivision site to the east and the 

undeveloped commercial site to the north of Alder Creek Parkway (Attachment 11).  An additional 

7,500 cubic yards of export material will be utilized to complete the required off-site roadway 

widening of East Bidwell Street and Alder Creek Parkway.  The aforementioned mass grading 

activity will require transportation of large amounts of material onto and across Alder Creek 

Parkway to the aforementioned spoils site.  Staff recommends that the owner/applicant submit a 

traffic control plan to address the method by which the spoils will be transported and to ensure that 

the impact to the adjacent public roadways (Alder Creek Parkway and East Bidwell Street) is 

limited to the greatest extent possible.  The traffic control plan will be subject to review and 

approval by the Community Development Department.  Condition No. 17 is included to reflect this 

requirement.     
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As described above, development of the project site is anticipated to require significant movement 

of soils and the compaction of said materials.  The applicant will be required to provide a complete 

geotechnical report before the design of streets and building foundations are finalized.  Condition 

No. 58-43 is included to reflect this requirement.  The proposed project includes construction of a 

two-foot-tall stone-faced retaining wall in the southwest corner of the project site adjacent to 

Building P4.  Staff recommends that the final location, design, materials, and colors of all retaining 

walls beis subject to review and approval by the Community Development Department.  Condition 

No. 38 is included to reflect this requirement.   

 

Drainage 

As shown on the submitted grading and drainage plan (Attachment 4) and the off-site utility exhibit 

(Attachment 10), the Shops at Folsom Ranch project includes a number of on-site and off-site 

improvements to accommodate stormwater flows generated by the project.  In terms of on-site 

stormwater improvements, the proposed project includes installation of stormdrain pipes and 

appurtenances that will direct flows to Old Ranch Way to the south of the project site.  In relation to 

off-site stormwater improvements, the proposed project will be installing a storm drain main and 

appurtenances in the following locations: Alder Creek Parkway from East Bidwell Street to the 

eastern project boundary, East Bidwell Street from Old Ranch Way to tie in at proposed 

Hydromodification Basin No. 19 to the south of the project site, and Old Ranch Way from East 

Bidwell Street to the eastern project boundary.   

 

As described previously, the proposed project includes construction of a permanent 

hydromodification basin (Basin No. 19) on the east side of East Bidwell Street, approximately 1,500 

feet to the south of the project site.  Proposed Hydromodification Basin No. 19 will tie in to existing 

Drainage Basin No. 6, which is located approximately 200 feet to the south.  Permanent 

hyrdomodification basins are approved as part of the FPA Storm Drainage Master Plan.  Staff 

recommends the storm drain improvement plans provide for “Best Management Practices” that 

meet the requirements of the water quality standards of the City’s National Pollutant Discharge 

Elimination System Permit issued by the State Regional Water Quality Control Board.  Condition 

35 is included to reflect this requirement.   

 

Utilities 

As provided for in the Development Agreement between the City and the Landowners south of U.S. 

Highway 50, each individual project within the Plan Area is required to build the portion of the off-

site utility infrastructure system (sewer, water, stormwater, dry utilities, etc.) necessary to support 

the proposed project.  The Shops at Folsom Ranch project will be served by existing sewer 

infrastructure located within the Alder Creek Parkway and East Bidwell Street right-of-way.  The 

applicant is proposing to construct a sewer main and appurtenances within the Old Ranch Way from 

East Bidwell Street to the eastern project boundary. 

 

The proposed Shops at Folsom Ranch project is located within the Zone 3 water pressure zone in 

the Folsom Plan Area.  The proposed project includes construction of improvements to 

accommodate potable water and recycled water.  The following are proposed potable water 

improvements to be constructed with development of the project: installation of a pressure reducing 

station at Alder Creek Parkway and Westwood Drive (Zone 4 to Zone 3), installation of a Zone 4 

distribution main and appurtenances within Alder Creek Parkway from Placerville Road to 

Westwood Drive, installation of a Zone 3 distribution main and appurtenances within Alder Creek 

Parkway from Westwood Drive to East Bidwell Street, installation of a Zone 3 distribution main 
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and appurtenances from Old Ranch Way to Mangini Parkway, and installation of a Zone 3 

distribution main and appurtenances from East Bidwell Street to the eastern project boundary.  To 

accommodate recycled water, a Zone 3 distribution main and appurtenances are proposed to be 

constructed from East Bidwell Street to the eastern project boundary.     

 

As shown on the submitted utility plan (Attachment 5) and the off-site utility exhibit (Attachment 

10), the proposed project includes construction of on-site and off-site dry utility ties to 

accommodate electric, gas, telephone, and cable infrastructure.  With respect to off-site utility 

improvements, a dry joint-utility trench will be constructed from Placerville Road to East Bidwell 

Street in order to serve the proposed project. 

 

The Pacific Gas & Electric Company (PG&E) will provide the entire Plan Area including the Shops 

at Folsom Ranch project with natural gas service.  Peak natural gas demand at build-out of the Plan 

Area is estimated at approximately 818 thousand cubic feet per hour.  PG&E currently has excess 

capacity in its system to serve a portion of the Plan Area.  PG&E will be constructing additional 

infrastructure (transmission pipelines, gas regulator stations, etc.) within the Plan Area to 

accommodate the full gas demand.  The Sacramento Metropolitan Utility District (SMUD) will 

supply electric service to the entire Plan Area including the Shops at Folsom Ranch project.  Peak 

electric demand at build-out of the Plan Area is estimated at approximately 87 megavolt amperes.  

Three electrical substations will be constructed to provide electric service to the Plan Area.  The 

first SMUD electrical substation has been constructed on Placerville Road, within the eastern 

portion of the project site.  

 

Off-Site Improvements 

As discussed within various sections of this report, the proposed project features a number of off-

site improvements (as shown on Attachments 9, 10, and 11) including roadway improvements to 

Alder Creek Parkway, East Bidwell Street, and Old Ranch Way, storm drain improvements within 

Alder Creek Parkway, East Bidwell Street, and Alder Creek Parkway, storm drain improvements 

involving construction of an off-site hydromodification basin to the south of the project site, utility 

improvements within Alder Creek Parkway, East Bidwell Street, and Old Ranch Way, and grading 

activities that impact adjacent and nearby properties.  For any off-site improvements constructed on 

private property that are not under the ownership or control of the project applicant, staff 

recommends that the owner/applicant shall obtain all rights-of-entry, and if necessary, a permanent 

easement shall be obtained and provided to the City.  Condition No. 15 is included to reflect these 

requirements.     

 

Architecture and Design 

The Shops at Folsom Ranch features a contemporary California Ranch Style architectural theme 

that is designed to recognize the history of Folsom, while also complimenting the agrarian roots and 

rolling hills landscape of the project site.  As shown on the submitted building elevations 

(Attachment 12) and building perspectives (Attachment 14), the design of the buildings features 

many unique architectural elements including varied roof forms, staggered roof heights and pitches, 

asymmetrical shapes, and trellis structures.  The proposed project utilizes a variety of natural 

building materials, which accentuate the Ranch Style design theme of the buildings.  As shown on 

the color and materials board (Attachment 15), the proposed color palette for the buildings is a 

lighter muted range of earth tone colors including light tans, warm wood tones, cool grays, and 

rustic bronze-colored metals.  With regard to site design, the proposed project features a number of 

gathering places (courtyards and outdoor seating areas) intended to compliment the buildings 
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through the use of high quality materials (limestone ledge walls, gabion rock walls, corten steel 

design elements, and ranch wood decking) and site furnishings (wood benches, wood planter boxes, 

decorative tree grates, bollard lights, and festoon lighting).   

 

Commercial design guidelines were intentionally not established for the Folsom Plan Area in order 

to provide projects with the opportunity to create innovating and creating design concepts.  In 

addition, design guidelines are not necessary as the applicant has provided specific design details 

for all of the buildings within the shopping center.  As described above, the applicant has chosen a 

modern California Ranch Style architectural theme in order to complemental the natural setting of 

project site.  In reviewing the project design, staff considered design parameters that have been 

established previously for other high quality commercial developments within the City including 

the Parkway Shopping Center, Broadstone Marketplace Shopping Center, Prairie City Crossing 

Shopping Center, each of which have similarities to the proposed project.  The aforementioned 

design guidelines include a variety of recommendations for commercial developments including: 

 

 The architectural design of buildings should consider the site, relationship to other 

structures, and climatic orientation. 

 

 Strong variations of traditional architecture, massing, and form which create texture and 

shadow should be a major consideration. 

 

 Openings in buildings should be accentuated architecturally through indentation, framing, 

and roof variations. 

 

 Buildings with long uninterrupted exterior walls should be avoided.  Walls should have 

varied forms to create shadows which soften the architecture. 

 

 Natural materials such as stone, masonry, wood, and patterned concrete should be used as 

building materials.  Other building materials such as tile, glass, and metal should be utilized 

in concert with the natural building materials to reflect the area’s modernity, diversity, and 

traditions.   

 

 Finish colors of general wall areas should be of natural earth tones or variations of these 

tones.  Limited accent colors of compatible schemes may be used for trim, window areas, 

and doors. 

 

In reviewing the architecture and design of the proposed shopping center, staff has determined that 

the project features a modern and sophisticated design concept that includes a significant number of 

quality design elements that results in an attractive overall appearance.  Staff has also determined 

that the proposed materials and colors clearly compliment the California Ranch Style design theme 

of the shopping center.  In addition, the proposed design theme of the shopping center compliments 

the natural setting of the project area.  As a result, staff forwards the following design 

recommendations for the Shops at Folsom project to the Commission for consideration: 
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1. This approval is for the Shops at Folsom Ranch Shopping Center, which includes 

development of six, single-story commercial buildings totaling 27,900 feet.  The applicant 

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

elevations and building perspectives dated August 31, 2018 and October 5, 2018. 

 

2. The design, materials, and colors of the proposed Shops at Folsom Ranch Shopping Center 

shall be consistent with the submitted building elevations, building perspectives, materials 

samples, and color scheme to the satisfaction of the Community Development Department. 

 

3. Brick pavers, stamped asphalt or another type of colored masonry material (ADA compliant) 

shall be used to designate pedestrian walkways and crosswalks on the project site, in 

addition to where pedestrian paths cross drive aisles, and shall be incorporated as a design 

feature at the primary driveway entrances at Alder Creek Parkway (westerly driveway) and 

East Bidwell Street. 

 

4. All mechanical equipment shall be concealed from view of public streets, neighboring  

properties and nearby higher buildings where practicable to the satisfaction of the 

Community Development Department.   

 

5. The final design of the building-attached light fixtures shall be subject to review and 

approval by the Community Development Department to ensure architectural consistency 

with the overall building design. 

 

These recommendations are included in the conditions of approval presented for consideration by 

the Planning Commission (Condition No. 52). 

 

ENVIRONMENTAL REVIEW 

The application of CEQA to the approval of a project that is consistent with a previously approved 

zoning decision, community plan, or general plan, for which an environmental impact report was 

certified, shall be limited to effects upon the environment which are peculiar to the parcel or to the 

project and which were not addressed as significant effects in the prior environmental impact report.  

(Public Resources Code § 21083.3.)  This streamlines the review of such projects and reduces the 

need to prepare repetitive environmental studies (CEQA Guidelines § 15183(a).)   

 

The City, as lead agency, has determined that the Shops at Folsom Ranch project is entirely 

consistent with the Folsom Plan Area Specific Plan (FPASP) and Westland Eagle Specific Plan 

Amendment.  As a project that is consistent with existing plans and zoning and which would not 

result in any new or more severe environmental effects that are peculiar to the project or the parcels 

or which were not previously analyzed as significant effects in the FPASP EIR/EIS and/or the 

Addendum for the Westland Eagle Specific Plan Amendment, the Shops at Folsom Ranch project 

qualifies for the streamlining provisions in Public Resources Code section 21083.3 and CEQA 

Guidelines section 15183. The City provides the attached CEQA Streamlining Analysis and 

Checklist exploring considerations raised by CEQA Guidelines section15183 because the checklist, 

together with the information in this staff report, provides a clear disclosure of the City’s evidence 

and reasoning for determining the project’s consistency with the FPASP and eligibility for the 

claimed CEQA streamlining.  
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Site specific studies were prepared for this project to analyze noise (Noise Assessment referenced 

above) and traffic (Attachment 18, Exhibit C).  Along with the attached Checklist, these studies 

document the bases for the conclusion that the proposed project will not have any new significant or 

substantially more severe environmental impacts which were not addressed as significant effects in 

the FPASP EIR/EIS and/or the Addendum for the Westland Eagle Specific Plan Amendment and 

the conclusion that it will not result in any significant impacts that are peculiar to the parcel or to the 

project and which were not addressed as significant impacts in the FPASP EIR/EIS and/or the 

Westland Eagle Addendum.  

 

All of the recommended feasible mitigation measures previously adopted for the FPASP Final 

EIR/EIS, the Westland Eagle Addendum to the FPASP EIR/EIS, the U.S. Highway 50 Backbone 

Infrastructure Mitigated Negative Declaration, and the Revised Off-Site Water Facility Alternative 

Mitigation Monitoring and Reporting Program for the FPASP have been included as conditions of 

approval for this project.  The City is not required to formally adopt any analysis under CEQA to 

make these determinations under Guidelines section 15183, except for a finding regarding the 

implementation of previously adopted mitigation measures. 

 

RECOMMENDATION/PLANNING COMMISSION ACTION 

MOVE TO APPROVE A VESTING TENTATIVE PARCEL MAP CREATING FIVE (5) 

INDIVIDUAL PARCELS AS ILLUSTRATED IN ATTACHMENT 2 FOR THE SHOPS AT 

FOLSOM RANCH PROJECT; 

 

AND 

 

MOVE TO APPROVE A PLANNED DEVELOPMENT PERMIT FOR THE DEVELOPMENT 

OF A 27,900-SQUARE-FOOT SHOPPING CENTER LOCATED AT THE SOUTHEAST 

CORNER OF THE INTERSECTION OF ALDER CREEK PARKWAY AND EAST BIDWELL 

STREET FOR THE SHOPS AT FOLSOM RANCH PROJECT AS ILLUSTRATED ON 

ATTACHMENTS 2 THROUGH 18 WITH THE FOLLOWING FINDINGS AND CONDITIONS 

(NOS. 1-58): 

 

GENERAL FINDINGS 

 

A. NOTICE OF HEARING HAS BEEN GIVEN AT THE TIME AND IN THE MANNER  

REQUIRED BY STATE LAW AND CITY CODE. 

 

B. THE PROJECT IS CONSISTENT WITH THE GENERAL PLAN AND THE FOLSOM  

PLAN AREA SPECIFIC PLAN AS AMENDED BY THE WESTLAND-EAGLE  

GENERAL AND SPECIFIC PLAN AMENDMENT. 

 

CEQA FINDINGS 

 

C. A FINAL ENVIRONMENTAL IMPACT REPORT AND ENVIRONMENTAL IMPACT  

STATEMENT WAS PREVIOUSLY CERTIFIED FOR THE FOLSOM PLAN AREA 

SPECIFIC PLAN IN ACCORDANCE WITH CEQA AND NEPA. 
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D. AN ADDENDUM TO THE FOLSOM PLAN AREA SPECIFIC PLAN FINAL  

ENVIRONMENTAL IMPACT REPORT AND ENVIRONMENTAL IMPACT 

STATEMENT WAS CERTIFIED IN 2015 FOR THE WESTLAND-EAGLE SPECIFIC 

PLAN AMENDMENT PROJECT IN ACCORDANCE WITH CEQA. 

 

E. THE PROPOSED PROJECT IS CONSISTENT WITH THE DEVELOPMENT DENSITY 

ESTABLISHED BY THE FOLSOM PLAN AREA SPECIFIC PLAN AS AMENDED BY 

THE WESTLAND EAGLE SPECIFIC PLAN AMENDMENT, FOR WHICH A FINAL 

EIR/EIS WAS CERTIFIED. 

 

F. ANY FEASIBLE MITIGATION MEASURES SPECIFIED IN THE FOLSOM PLAN 

AREA SPECIFIC PLAN FINAL EIR/EIS AND WESTLAND EAGLE ADDENDUM  

RELEVANT TO A SIGNIFICANT EFFECT THE PROPOSED PROJECT WILL HAVE 

ON THE ENVIRONMENT WILL BE UNDERTAKEN FOR THE PROPOSED PROJECT, 

CONSISTENT WITH PUBLIC RESOURCES CODE SECTION 21083.3(c) AND CEQA 

GUIDELINES SECTION 15183(e). 

  

G. NO PROJECT-SPECIFIC SIGNIFICANT EFFECTS WHICH ARE PECULIAR TO THE 

PROJECT OR ITS SITE EXIST. 

 

TENTATIVE PARCEL MAP FINDINGS 

 

H. THE PROPOSED VESTING TENTATIVE PARCEL MAP TOGETHER WITH THE 

PROVISIONS FOR THE PROJECT’S DESIGN AND IMPROVEMENTS, ARE 

CONSISTENT WITH THE CITY'S SUBDIVISION ORDINANCE AND THE 

SUBDIVISION MAP ACT IN THAT THE PROJECT IS SUBJECT TO CONDITIONS OF 

APPROVAL THAT WILL ENSURE THAT THE PROJECT IS DEVELOPED IN 

COMPLIANCE WITH CITY STANDARDS. 

 

I. AS CONDITIONED, THE DESIGN OF THE VESTING TENTATIVE PARCEL MAP  

AND THE PROPOSED IMPROVEMENTS ARE NOT LIKELY TO CAUSE 

SUBSTANTIAL ENVIRONMENTAL DAMAGE OR SUBSTANTIALLY AND 

AVOIDABLY INJURE FISH OR WILDLIFE  OR THEIR HABITAT. 

J. THE DESIGN OF THE VESTING TENTATIVE PARCEL MAP AND THE TYPE OF 

PROPOSED IMPROVEMENTS ARE NOT LIKELY TO CAUSE SERIOUS PUBLIC 

HEALTH OR SAFETY PROBLEMS. 

 

K. THE DESIGN OF THE VESTING TENTATIVE PARCEL MAP AND THE TYPE OF 

IMPROVEMENTS WILL NOT CONFLICT WITH EASEMENTS FOR ACCESS 

THROUGH OR USE OF PROPERTY WITHIN THE PROPOSED PROJECT. 

 

L. THE PROPOSED PROJECT, TOGETHER WITH THE PROVISIONS FOR ITS DESIGN 

AND IMPROVEMENTS, IS CONSISTENT WITH THE GENERAL PLAN, THE 

FOLSOM PLAN AREA SPECIFIC PLAN, AND ALL APPLICABLE PROVISIONS OF 

THE FOLSOM MUNICIPAL CODE. 
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M. THE SITE IS PHYSICALLY SUITABLE FOR THE TYPE OF DEVELOPMENT 

PROPOSED. 

 

N. THE SITE IS PHYSICALLY SUITABLE FOR THE PROPOSED DENSITY OF THE 

DEVELOPMENT. 

 

O. SUBJECT TO SECTION 66474.4 OF THE SUBDIVISION MAP ACT, THE LAND IS 

NOT SUBJECT TO A CONTRACT ENTERED INTO PURSUANT TO THE 

CALIFORNIA LAND CONSERVATION ACT OF 1965 (COMMENCING WITH 

SECTION 51200 OF THE GOVERNMENT CODE).  

 

PLANNED DEVELOPMENT PERMIT FINDINGS 

 

P. THE PROPOSED PROJECT COMPLIES WITH THE INTENT AND PURPOSES OF  

CHAPTER 17.38 (PLANNED DEVELOPMENT DISTRICT) OF THE FOLSOM  

MUNICIPAL CODE, OTHER APPLICABLE ORDINANCES OF THE CITY, AND THE  

GENERAL PLAN. 

 

Q. THE PROPOSED PROJECT IS CONSISTENT WITH THE OBJECTIVES, POLICIES,  

 AND REQUIREMENTS OF THE DEVELOPMENT STANDARDS OF THE CITY.   

 

R. THE PHYSICAL, FUNCTIONAL AND VISUAL COMPATIBILITY BETWEEN THE  

PROPOSED PROJECT AND NEIGHBORING USES AND NEIGHBORHOOD 

CHARACTERISTICS IS ACCEPTABLE.  

 

S. THERE ARE AVAILABLE NECESSARY PUBLIC FACILITIES, INCLUDING BUT  

NOT LIMITED TO, WATER, SEWER AND DRAINAGE TO ALLOW FOR THE 

DEVELOPMENT OF THE PROJECT SITE IN A MANNER CONSISTENT WITH THIS 

PROPOSAL. 

 

T. 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.  

 

U. 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.  

 

V. ADEQUATE PROVISION IS MADE FOR THE FURNISHING OF SANITATION  

SERVICES AND EMERGENCY PUBLIC SAFETY SERVICES TO THE  

DEVELOPMENT. 

 

W. AS CONDITIONED, THE PROPOSED PROJECT WILL NOT CAUSE ADVERSE  

ENVIRONMENTAL IMPACTS WHICH HAVE NOT BEEN MITIGATED TO AN  

ACCEPTABLE LEVEL. 
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Submitted, 

 

 
____________________________________ 

PAM JOHNS 

Community Development Director 

 

 

 

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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