CITY OF

FOLSOM

DISTINCTIVE BY NATURE

PLANNING COMMISSION AGENDA
October 4, 2017
CITY COUNCIL CHAMBERS
6:30 p.m.
50 Natoma Street
Folsom, California 95630

CALL TO ORDER PLANNING COMMISSION: Vice Chair John Arnaz, Jennifer Lane, Kevin Mallory, Justin
Raithel, Aaron Ralls, Thomas Scott, Chair Ross Jackson

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

PLEDGE OF ALLEGIANCE

CITIZEN COMMUNICATION: The Planning Commission welcomes and encourages participation in City Planning
Commission meetings, and will allow up to five minutes for expression on a non-agenda item. Matters under the
jurisdiction of the Commission, and not on the posted agenda, may be addressed by the general public; however,
California law prohibits the Commission from taking action on any matter which is not on the posted agenda
unless it is determined to be an emergency by the Commission.

MINUTES

The minutes of September 6, 2017 will be presented for approval.

NEW BUSINESS

1. PN 17-261, Broadstone Park Professional Center, 1837 Iron Point Road — Tentative Parcel Map and
Determination that the Project is Exempt from CEQA

A Public Hearing to consider a request from Carlsen Investments for approval of a Tentative Parcel Map
to subdivide a .89-acre parcel (includes two existing building) located at 1837 Iron Point Road within the
Broadstone Park Professional Center into two parcels. The project is zoned M-L (Limited Manufacturing
District) and the General Plan land-use designation for the site is IND (Industrial/Office Park). The project
is categorically exempt from the California Environmental Quality Act (CEQA) under Minor Land Divisions
(15315). (Project Planner: Principal Planner, Steve Banks / Applicant: Carlsen Investments)



2. PN 17-252, Iron Point Retirement Community — Planned Development Permit and Conditional Use
Permit Extension

A Public Hearing to consider a request from RSC Engineering for approval of a Planned Development
Permit and Conditional Use Permit Extension for development of a 126-unit senior retirement community
on a 4.68-acre site located on the south side of Iron Point Road between Broadstone Parkway and
Rowberry Drive. The zoning classification for the site is BP PD and the General Plan land-use
designation is CC. A Mitigated Negative Declaration and Mitigation Monitoring Program were previously
approved for the Iron Point Retirement Community project (PN 15-139) on January 12, 2016 in
accordance with the California Environmental Quality Act (CEQA). (Project Planner: Principal Planner,
Steve Banks / Applicant: RSC Engineering)

3. PN 17-303, Parkway Village H1 and H2 Subdivision — Tentative Subdivision Map Amendment

A Public Hearing to consider a request from the Parker Development Company for approval of a
Tentative Subdivision Map Amendment for revisions to a previously approved Tentative Subdivision Map
associated with a 16-unit single-family residential subdivision located on the north side of Silberhorn
Drive, slightly east of the intersection of Silberhorn Drive and Trowbridge Lane. The primary purpose of
the Amendment is to modify conditions of approval for the project relative to construction of a traffic signal
at the intersection of Golf Links Drive and Silberhorn Drive and dedication of a proposed sewer lift station
to the City. The zoning classification for the site is SP 93-3, while the General Plan land-use designation
is SFHD. A Mitigated Negative Declaration and Mitigation Monitoring Program were previously approved
for the Parkway Village H1 and H2 Subdivision project (PN 12-370) on December 8, 2015 in accordance
with the California Environmental Quality Act (CEQA). (Project Planner: Principal Planner, Steve
Banks / Applicant: Parker Development Company)

PLANNING COMMISSION / PLANNING MANAGER REPORT

The next Planning Commission meeting is scheduled for October 18, 2017. Additional non-public hearing items
may be added to the agenda; any such additions will be posted on the bulletin board in the foyer at City Hall at
least 72 hours prior to the meeting. Persons having questions on any of these items can visit the Community
Development Department during normal business hours (8:00 a.m. to 5:00 p.m.) at City Hall, 2@ Floor, 50
Natoma Street, Folsom, California, prior to the meeting. The phone number is 355-7222 and FAX number is 355-
7274.

NOTICE REGARDING CHALLENGES TO DECISIONS

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




FOLSOM

PLANNING COMMISSION MINUTES
September 6, 2017
CITY COUNCIL CHAMBERS
6:30 P.M.
50 Natoma Street
Folsom, CA 95630

CALL TO ORDER PLANNING COMMISSION: Thomas Scott, Vice Chair John Arnaz, Jennifer Lane, Kevin
Mallory, Justin Raithel, Aaron Ralls, Chair Ross Jackson

ABSENT: SCOTT

CITIZEN COMMUNICATION: None

MINUTES: The minutes of August 2, 2017 were approved as submitted.

NEW BUSINESS

1. PN 17-247: McDonald’s Restaurant Commercial Design Review and Determination that the
Project is Exempt from CEQA

A Public Hearing to consider a request from Kevin McAuley for approval of a Commercial Design
Review application for facade alterations, new exterior paint colors, and minor site improvements to an
existing 3,621-square-foot McDonald's Restaurant building at 697 East Bidwell Street. The zoning
classification for the project is C-2 (Central Business District), and the General Plan land use
designation is CCD (Central Commercial Mixed Use District). This project is categorically exempt from
environmental review under Section 15301 of the CEQA Guidelines (Existing Facilities). (Project
Planner: Assistant Planner, Joshua Kinkade / Applicant: Kevin McAuley)

COMMISSIONER RALLS MOVED TO APPROVE COMMERCIAL DESIGN REVIEW FOR FACADE
ALTERATIONS, NEW EXTERIOR PAINT COLORS, AND MINOR SITE IMPROVEMENTS TO THE
EXISTING 3,621-SQUARE-FOOT MCDONALD’'S RESTAURANT BUILDING LOCATED AT 697
EAST BIDWELL STREET WITH THE FOLLOWING FINDINGS AND CONDITIONS OF APPROVAL:
GENERAL FINDINGS A & B; CEQA FINDING C; DESIGN REVIEW FINDINGS D & E; CONDITIONS
OF APPROVAL NO. 1 -19.

COMMISSIONER JACKSON SECONDED THE MOTION, WHICH CARRIED THE FOLLOWING

VOTE:

AYES: ARNAZ, LANE, MALLORY, RAITHEL, RALLS, JACKSON
NOES: NONE

ABSTAIN: NONE

ABSENT: SCOTT

Planning Commission Minutes
August 2, 2017
Page 1 of 2



2. PN 17-113, Folsom Plan Area Specific Plan Specific Plan Amendment

A Public Hearing to consider a joint application request by the City of Folsom and the Folsom Plan
Area Landowners for approval of a Specific Plan Amendment to add lot coverage standards to the
Specific Plan, and to create a Planned Development Overlay District for specific properties located
within the Folsom Plan Area. The 3,514-acre Folsom Plan Area is generally located north of White
Rock Road, south of U.S. Highway 50, east of Prairie City Road, and west of the El Dorado
County/Sacramento County line. An EIR/EIS and associated Mitigation Monitoring and Reporting
Program was previously adopted for the Folsom Plan Area project on June 28, 2011 in accordance
with the California Environmental Quality Act (CEQA). (Project Planner: Principal Planner, Steve
Banks / Joint Applicants: City of Folsom / Folsom Plan Area Landowners)

COMMISSIONER JACKSON MOVED TO RECOMMEND TO THE CITY COUNCIL APPROVAL THE
SPECIFIC PLAN AMENDMENT TO EXPAND THE PREVIOUSLY APPROVED BOUNDARIES OF
THE PLANNED DEVELOPMENT OVERLAY DISTRICT, ADD MAXIMUM BUILDING COVERAGE
RATIOS, AND MODIFY THE PUBLIC/QUASI-PUBLIC (PQP) SECTION OF THE FOLSOM PLAN
AREA SPECIFIC PLAN WITH THE FOLLOWING FINDINGS: GENERAL FINDINGS A & B; CEQA
FINDING C; SPECIFIC PLAN AMENDMENT FINDING D.

COMMISSIONER RAITHEL SECONDED THE MOTION, WHICH CARRIED THE FOLLOWING

VOTE:

AYES: ARNAZ, LANE, RAITHEL, JACKSON
NOES: MALLORY, RALLS

ABSTAIN: NONE

ABSENT: SCOTT

PLANNING MANAGER REPORT

None

RESPECTFULLY SUBMITTED,

Amanda Palmer, SECRETARY

APPROVED:

Ross Jackson, CHAIRMAN

Planning Commission Minutes
August 2, 2017
Page 2 of 2



Agenda Item No. 1
PN 17-261
PC Meeting 10-4-17

PLANNING COMMISSION STAFF REPORT

PROJECT TITLE

PROPOSAL

RECOMMENDED ACTION

OWNER/APPLICANT
LOCATION

ASSESSOR'S PARCEL NO
GENERAL PLAN DESIGNATION

ZONING

ADJACENT LAND USES/ZONING:

SITE CHARACTERISTICS

Broadstone Park Professional Center
Tentative Parcel Map

Request for approval of a Tentative Parcel
Map to subdivide an existing .89-acre
property into two individual parcels and a
request for a determination that the project is
exempt from CEQA

Approve, based upon findings and subject to
conditions of approval

Carlsen Investments, LLC
1837 Iron Point Road
072-3060-004

IND (Industrial/Office Park)

M-L PD (Limited Manufacturing, Planned
Development District)

North: Commercial Development (M-L PD)
with Iron Point Road Beyond

South: U.S. Highway 50 with the Folsom
Plan Area Beyond

East: Open Space (OSC) with Commercial
Development Beyond

West: Commercial Development (SP 92-1)
with Single-Family Residential
Development Beyond

The project site is fully developed with two,
single-story commercial office buildings
(5,204 square feet and 8,350 square feet
respectively) and associated site



improvements including drive aisles,
parking, site lighting, and site landscaping

PREVIOUS ACTION Planning Commission approval of a
Tentative Parcel Map and Planned
Development Permit for the Broadstone
Park Professional Center on December 7,
2005 and Planning Commission approval of
two separate Tentative Parcel Map
Applications for the Broadstone Park
Professional Center on April 16, 2008

FUTURE ACTION Approval of the Parcel Map

APPLICABLE CODES FMC 16.24, Parcel Maps
FMC 17.32, Limited Manufacturing District

FMC 17.57, Parking Requirements

ENVIRONMENTAL REVIEW The project is exempt from environmental
review under Section 15315 (Minor Land
Divisions) of the California Environmental
Quality Act (CEQA) Guidelines

ATTACHMENTS

1. Vicinity Map

2. Tentative Parcel Map, dated June 28, 2016
3. Site Photographs

PROJECT PLANNER Steve Banks, Principal Planner

BACKGROUND
On December 7, 2005, the Planning Commission approved a Tentative Parcel Map and

Planned Development Permit for development of the Broadstone Park Professional
Center on an 8.16-acre site located on the south side of Iron Point Road, slightly west of
the intersection of Iron Point Road and Oak Avenue Parkway. The aforementioned
project, which provided for development of a 73,829-square-foot commercial office
complex, included a combination of twelve one and two-story office buildings spread
among ten individual parcels. On April 16, 2008, the Planning Commission approved a
Tentative Parcel Map to subdivide an existing parcel (Parcel No. 2) within the
Broadstone Park Professional Center into two individual parcels. Also on April 16, 2008,
the Planning Commission approved a Tentative Parcel Map to subdivide an existing
parcel (Parcel No. 4) within the Broadstone Park Professional Center into two individual
parcels. Subsequently, the Tentative Parcel Map associated with Parcel No. 4 was not
recorded and the entitlement expired; as a result, the subject parcel was not subdivided.



APPLICANT’S PROPOSAL

The applicant, Carlsen Investments, LLC, is requesting approval of a Tentative Parcel
Map to subdivide an existing .89-acre parcel (Parcel No. 4) located within the Broadstone
Park Professional Center at 1837 Iron Point Road into two individual parcels. Proposed
Parcel 4A, which includes an existing single-story, 5,204-square-foot commercial office
building, will be .284-acres in size. Parcel 4B, which includes an existing single-story,
8,350-square-foot commercial building, will be .602-acres in size. The applicant is
proposing to dedicate reciprocal parking and access easements for common use of the
drive aisles and parking spaces located within the two proposed parcels, consistent with
the existing parking and access agreement established for the Broadstone Park
Professional Center.

GENERAL PLAN AND ZONING COMPLIANCE

The General Plan land use designation of the site is IND (Industrial/Office Park) and the
zoning for the site is M-L PD (Limited Manufacturing, Planned Development District).
The project is consistent with both the General Plan land use designation and the Zoning
designation for the site, as commercial development is identified as a permitted land use
in the Folsom Municipal Code (FMC, Section 17.32). In addition, the proposed project
(which includes creation of two separate parcels) meets all of the development
requirements set forth in the Broadstone Park Professional Center Planned Development
Guidelines including minimum lot area, building setbacks, and parking. There are no
requirements for minimum lot width or maximum building coverage.

TENTATIVE PARCEL MAP

As referenced earlier within this report, the applicant is requesting approval of a
Tentative Parcel Map to subdivide the .89-acre project site into two separate parcels with
the intent of allowing each parcel to be sold and operated independently from the other
parcel. The newly created parcels, which are .284-acres (Parcel 4A) and .602-acres
(Parcel 4B) in size respectively, will include existing buildings, drive aisles, parking
spaces, lighting, and landscaping. Access to the two parcels (and the other parcels within
the Broadstone Park Professional Center) is provided by an existing driveway located on
Iron Point Road. Staff recommends that the applicant dedicate reciprocal access
easements for drive aisle access, parking, trash/recycling, landscaping, sewer, water, and
fire protection systems. Condition No. 10 is included to reflect this requirement.

ENVIRONMENTAL REVIEW
The project is exempt from environmental review under Section 15315 (Minor Land

Divisions) of the California Environmental Quality Act (CEQA) Guidelines.

RECOMMENDATION/PLANNING COMMISSION ACTION

MOVE TO APPROVE THE BROADSTONE PARK PROFESSIONAL CENTER
TENTATIVE PARCEL MAP PROJECT CREATING TWO (2) PARCELS AS
ILLUSTRATED IN ATTACHMENT 2, WITH THE FOLLOWING FINDINGS AND

CONDITIONS (NO. 1-10);



GENERAL FINDINGS

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

B. THE PROJECT IS CONSISTENT WITH THE GENERAL PLAN, THE
ZONING CODE OF THE CITY, AND THE BROADSTONE PARK
PROFESSIONAL CENTER PLANNED DEVELOPMENT GUIDELINES.

CEQA FINDING

C. THE PROJECT IS EXEMPT FROM ENVIRONMENTAL REVIEW UNDER

SECTION 15315 (MINOR LAND DIVISIONS) OF THE CALIFORNIA
ENVIRONMENTAL QUALITY ACT (CEQA) GUIDELINES.

TENTATIVE PARCEL MAP FINDINGS

D.

THE PROPOSED TENTATIVE PARCEL MAP IS CONSISTENT WITH THE
GENERAL PLAN, THE CITY’S SUBDIVISION ORDINANCE, AND OTHER
APPLICABLE PROVISIONS OF THE FOLSOM MUNICIPAL CODE.

THE DESIGN OF THE TENTATIVE PARCEL MAP AND THE PROPOSED
IMPROVEMENTS WILL NOT CAUSE ENVIRONMENTAL DAMAGE OR
INJURE FISH OR WILDLIFE OR THEIR HABITAT.

THE DESIGN OF THE TENTATIVE PARCEL MAP AND THE PROPOSED
IMPROVEMENTS WILL NOT CAUSE PUBLIC HEALTH OR SAFETY
PROBLEMS.

THE DESIGN OF THE TENTATIVE PARCEL MAP AND THE TYPE OF
IMPROVEMENTS WILL NOT CONFLICT WITH EASEMENTS FOR
ACCESS THROUGH OR USE OF, PROPERTY WITHIN THE PROPOSED
TENTATIVE PARCEL MAP.

THE SITE IS PHYSICALLY SUITABLE FOR THE TYPE OF
DEVELOPMENT.

THE SITE IS PHYSICALLY SUITABLE FOR THE DENSITY OF
DEVELOPMENT.

w7/l

PAMJOHNS I
Community Development Director



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

RESPONSIBLE DEPARTMENT WHEN REQUIRED
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

FD | Fire Department

CD | Community Development Department
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Attachment 1

Vicinity Map
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Attachment 2

Tentative Parcel Map, Dated June 28, 2017
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Attachment 3

Site Photographs















Agenda Item No. 2
PN 17-252
PC Meeting: 10-4-17

PLANNING COMMISSION STAFF REPORT

PROJECT TITLE

PROPOSAL

RECOMMENDED ACTION

OWNER/APPLICANT

LOCATION

ASSESSOR'S PARCEL NO:
GENERAL PLAN DESIGNATION

ZONING

ADJACENT LAND USES/ZONING

Iron Point Retirement Community Entitlement
Extension

Request for approval of a Planned
Development Permit Extension and
Conditional Use Permit Extension for
development of a 126-unit retirement
community at 2275 Iron Point Road

Approve, based upon findings and subject to
conditions

Evergreen Folsom Land Joint Venture/RSC
Engineering, Inc.

The 4.68-acre project site is located on the
south side of Iron Point Road between
Broadstone Parkway and Rowberry Drive
(2275 Iron Point Road)

072-3120-023
CC (Community Commercial)

BP PD (Business and Professional, Planned
Development District)

North: Iron Point Road with Single-Family
Residential Development (R-1-M PD)
Beyond

South: Commercial Development (M-L PD)
with U.S. Highway 50 Beyond

East:  Open Space (OSC) with Commercial
Development (M-L PD) Beyond

West: Open Space (OSC) with Commercial
Development (M-L PD) Beyond



SITE CHARACTERISTICS

PREVIOUS ACTION

FUTURE ACTION

APPLICABLE CODES

ENVIRONMENTAL REVIEW

ATTACHED REFERENCE MATERIAL

S SN OGRS 1 S

Vicinity Map
Conditions of Approval
Site Plan, dated August 18, 2015

The project site, which has previously been
disturbed by neighboring development activity,
is rectangular in shape and slopes gradually
from the northeast to the southwest. Non-
native grasses cover a majority of the site with
a small grove of oak trees being situated in the
southwest corner. The project frontage along
Iron Point Road is developed with a sidewalk
and retaining wall, while eastern frontage along
a private road includes lighting and landscaping
improvements.

City Council approval of a Tentative
Subdivision Map and Planned Development
Permit for the Folsom Corporate Center (PN
00-136) on August 15, 2000 and City Council
approval of a General Plan Amendment,
Rezone, Planned Development Permit, and
Conditional Use Permit for the Iron Point
Retirement Community (PN 15-139) on
January 26, 2016

Issuance of Grading and Building Permits

FMC 12.16, Tree Preservation Ordinance
FMC 17.22, Commercial Land Use Zones
FMC 17.38, Planned Development District
FMC 17.57, Parking Requirements

FMC 17.60, Use Permits

Folsom Corporate Center Planned
Development Guidelines

A Mitigated Negative Declaration and
Mitigation Monitoring Program were
previously approved for the Iron Point
Retirement Community Project (PN 15-139) on
January 26, 2016 in accordance with the
California Environmental Quality Act (CEQA)

Building Elevations and Renderings, dated May 15, 2015
City Council Staff Report, dated January 26, 2016

Letter from Applicant, dated July 5, 2017
Site Photographs



PROJECT PLANNER Steve Banks, Principal Planner

BACKGROUND

On August 15, 2000, the City Council approved a Tentative Subdivision Map and Planned
Development for development of a 1.425-million-square-foot professional office center known as
the Folsom Corporate Center. On May 1, 2002, the Planning Commission approved a Planned
Development Permit and Conditional Use Permit for development of a 255,795-square-foot retail
shopping center known as Folsom Gateway within the eastern portion of the previously approved
Folsom Corporate Center. The aforementioned approval resulted in the loss of 395,000 square feet
of office space within the Folsom Corporate Center. Subsequent to City Council approval of the
Folsom Corporate Center, a total of four professional office buildings have been developed within
the Folsom Corporate Center with major tenants including HDR, Kaiser Permanente, Micron, and
Safe Credit Union. It is important to note that there are currently four undeveloped commercially-
zoned parcels remaining within the Folsom Corporate Center including the subject property.

On January 26, 2016, the City Council approved a General Plan Amendment, Rezone, Planned
Development Permit, and Conditional Use Permit for development of the 126-unit senior retirement
community known as the Iron Point Retirement Community on a 4.68-acre property located at 2275
Iron Point Road. Subsequent to City Council approval of the Iron Point Retirement Community
project, the applicant indicated to City staff that they would not be in a position to submit the
improvement plans and initiate construction prior to the entitlements expiring. As a result, the
applicant submitted a timely letter (July 5, 2017) to the City requesting a two year extension of the
Planned Development Permit and Conditional Use Permit for the Iron Point Senior Retirement
Community project.

POLICY/RULE

The Folsom Municipal Code (FMC) requires that applications for Planned Development Permit
Extensions and Conditional Use Permits Extensions be forwarded to the Planning Commission for
final action. Expiration of the Planned Development Permit is covered by Section 17.38.110 of the
Folsom Municipal Code and expiration of the Use Permit is covered by Section 17.60.060 of the

Folsom Municipal Code.

APPLICANT’S PROPOSAL

The applicant, RSC Engineering, Inc., is requesting a two-year extension in time of the previously
approved Planned Development Permit and Conditional Use Permit associated with development of
the Iron Point Retirement Community project located at 2275 Iron Point Road. The applicant has
indicated that additional time is required to perfect the improvement plans and construction
documents necessary to move forward with development of the project. A full description of the
previously approved retirement community project is included as Attachment 5 to this staff report.

ANALYSIS

As noted in the background section of this report, the City Council approved a General Plan
Amendment, Rezone, Planned Development Permit, and Conditional Use Permit for development
of the Iron Point Retirement Community project on January 26, 2016. With respect to timing of the
development, a condition of approval was placed on the project stating that “failure to obtain the
relevant building (or other) permits within this time period, without the subsequent extension of this
approval, shall result in the termination of this approval.” In this particular case, the Planned
Development Permit and Conditional Use Permit for the project are valid until January 26, 2018. It

3



1s important to note other entitlements (General Plan Amendment and Rezone) associated with the
project do not require an extension as the General Plan Amendment went into effect immediately
after the original project approval and the Rezone went into effect 30 days after the original project
approval.

On July 5, 2017, the project applicant (RSC Engineering, Inc.) submitted a timely letter
(Attachment 6) to the City requesting a two-year extension in time for the previously approved
Conditional Use Permit and Planned Development Permit. In the letter, the applicant indicates that
they are fully invested in moving forward with the project; however, they are not currently in a
position to submit improvement plans or construction documents to the City prior to expiration of
the entitlements. The applicant also states that their intent is the submit improvement plans and
construction documents to the City early next year and be in a position to begin construction of the
project by the end of 2018 or the beginning of 2019.

Staff has reviewed the proposed Conditional Use Permit Extension and Planned Development
Permit Extension to determine whether or not circumstances have changed in the project vicinity
that would require modification to or reconsideration of any of the conditions of approval for this
project. Upon review, staff determined that there are no changes on this project site, or in the project
vicinity that would require modification to any of the conditions of approval for this project. As a
result, staff recommends approval of a two-year extension in time for the Conditional Use Permit
and Planned Development Permit associated with Iron Point Retirement Community project.

ENVIRONMENTAL REVIEW

A Mitigated Negative Declaration and Mitigation Monitoring Program were previously approved
for the Harvest Subdivision Project (PN 15-139) project on January 26, 2016 in accordance with the
California Environmental Quality Act (CEQA). Staff has determined that no new impacts will
result from this extension that were not already considered with the previous approval. No further
environmental review is required.

RECOMMENDATION/PLANNING COMMISSION ACTION

MOVE TO APPROVE THE CONDITIONALUSE PERMIT EXTENSION AND PLANNED
DEVELOPMENT PERMIT EXTENSION FOR A PERIOD OF TWO YEARS (UNTIL
JANUARY 26, 2020) FOR DEVELOPMENT OF THE IRON POINT RETIREMENT
COMMUNITY PROJECT (PN 17-252) WITH THE FOLLOWING FINDINGS AND
CONDITIONS OF APPROVAL ATTACHED TO THIS REPORT (NO. 1-61);

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 ZONING CODE
OF THE CITY.



CEQA FINDINGS

C.

A MITIGATED NEGATIVE DECLARATION AND MITIGATION MONITORING
PROGRAM WERE PREVIOUSLY APPROVED FOR THE IRON POINT RETIREMENT
COMMUNITY PROJECT (PN 15-139) ON JANUARY 26, 2016 IN ACCORDANCE
WITH THE CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA). NO NEW
IMPACTS WILL RESULT FROM THIS EXTENSION THAT WERE NOT ALREADY
CONSIDERED WITH THE PREVIOUS APPROVAL, SO NO FURTHER
ENVIRONMENTAL REVIEW IS REQUIRED UNDER CEQA.

NONE OF THE CONDITIONS DESCRIBED IN SECTION 15162 OF THE CEQA
GUIDELINES CALLING FOR THE PREPARATION OF A SUBSEQUENT
ENVIRONMENTAL IMPACT REPORT HAVE OCCURRED.

PLANNED DEVELOPMENT PERMIT EXTENSION FINDINGS

E.

EXTENSION OF THE PLANNED DEVELOPMENT PERMIT FOR THE PROJECT
COMPLIES WITH THE INTENT AND PURPOSES OF CHAPTER 17.38 (PLANNED
DEVELOPMENT DISTRICT) OF THE FOLSOM MUNICIPAL CODE AND OTHER
APPLICABLE ORDINANCES OF THE CITY AND THE GENERAL PLAN.

EXTENSION OF THE PLANNED DEVELOPMENT PERMIT FOR THE PROJECT IS
CONSISTENT WITH THE OBJECTIVES, POLICIES AND REQUIREMENTS OF THE
DEVELOPMENT STANDARDS OF THE CITY.

THERE ARE NO CHANGES ON THE PROJECT SITE, OR IN THE VICINITY OF THE
PROJECT, THAT WOULD REQUIRE MODIFICATION TO OR RECONSIDERATION
OF ANY CONDITIONS OF APPROVAL FOR THIS PROJECT.

CONDITIONAL USE PERMIT EXTENSION FINDING

H.

THE ESTABLISHMENT, MAINTENANCE, OR OPERATION OF THE USE OR
BUILDING APPLIED FOR WILL NOT, UNDER THE CIRCUMSTANCES OF THE
PARTICULAR CASE, BE DETRIMENTAL TO THE HEALTH, SAFETY, PEACE,
MORALS, COMFORT AND GENERAL WELFARE OF PERSONS RESIDING OR
WORKING IN THE NEIGHBORHOOD OF SUCH PROPOSED USE, OR BE
DETRIMENTAL OR INJURIOUS TO PROPERTY AND IMPROVEMENTS IN THE
NEIGHBORHOOD, OR TO THE GENERAL WELFARE OF THE CITY BECAUSE THE
PROPOSED LAND USE WILL NOT HAVE A NEGATIVE IMPACT.

7./ g

e 7 4
PAMJOHNS (&
Community Development Director



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

RESPONSIBLE DEPARTMENT WHEN REQUIRED
I Prior to approval of Improvement Plans
M | Prior to approval of Final Map
B | Prior to issuance of first Building Permit
O | Prior to approval of Occupancy Permit
G | Prior to issuance of Grading Permit

PW | Public Works Department DC [ During construction

PR | Park and Recreation Department OG [ On-going requirement

PD | Police Department
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Attachment 1

Vicinity Map
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Attachment 2

Conditions of Approval
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Attachment 3

Site Plan, dated August 18, 2015
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Attachment 4

Building Elevations and Renderings, dated May 15, 2015
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Attachment 5

City Council Staff Report, dated January 26, 2016



PUBLIC HEARING
Agenda Item No.
CC Meeting: 1-26-16

DATE: January 26, 2016

TO: Mayor and City Council Members

FROM: Community Development Department

SUBJECT: Ordinance No. 1250 - An Uncodified Ordinance to Amend the Zoning

Designation for the 4.68-acre project site (APN: 072-3120-023) from M-L
PD (Limited Manufacturing, Planned Development District) to BP PD
(Business and Professional, Planned Development District) for the Iron
Point Retirement Community Project (Second Reading and Adoption)

BACKGROUND/ISSUE

The proposed project was considered by the City Council at its January 12, 2016 meeting. The City
Council was fully supportive of the project and approved a motion (4-0-0-1) to Adopt Resolution No.
9698 (a resolution to Adopt a Mitigated Negative Declaration, to Amend the General Plan land use
designation for the 4.68-acre project site (APN: 072-3120-023) from IND (Industrial/Office Park) to
CC (Community Commercial), to Approve a Planned Development Permit for the Development of a
126-unit retirement community, and to Approve a Conditional Use Permit for development and
operation of a senior retirement community at 2275 Iron Point Road for the Iron Point Retirement
Community Project) and also approved a motion to move the Second Reading of Ordinance No. 1250
to the January 26, 2016 City Council meeting. There have been no changes or modifications to the
project or the conditions of approval.

On August 15, 2000, the City Council approved a Tentative Subdivision Map and Planned
Development for development of a 1.425-million-square-foot professional office center adjacent to
Iron Point Road known as the Folsom Corporate Center. On May 1, 2002, the Planning Commission
approved a Planned Development Permit and Conditional Use Permit for development of a 255,795-
square-foot retail shopping center known as Folsom Gateway within the eastern portion of the
previously approved Folsom Corporate Center. The aforementioned approval resulted in the
elimination of 395,000 square feet of office space within the Folsom Corporate Center. Subsequent to
City Council approval of the Folsom Corporate Center, a total of four professional office buildings
have been developed within the Folsom Corporate Center with major tenants including HDR, Kaiser
Permanente, Micron, and Safe Credit Union. There are currently four undeveloped commercially-
zoned parcels remaining within the Folsom Corporate Center, including the subject property.

As aresult of recent interest from developers in providing senior housing opportunities in Folsom, City
staff thought it would be helpful to provide an overview of the existing housing market and associated
demographic trends. The City currently is consists of approximately 27,000 dwelling units comprised
of a combination of single family homes, condominiums, apartments, mobile homes, assisted living
units, and skilled nursing units. Of the existing 27,000 dwelling units, a total of 822 units (3%) are
dedicated to senior residents including 524 senior apartments (1.9%), 199 assisted living units (0.7%),
and 99 skilled nursing units (0.4%). Taking into account the most recently-approved assisted living
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project (Commons at Prairie City-131 units) and the subject project (Iron Point Retirement
Community-126-units), the number of assisted living units within the City would potentially increase
from 199 units to 456 units (1.7% of total housing stock). Based on the aforementioned data, it would
be fair to conclude that senior housing units (including assisted living communities) represent a very
low percentage of the housing market in Folsom.

Utilizing the most recent information from the United States Census Bureau (2010), the City has
72,203 residents, 14,295 (19.8%) of which are over the age of 55. Between the years 2000 and 2010,
the number of residents over the age of 55 in Folsom increased from 8,097 (15.6% of population) to
14,295 (19.8% of population), which translates to an increase of 4.2% over a ten year period. As a
point of comparison, the number of residents over the age of 55 in Sacramento County increased from
230,536 (18.8%) in 2000 to 314,188 (22.1%) in 2010. Based on the aforementioned demographic
information, it is apparent that the number of senior-aged residents within the City is increasing on a
consistent basis, thus the need for senior housing opportunities will continue to grow in the future.

The applicant, RSC Engineering, is requesting approval of a General Plan Amendment, Rezone,
Planned Development Permit, and Conditional Use Permit for development and operation of a 126-unit
senior retirement community on a 4.68-acre site located within the Folsom Corporate Center at 2275
Iron Point Road. The proposed development, which includes a three-story, 132,904-square-foot
building, will accommodate up to 148 senior residents within 60 independent living units, 46 assisted
living units, and 20 memory care units (Please note that there are 20, two-bedroom independent living
units and 2, two-bedroom assisted living units). The individual apartment units, which range from 296
to 1,121 square feet in size, include a combination of studio, one-bedroom, and two-bedroom units.
The proposed three-story building will also include common kitchens, common dining rooms, common
living rooms, a pub, a library, an activity room, an exercise room, a game room, and offices.

The Iron Point Retirement Community, whose focus is providing a variety of high quality living
opportunities for senior residents, will be licensed and monitored by the California Department of
Social Services as a “Residential Care Facility of the Elderly”. The proposed facility includes 24-hour
staffing, three shifts of caregivers and certified medication technicians, and professional department
managers. A detailed communication system will be in place for shift change issues, emergency
response, and daily monitoring of the residents. The Iron Point Retirement Community also maintains
a detailed training program for all staff members including but not limited to training on residents’
rights, safety and communication, wellness, health, dementia care, and medication management. It is
important to note that 20 units within the facility are dedicated to a specialized memory care program.
The memory care program, which is located in a secure area of the building, features 24-hour staffing
and provides dining services and special activities designed for residents with various forms of
memory impairment.

The proposed three-story building, which includes a multiple-wing design, features a “Western Prairie”
style of architecture. The proposed design includes a variety of architectural features commonly found
in Western Prairie-style buildings including varied roof shapes and forms, vertical tower features,
gables, roof eaves, architectural trim, covered entries, and metal railing. The proposed project also
includes materials typically found on Western Prairie-style homes such as

stone veneer, wood trim elements, metal railing, and architectural-grade composition shingle roof tiles.
The proposed color scheme features a mixture of earth-tone colors (Universal Khaki, Warm Stone, and
Wool Skein) blended with a few richer colors (Bistro Walnut and Retreat).



General vehicle access to the project area is provided by two existing driveways located on Iron Point
Road (an unnamed driveway south of Rowberry Drive, and an unnamed driveway east of the project
site), with primary access into the project site provided by two new driveways connecting to the
unnamed driveway. The westernmost driveway on Iron Point Road (at Rowberry Drive) is signalized
and provides full access into and out of the project area, while the easternmost driveway on Iron Point
Road features Stop-Sign control and allows right turns-in, right-turns out, and left-turns in. The two
primary access driveways for the project, which will accommodate all turning movements, are
proposed to feature Stop-Sign control for vehicles exiting the site. Internal vehicle circulation consists
of a private drive aisle which provides access around the perimeter of the project site. Pedestrian
access is facilitated by an existing sidewalk located along the frontage of Iron Point Road, an existing
sidewalk along the private road on the eastern project boundary, and internal pedestrian pathways that
provide connectivity in and around the project site. Additional site improvements include: 127 on-site
parking spaces, underground utilities, site lighting, site landscaping, retaining walls, perimeter
fencing, a trash/recycling enclosure, and a monument sign.

The proposed project was considered by the Planning Commission at its December 2, 2015 meeting,.
At this meeting, a majority of the Commission expressed support for the proposed project. However,
two Commissioners expressed concern regarding the proposed project relative to issues associated with
water consumption and emergency medical response impacts. With respect to water consumption, one
Commissioner voiced concern with approving more development projects given the existing water
situation within the City and the State. In response to the concern regarding water consumption, City
staff shared historic water usage information with the Commission that indicates the proposed senior
retirement community is likely to utilize less water annually than if the project site were developed
with an office-related land use (as is permitted under the current zoning designation). Specifically,
water usage data indicates that existing office uses in the project area (Micron office building and HDR
office building) use more water on an annual basis than existing senior communities (Brookdale
Assisted Living and Creekview Manor Senior Living) in the City. The Commissioner appreciated the
historic water data provided by staff, but reiterated her general concerns regarding the current water
situation and stated that she could not support the proposed project.

In terms of emergency medical responses, one Commissioner expressed concern that the proposed
project would have a negative impact with respect to emergency medical service (EMS) staffing and
response times. In response to this concern, staff shared historic information provided by the Fire
Department that indicates that proposed project is expected to generate approximately 195 EMS
responses on an annual basis. As a point of reference, the City had a total of 3,485 EMS response calls
during 2014. Based on this information, staff commented that the proposed project would have a
minor impact (5.3% overall increase) on EMS resources that are deployed in the field on a daily basis.
In addition, Fire Chief Ron Phillips addressed the Commission and stated that the current emergency
medical service delivery model is equipped to manage the emergency medical service response calls
projected to be generated by the proposed project. A more detailed discussion of this topic is
contained within the General Plan and Zoning Consistency portion of this staff report.

It is important to acknowledge that other than the aforementioned concerns regarding water
consumption and emergency medical services responses, the Commission was fully supportive of the
proposed project in terms of providing additional housing opportunities within the City for senior
residents. The only other topic that was discussed at length by the Commission was pedestrian safety.
Specifically, the Commission was concerned about potential pedestrian safety issues associated with
residents of the proposed project attempting to cross the main project access road to get to an existing
sidewalk located on the other side of the street. To address this concern, the Commission
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recommended that a four-way stop-sign and associated crosswalks with pavement markings and
signage be installed at the intersection of the project access road and the east access driveway.
Condition No. 45 is included to reflect this requirement.

One member of the public spoke regarding the proposed project. The member from the public, who
represented SAFE Credit Union, indicated that they were fully supportive of the proposed project and
provided a letter to the Commission to that effect. The Planning Commission adopted a motion (5-2-0-
0) to recommend approval of the proposed project to the City Council, subject to the conditions of
approval included with this report.

POLICY/RULE

The Folsom Municipal Code (FMC) requires that applications for General Plan Amendments and
Rezones be forwarded to the City Council for final action. City Council actions regarding General
Plan Amendments and Rezones are covered under Section 17.68.050 of the Folsom Municipal Code.

ANALYSIS

General Plan and Zoning Consistency

The General Plan land use designation for the project site is IND (Industrial/Office Park) and the
zoning designation is M-L PD (Limited Manufacturing, Planned Development District). The applicant
is proposing a General Plan Amendment to change the land use designation from IND
(Industrial/Office Park) to CC (Community Commercial) and a Rezone to change the zoning
designation from M-L PD (Limited Manufacturing, Planned Development District) to BP PD
(Business and Professional, Planned Development District). The proposed zoning designation
corresponds with the proposed General Plan designation boundary lines. The project is consistent with
both the proposed General Plan land use designation and the proposed zoning designation for the site,
as senior citizen residential developments are identified as a permitted land use within the proposed
zoning designation for this site with approval of a Conditional Use Permit. In addition, the proposed
project meets the development requirements established by the Folsom Corporate Center Planned
Development Guidelines with respect to lot area, lot width, building coverage, and building setbacks.

In reviewing the request for approval of the General Plan Amendment, City staff considered the
potential impact the project may have in terms of Emergency Medical Responses (EMS) given that the
project is providing a varied combination of housing opportunities (independent living, assisted living,
and memory care) for senior residents. Based on historic information provided by the Fire
Department, the proposed project is expected to generate approximately 195 EMS responses on an
annual basis. As a point of reference, the City had a total of 3,485 EMS response calls during 2014.
Based on this information, staff has determined that the proposed project would have a minor impact
(5.3% overall increase) on EMS resources that are deployed in the field on a daily basis. However,
due to the variety of factors involved with the EMS resource deployment model, it is difficult to make
the determination that senior care facilities such as the proposed Iron Point Retirement Community
have an adverse impact to the current EMS service delivery model. It is important to note that the
proposed project is subject to a Fire Capital Improvement Fee of approximately $77,881. In addition,
the Fire Department has established ambulance service fees as a cost recovery mechanism for financial
impacts associated with EMS service calls.



Land Use Compatibility

The proposed project is located on an undeveloped, 4.68-acre commercially-zoned property situated on
the south side of Iron Point Road between Broadstone Parkway and Rowberry Drive. The project site
is bounded by Iron Point Road to the north with single-family residential development (Broadstone
Unit. No. 2) and multi-family residential development (Sherwood Apartments) beyond, commercial
development (Safe Credit Union office building) to the south with U.S. Highway 50 beyond, open
space to the east (HDR office building) with commercial development beyond, and open space to the
west with commercial development (Micron and Kaiser Permanente office buildings) beyond.

As previously stated within this report, the Folsom Municipal Code, (Section 17.22.030-2A) requires
that senior citizen residential developments obtain a Conditional Use Permit if the use is located within
an area with a BP (Business and Professional) zoning designation. In this particular case, the applicant
is requesting approval of a Conditional Use Permit to operate a 126-unit senior retirement community
on the subject 4.68-acre site located at 2275 Tron Point Road. In order to approve this request for a
Conditional Use Permit, the Commission must find that the “establishment, maintenance, or operation
of the use or building applied for will not, under the circumstances of the particular case, be
detrimental to the health, safety, peace, morals, comfort, and general welfare of persons residing or
working in the neighborhood of such proposed use, or be detrimental or injurious to property and
improvements in the neighborhood, or to the general welfare of the City.”

In reviewing the request for a Conditional Use Permit, staff also took into consideration the
compatibility of the proposed land use in relation to the existing land uses in the immediate project
vicinity. Potential noise impacts, potential traffic impacts, and potential aesthetic impacts were also
analyzed and are addressed within separate sections of this report. As mentioned previously within
this report, the project site is located on a major arterial roadway (Iron Point Road) and within a
development intensive corridor populated with a mixture of commercial, residential, and retail land
uses. The most prominent land uses in the immediate project area are professional office-related and
include Safe Credit Union, Mircon, Kaiser Permanente, and HDR. Residential land uses in close
proximity to the site include the Broadstone Unit No. 2 Subdivision (approximately 150 feet to the
north across Iron Point Road) and Sherwood Apartments (approximately 400 feet to the northeast
across [ron Point Road). Medical-office related land uses in the project vicinity include the
aforementioned Kaiser Permanente Medical Office facility and the Kaiser Permanente Surgery Center.
The nearest retail commercial development (Folsom Gateway Shopping Center) is located
approximately 1,200 feet to the east of the project site. Additional retail commercial development is
located north of Iron Point Road (Palladio at Broadstone), approximately 3,100 feet east of the project
site. Both retail commercial developments include grocery stores and a variety of retail shops.

As described above, the project site is situated in a unique location that includes a wide array of land
uses including professional offices, medical offices, retail shopping, multi-family apartments, and
single-family residences. As mentioned within the project description, the Iron Point Senior
Retirement Community is a residential care facility that will provide a mixture of independent,
assisted, and memory care living opportunities for up to 148 senior citizens. Given the residential
nature of the proposed use, staff has determined that the proposed project will be complimentary to the
existing multi-family and single-family residential land uses located in the immediate project vicinity.
In addition, taking into account the unique needs of residential care facilities, staff has determined that
the proposed project is well-situated to take advantage of the numerous goods (grocery store,
pharmacy, restaurants, and retail shops) and services (medical offices) that are located within walking
distance of the site.



Development Standards

The applicant’s intent with the subject application is to create a unique set of development standards
that will accommodate development of a three-story, 132,904-square-foot senior retirement community
on the 4.68-acre project site. The following table outlines the existing and proposed development
standards for the Iron Point Senior Retirement Community:

| Iron Point Senior Retirement Community Development Standards Table
Lot Lot Building | Front Rear Yard | Side Yard | Building
Area Width | Coverage | Yard Setback Setbacks Height limit
Setback
Folsom NA NA NA 30 feet NA 5 feetand | 60 feet
Corporate 15 feet (three-stories)
Center
Standards
Proposed | 203,860 | 480 28% 72 feet 30 feet 18 feet and | 47 feet
Project s.f feet 109 feet (three-stories)

As shown on the development standards table, the proposed project meets or exceeds all development
standards established for the subject site by the Folsom Corporate Center Planned Development
Guidelines. Parking is address separately within the parking section of this staff report.

Traffic, Access, and Circulation

The traffic, access, and circulation analysis associated with the proposed project is based on the results
of a Traffic Impact Analysis that was prepared on July 7, 2015 by MRO Engineers. The traffic study
analyzed traffic operations in the vicinity of the project site under four scenarios:

Existing Conditions, Existing Plus Project Conditions, Cumulative No Project Conditions, and
Cumulative Plus Project Conditions. Potential impacts of the project were evaluated at four street
intersections: Iron Point Road/Oak Avenue Parkway, Iron Point Road/Rowberry Drive, Iron Point
Road/Project Access Road, and Iron Point Road/Broadstone Parkway.

The proposed Iron Point Retirement Community project is expected to generate a total of 25 vehicle-
trips during the weekday AM peak hour (13 inbound and 12 outbound) and 35 during the weekday PM
peak hour trips (18 inbound and 17 outbound). In addition, the proposed project is projected to
gencrate a total of 400 daily vehicle trips. Based on the relatively low volume of vehicle trips
associated with the proposed project, no change in level of service (LOS) is projected during the AM
or PM peak hour at any of the four study intersections under Construction Year Plus Project
Conditions. In addition, no change in level of service (LOS) is projected during the AM or PM peak
hour at any of the four study intersections under Cumulative Plus Project Conditions as a result of
project-related vehicle trips. It is important to note that the Iron Point Road/Oak Avenue Parkway
intersection will fail to conform to the City’s level of service policy (LOS C or better) during
Cumulative No Project Conditions and Cumulative Plus Project Conditions. However, the failure of
this intersection to meet the City’s level of service policy is not related to impacts associated with the
proposed project and no mitigation is required.

As shown on the submitted site plan, vehicular access to and from the project site is provided by two
new driveways on an unnamed road that intersects [ron Point Road at a STOP-sign-controlled
intersection located approximately midway between Rowberry Drive and Broadstone Parkway. No left
turns are allowed from that access road to westbound Iron Point Road, although all other traffic



movements are permitted. Both project driveways are proposed to be full access (i.e., all turning
movements would be allowed). Internal vehicle circulation consists of a private drive aisle which
provides access around the perimeter of the project site. Pedestrian access is facilitated by an existing
sidewalk located along the frontage of Iron Point Road, an existing sidewalk along the private road on
the eastern project boundary, and internal pedestrian pathways that provide connectivity in and around
the project site.

The traffic study prepared for the proposed project analyzed the operation and configuration of the
project access system in terms of: Intersection level of service, intersection spacing, turn restrictions,
sight distance, queuing, right-turn deceleration lanes, pedestrian safety, and bicycle safety. Based on
the configuration of the proposed project driveways, the physical characteristics of the access road, and
the low volume of vehicle traffic, the study determined that adequate spacing is provided between the
proposed driveways and no turn restrictions are necessary at either driveway location. In terms of
sight distance, the study determined that adequate sight distance is available for all key driveway
access-related movements with one exception. Due to the curvature of the access road and existing
landscaping, the study recommended that landscape materials located directly east of the East Access
Driveway be trimmed or replaced by shorter landscape materials and maintained at a maximum height

of 24 inches.

In relation to minimum driveway throat depth, the study determined that an adequate queue length or
distance is provided at both project driveways. Given the low volume of existing and project-related
vehicles trips, the study determined that no right-turn lanes or tapers are necessary at either project
driveway location. With regard to pedestrian circulation, the study recommended a number of
improvements including adding a sidewalk connecting the project site to Iron Point Road along the
eastern project boundary, providing a crosswalk across the southern leg of the Iron Point Road/Access
Road intersection, and providing a crosswalk across the access road near the project entry. In
reviewing the recommendation to add a sidewalk along the eastern project boundary, City staff
determined that there are existing constraints (significant grade change and existing utility
infrastructure) that make it infeasible to construct a sidewalk in that particular location. Lastly, the
study determined that the existing bicycle lanes located on Iron Point Road are adequate to
accommodate the needs of bicyclists in the vicinity of the project site. To further ensure safe travel
within the project site, staff recommends that the following measures be implemented (Condition No.
45):

e “STOP” signs and appropriate pavement markings shall be installed at the two project
driveways located on the access road.

e A striped crosswalk shall be provided across the southern leg of the Iron Point Road/Project
Access Road intersection.

e A striped crosswalk shall be provided across the Project Access Road at the intersection of the
Project Access Road/East Access Driveway.

e [andscape materials located directly east of the East Access Driveway shall be trimmed or
replaced by shorter landscape materials and maintained at a maximum height of 24 inches.



Parking
The proposed project includes development of a three-story building (132,904 square feet) that will

accommodate up to 148 residents in independent living, assisting living, and memory care units. The
Folsom Municipal Code (Section 17.57.040.12) requires that group care facilities and similar-type uses
provide one parking space per two building-occupants based upon the maximum occupant load of the
sleeping or dining area. As shown on the site plan, the proposed project meets the minimum parking
requirement by providing 127 parking spaces whereas only 74 parking spaces are required. The
submitted site plan does not identify any bicycle parking spaces. Staff recommends ten bicycle onsite
parking spaces be provided in a location that is in close proximity to the building entrance. Condition
No. 47 is included to reflect this requirement.

Based on the growing number of senior retirement and senior care facilities that have expressed an
interest in locating within Folsom recently, City staff, with the assistance of MRO Engineers,
conducted a supplemental parking assessment to further evaluate parking demands of these types of
facilities. The parking assessment, which reviewed parking requirements established by nearby
jurisdictions as well as information presented in the current edition of the Institute of Transportation
Engineers, determined that the peak parking demand for senior retirement and senior care facilities
ranged from .21 to .76 parking spaces per unit (average peak parking demand of .41). Utilizing the
most conservative estimate of .76 parking spaces per unit, the Iron Point Retirement Community
theoretically would need a maximum of 96 parking spaces. As shown on the submitted site plan, the
proposed project is providing a total of 127 parking spaces which equates to 1.01 parking spaces per
unit (.86 parking spaces per resident). Taking into account the supplement parking analysis, staff has
determined that the proposed project provides an adequate parking supply to serve the needs of
residents, employees, and visitors.

It is important to acknowledge that the applicant is proposing to provide additional transportation
services to accommodate residents of the care facility. Specifically, the Iron Point Retirement
Community will provide a 14-passenger van with wheelchair access and as well as a sedan-style car to
meet the transportation needs of the residents. Staff drivers will be available to drive and van and/or
sedan Monday through Friday. On weekends, additional transportation will be provided to events and
activities created as part of the facilities activity program.

Noise

Based on the proximity of the project site to Iron Point Road, U.S. Highway 50, and existing
commercial land uses to the east, west, and south, acoustical measurements and modeling were
prepared by HELIX Environmental Planning, Inc. (HELIX). The purpose of the noise analysis was to
quantify existing noise levels associated with traffic on Iron Point Road, traffic on U.S. Highway 50,
and nearby commercial activities, and to compare those noise levels against the applicable City of
Folsom noise standards for acceptable noise exposure at residential land uses. Noise sources associated
with the proposed project, including on-site parking/circulation and mechanical equipment noise, were
also evaluated in the noise analysis.

As noted previously, the predominant existing noise sources in the vicinity of the project site are from
vehicles on Iron Point Road and U.S. Highway 50, as well as background noises from adjacent
commercial land uses. Persons and activities potentially sensitive to noise in the project vicinity
include residents within the Broadstone Unit No. 2 Subdivision to the north of the project site, and
residents within the Sherwood Apartment complex to the northeast. Potential noise impacts associated
with the Iron Point Retirement Community project can be categorized as those resulting from
construction-related activities and those caused by operational activities. Construction-related noise
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would have a short-term effect, while operational noise would continue throughout the lifetime of the
project.

Development of the 132,904-square-foot senior retirement community would temporarily increase
noise levels in the project vicinity during the construction period, which would take approximately 12
to 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. 48 is included to reflect these requirements.

The noise environment in the area of the project site is dominated by traffic noise generated by
vehicles on Iron Point Road and U.S. Highway 50. Additional noise is also generated from adjacent
commercial uses located to the east, west, and south of the project site. Traffic noise levels were
measured with respect to the outdoor activity areas associated with the project and also for interior
spaces within the proposed three-story building. The noise analysis determined that the future greatest
exterior noise level in the outdoor activity areas would be 49.9 dBA, thus complying with the 60 dBA
noise level standard established by the City for residential developments. Traffic noise levels were
also calculated for the interior spaces within the proposed residential building. The noise analysis
determined that the greatest interior noise level would be 43 dBA, thus complying with the 45 dBA
interior noise level standard

Operational noises generated by the proposed project include sounds associated with new vehicle trips,
vehicles parking, and mechanical equipment associated with the assisted living facility. Based on the
limited volume or project-generated vehicle trips, vehicle noise exposure would increase only slightly
as compared to existing conditions in the project vicinity. There would also only be slight noise
increase from activities occurring in the parking lot area. To minimize operational noise impacts
associated with the operation of the mechanical equipment, staff recommends that roof-mounted
mechanical equipment not extend above the height of the parapet walls. In addition, staff recommends
that ground-mounted mechanical equipment be shielded by landscaping or trellis-type features.
Condition No. 49 is included to reflect these requirements.

Existing and Proposed Landscaping

The 4.68-acre project site, which has previously been disturbed by construction-related activities
associated with adjacent commercial development, is covered with non-native grasses and features a
small grove of nine oak trees situated in the southwest corner of the property. The project frontage
along Iron Point Road is developed with a sidewalk and retaining wall; however, there are not
landscape materials in place. The eastern project frontage along the private road includes a narrow
landscape buffer with shrubs, flowers, and street trees.

The preliminary landscape plan includes a 30-foot landscape buffer adjacent to Iron Point Road and a
15-foot-wide landscape buftfer adjacent to the project access road. Proposed landscape improvements
include a variety of drought-tolerant trees, shrubs, and groundcover. Among the proposed trees are;
Blue Oak, Chinese Pistache, Crape Myrtle, Desert Willow, Japanese Maple, Live Oak, Prospector Elm,
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Texas Redbud, Valley Oak, Washington Hawthorn, and Western Red Cedar. Proposed shrubs and
groundcover include; Bear’s Breech, Bottle Brush, California Buckwheat, Creeping Juniper, Deer
Fern, Fortnight Lily, Lavender, Society Garlic, Red Hot Poker, and Wild Strawberry. The preliminary
landscape plan meets the City shade requirement (40%) by providing 40% shade in the parking lot area
within fifteen (15) years. Staff recommends that the final landscape plans be reviewed and approved
by the Community Development Department. Condition No. 31 is included to reflect this requirement.

Tree Preservation

The City of Folsom Tree Preservation Ordinance (Folsom Municipal Code Chapter 12.16) regulates
both the removal of protected trees and the encroachment of construction activities within their drip
lines. Protected trees include native oak trees with a trunk diameter of 6 inches or greater, or multiple-
trunked oak trees with an aggregate trunk diameter of 20 inches. A total of nine blue oak trees located
on the project site meet the criteria to be protected under the City of Folsom Tree Ordinance, all of
which will be removed as a result of the proposed project. To mitigate the impact to the protected oak
trees, staff recommends that the following measure be implemented (Condition No. 33):

e The project applicant shall obtain a Tree Permit from the City of Folsom Community
Development Department prior to construction activities that could impact native oak trees and
comply with all requirements of the Tree Permit. The City Arborist shall review the Tree
Permit application as well as the final site improvement plans and determine the precise
mitigation requirement at that time. Compensatory mitigation, as necessary, shall occur off-site
and will consist of one of the following:

o Payment into the Tree Planting and Replacement Fund of an inch-for-diameter-inch
replacement in lieu fee set by City Council resolution;

o Dedication of property for the purpose of planting trees based on the following ratio: 1
diameter inch = 0.004 acre of land (175 square feet) — the minimum area of dedication
for such property shall be five acres of land, unless the property is contiguous to
existing or planned open space, in which case the minimum dedication is one acre of
land; off-site mitigation of this type must be approved by the City council; or

o Planting of trees on either public property, property with a conservation easement,
and/or on property with an irrevocable offer of dedication to the City, pursuant to the
ratios set forth in the Tree Ordinance.

Grading and Drainage

The preliminary grading plan shows the finished pad grade at 353 for the underground garage and 363
feet for the three-story building, with the surrounding site elevations ranging from 345 feet to 364 feet.
As noted earlier within the report, a rockery retaining wall (1-11 feet tall) is proposed along the
frontage of Iron Point Road and another rockery retaining wall (1-9 feet tall) is proposed along the
western project boundary. Development of the project site is anticipated to require moderate
movement of soils (including filling and leveling) and the compaction of said materials. The applicant
will be required to provide a complete geotechnical report before the design of the interior road,
parking lot areas, and building foundations are finalized. Condition No. 13 is included to reflect this
requirement.
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Public storm drainage facilities are provided to accommodate runoff for the surrounding commercial
land uses, but no infrastructure currently exists within the project site itself. The nearest storm
drainage infrastructure is located adjacent to the site, within the private road easement and includes a
BMP water quality swale (east of the private road). Because no storm drainage facilities are provided
within the project site, storm water quality treatment controls will be provided by the existing BMP or
will be required to be incorporated into the site design, and connected to the existing City storm
drainage facilities. Staff recommends the storm drain swale or onsite improvement plans provide for
“Best Management Practices” that meet the requirements of the water quality standards of the City’s
National Pollutant Discharge Elimination System Permit issued by the State Regional Water Quality
Control Board. Condition No. 27 is included to reflect this requirement.

Architecture/Design

As referenced previously within this report, the proposed Iron Point Retirement Community project
includes development of a three-story, 132,904-square-foot building. The proposed three-story
building, which includes a multiple-wing design, features a “Western Prairie” style of architectural.
The proposed design includes a variety of architectural features commonly found in Western Prairie-
style buildings including varied roof shapes and forms, vertical tower features, gables, roof eaves,
architectural trim, covered entries, and metal railing. The proposed project also includes materials
typically found on Western Prairie-style homes such as stone veneer, wood trim elements, metal
railing, and architectural-grade composition shingle roof tiles. The proposed color scheme features a
mixture of earth-tone colors (Universal Khaki, Warm Stone, and Wool Skein) blended with a few
richer colors (Bistro Walnut and Retreat).

As illustrated on the submitted building elevations and color renderings, the proposed building
incorporates many of the key design features commonly found in Western Prairie Style architecture
including utilization of multiple dormers, eave overhangs, covered balconies, exposed rafters, and
architectural columns. As shown on the material and colors board, the proposed building also
incorporates building materials that are frequently associated with Craftsman Style design including
the extensive use of stone veneer, exposed wood trim elements, metal railing, and architectural-grade
composition shingle roof tiles. Western Prairie Style colors have historically included complimentary
earth tones (earthy browns; muted greens, stone-like blues). In staying with this traditional theme, the
applicant is proposing to utilize three different earth tone colors (Universal Khaki, Warm Stone, and
Wool Skein) blended with two darker colors (Bistro Walnut and Retreat).

Based on the aforementioned analysis, staff has determined that the proposed building accurately
reflects the design, materials, and colors identifiable with Western Prairie Style architecture.

The proposed project is subject to the Folsom Corporate Center Design Guidelines. The Design
Guidelines, in respect to overall architectural design concepts, are intended to provide a framework for
design, while not restricting creativity. The following are design parameters recommended by the
Design Guidelines to ensure a high level quality of development:

e Buildings should be responsive to views from all four elevations

¢ Building masses should be made human in scale, present varied elevations, and use accent
materials to add variety

¢ Building materials such as tile, stone, glass, metal panels, and concrete should be utilized
together to reflect the area’s modernity, diversity, and traditions.
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¢ Building entries shall be distinguished with accent materials such as stone, slate, color metal
panels, or concrete.

Upon review of the submitted building elevations in association with the color and materials board,
staff determined that the design of the proposed building accurately reflects the intent of the Folsom
Corporate Center Design Guidelines. Specifically, the proposed project utilizes many unique design
features including varied roof shapes and forms, dormers, wood accent elements, ironwork detailing,
and prominent entries. In addition, the proposed building materials, which include extensive use of
stone veneer, wood, metal, and architectural grade roof tiles, are consistent with the recommendations
of the Design Guidelines. Lastly, the proposed earth tone color scheme blends well with the existing
commercial buildings and the natural setting of the project site. As a result, staff recommends
approval of the applicant’s design with the following conditions:

1. This approval is for a three-story, 132,904-square foot building associated with the Iron Point
Retirement Community project. The applicant shall submit building plans that comply with
this approval and the attached building elevations dated May 15, 2015 and the color building
renderings.

2. The design, materials, and colors of the proposed Iron Point Retirement Community building
shall be consistent with the submitted building elevations, 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 crosswalks on the project site, in addition to where
pedestrian paths cross drive aisles, and shall be incorporated as a design feature at the two
driveway entrances on the access road.

4. Roof-mounted mechanical equipment, including satellite dish antennas, shall not extend above
the height of the parapet walls. Ground-mounted mechanical equipment shall be shielded by
landscaping or trellis type features.

5. Final exterior building and site lighting plans shall be submitted for review and approval by
Community Development Department for location, height, aesthetics, level of illumination,
glare and trespass prior to the issuance of any building permits. Lighting shall be designed to
be shielded and directed downward onto the project site and away from adjacent properties
and public rights-of-way. Lighting shall be equipped with a timer or photo condenser.

These recommendations are included in the conditions of approval (Condition No. 50) presented for
consideration by the City Council.

Energy and Water Conservation

To reduce impacts in terms of energy and water consumption, the proposed project is required to meet
the 2014 Title 24 Building Envelope Energy Efficiency Standards. The project will be allowed to
achieve this performance standard through a combination of measures to reduce energy use for
heating, cooling, water heating and ventilation. Because energy use for each different system type (i.e.,
heating, cooling, water heating, and ventilation) as well as appliances is defined, this method will also
easily allow for application of individual measures aimed at reducing the energy use of these devices in
a prescriptive manner.
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In an effort to address water conservation, the proposed project includes a number of measures aimed
at reducing on-site water usage. As discussed within the Landscape section of this staff report, the
proposed project has been designed to achieve an overall water efficient landscape rating utilizing
primarily low water use plant materials. The concepts of utilizing plant materials that are compatible
in their water use requirements together within the same irrigation zones, are to be applied with all
planting and irrigation design. In addition, all proposed landscape areas will have automatically
controlled irrigation systems that incorporate the use of spray, subsurface in-line emitters, and other
high efficiency drip-type systems. To further ensure water conservation is being achieved, the
proposed project is required to comply with all State and local rules, regulations, Governor’s
Declarations, and restrictions including but not limited to: Executive Order B-29-15 issued by the
Govemor of California on April 1, 2015 relative to water usage and conservation, requirements relative
to water usage and conservation established by the State Water Resources Control Board, and water
usage and conservation requirements established within the Folsom Municipal Code, (Section 13.26
Water Conservation), or amended from time to time. Condition No 61 is included to reflect these
requirements.

ENVIRONMENTAL REVIEW

Staff has prepared an Initial Study and Mitigated Negative Declaration for the project in accordance
with the California Environmental Quality Act (CEQA) regulations and determined that with the
proposed mitigations, the project will not have a significant effect on the environment. The Mitigated
Negative Declaration has been prepared and noticed for public comment on the project, and mitigation
measures have been included as Conditions of Approval. To date, no written comments have been
received from the public during the Mitigated Negative Declaration public review period.

ATTACHMENTS

1. Ordinance No. 1250 — An Uncodified Ordinance to Amend the Zoning Designation for the 4.68-
acre project site from M-L PD (Limited Manufacturing, Planned Development District) to BP PD
(Business and Professional, Planned Development District) for the Iron Point Retirement
Community Project

2. Vicinity Map

3. General Plan Amendment Exhibit, dated June 15, 2015

4. Rezone Exhibit, dated June 15, 2015

5. Preliminary Site Plan, dated August 18, 2015

6. Preliminary Grading and Drainage Plan, dated August 18, 2015

7. Preliminary Utility Plan, dated August 18, 2015

8. Preliminary Landscape Plan, dated August 18, 2015

9. Preliminary Lighting Plan, dated August 18, 2015

10. Preliminary Access and Circulation Plan, dated August 18, 2015

11. Preliminary Fencing Details

12. Building Elevations and Floor Plans, dated May 15, 2015

13. Color Building Renderings

14. Project Narrative

15. Site Photographs

16. Planning Commission Staff Report, dated December 2, 2015

17. Minutes from December 2, 2015 Planning Commission Meeting
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RECOMMENDATION /CITY COUNCIL ACTION

Move to adopt Ordinance No. 1250 - An Uncodified Ordinance to Amend the Zoning Designation for
the 4.68-acre project site from M-L PD (Limited Manufacturing, Planned Development District) to BP
PD (Business and Professional, Planned Development District) for the Iron Point Retirement
Community Project (Second Reading and Adoption)

Submitted,

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

14



Attachment 6

Letters from Applicant, dated July 5, 2017 and
September 24, 2017
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ZJ July 5, 2017 Job No.: 012-020
City of Folsom

50 Natoma Street
Folsom, CA 95630

Attn: Steve Banks

Subject: Iron Point Retirement Community (PN 15-139)

Dear Steve,

On behalf of the owner, Evergreen Folsom Land Joint Venture, we are
requesting a two (2) year time extension for the Planned Development Permit
and Conditional Use Permit related to the Iron Point Retirement Community
project (PN 15-139). We believe this a good project but are not in a position to

RSC Engineering, Inc. - : ; .
start the improvement plans and construction prior to the entitlements expiring.

Consulting Engineers

Included with this letter of request you will find a check in the amount of $4,256
for the City’s submittal fee and the mailing list, labels, stamped & addressed
envelopes and radius map for properties within 300°.

If staff needs anything else to process this request please let me know. Thanks.

Sincerely,

Tiffany Ann Wilson, AICP
Managing Planner

Cc: Trey Gundlach, The Evergreen Company

2250 Douglas Blvd.
Suite 150

Roseville, CA 95661
916.788.2884

Fax 916.788.4408

rsc-engr.com
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EVERGREEN/FOLSOM LAND

JOINT VENTURE

September 24, 2017

Mr. Steven Banks
Principal Planner
City of Folsom

50 Natoma Street
Folsom, CA 95630

Dear Steve:

We appreciate our partnership and our working relationship with the City of
Folsom. We recognize it has been a joint effort to develop the successful
projects we have completed in Folsom, to include the Folsom Gateway Shopping
Center, Safe Credit Union’s headquarters, Micron’s office and testing laboratory,
and the Kaiser medical office building on Iron Point. A successful project is one
that is an asset and amenity to the community, one that meets or exceeds the
end user needs and expectations, and of course one that achieves the
developer’s goals and objectives. With the City’s support, the projects above
have been a success.

We have been fortunate to acquire some great parcels of land in the greater
Sacramento area, to include our property in Folsom. We have also been
fortunate enough to develop relationships and successful projects in Roseville,
Rancho Cordova, Sacramento, as well as the City of Rocklin. The reason |
reference the other communities is our project in Rocklin is one of the reasons
we are requesting an extension of the Planned Development Permit and
Conditional Use Permit Extension for the Iron Point Retirement Community (PN
15-139) in Folsom.

Our venture has primarily developed commercial office and retail projects in the
greater Sacramento area and Folsom. However, our venture partner has
development experience around the world and across the country. Our venture
partners experience across the country includes partnering with a very
successful senior living retirement community developer and operator based
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out of Texas, The Covenant Group. After many years of discussions with our
venture partner and The Covenant Group, a partnership was entered to bring
The Covenant Group to California. In 2014, our venture entitled two senior
living projects, one in Folsom and one in Rocklin.

During the entitlement process we had contemplated building the two projects
concurrently. After completing the discretionary entitlement process for both
projects, we decided to develop the Rocklin project first. This decision was
made because Folsom had a senior living project under construction (Prairie City
Landing) near our project, the magnitude of capital and resources required to
develop both concurrently would be significant, and the Rocklin project alone
was large enough to justify The Covenant Group establishing a new operation in
California.

The Rocklin project, unfortunately, experienced some delays during the
construction drawing, plan check, and permitting processes. We are pleased to
share that the permits have been pulled and the formal ground-breaking
ceremony was held this past August.

As previously noted, we are requesting an extension of the Planned
Development Permit and Conditional Use Permit Extension for the Iron Point
Retirement Community. Subject to the City’s continued support, we plan on
starting the construction plans for the Iron Point Retirement Community next
year, and plan to break ground the following year about the same time the
Rocklin project is completed.

We have an opportunity to develop another great asset and amenity, and
successful project in Folsom. Our venture partner and The Covenant Group
have a track record of developing and operating some of the highest quality
senior living retirement communities in the country. We are requesting an
extension so we can bring that quality to the City of Folsom. If you have any
questions or would like to discuss our plans and/or the project in more detail
please do not hesitate to contact me.

Regards,

'E?ﬁ)—ﬁ\h_&hchw\lﬁ
e

Raymond “Trey” Gundlach
Allegiant Development Company, Inc.

Enclosure: Photo
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Site Photographs












Agenda Item No. 3
PN 17-303
PC Meeting: 10-4-17

PLANNING COMMISSION STAFF REPORT

PROJECT TITLE

PROPOSAL

RECOMMENDED ACTION

OWNER/APPLICANT

LOCATION

SITE CHARACTERISTICS

GENERAL PLAN DESIGNATION

ZONING

ADJACENT LAND USES/ZONING

Parkway Village H1 and H2 Subdivision
Tentative Subdivision Map Amendment

Request for approval of a Tentative
Subdivision Map Amendment for revisions to
the previously approved Parkway Village H1
and H2 Tentative Subdivision Map

Approve, based upon findings and subject to
conditions

Parker Development Company

The 5.44-acre project site is located on the
north side of Silberhorn Drive, slightly
southeast of the intersection of Golf Links
Drive and Silberhorn Drive

The project site has been rough graded and site
improvements are currently being constructed

SFHD (Single Family High Density)

SP 93-3 (Parkway Specific Plan) with an
underlying land use of R-1/R-2 (Single-
Family/Single Family Halfplex)

North: Open Space (SP 93-3) with single-
family residential development beyond

South: Silberhorn Drive with a future park site
(SP 92-3) and single-family residential
development (R-1-M) beyond

East: Open Space (SP 92-3) with an
undeveloped commercial property
(SP 92-3) beyond

West: Open Space (SP 93-3) with single-
family residential development
(SP 93-3) beyond



PREVIOUS ACTION Approval of the Parkway Specific Plan
(SP 93-3) by the City Council on December 14,
1993, Approval of a Development Agreement
with the Parker Development Company for the
Parkway Specific Plan Area by the City
Council on March 12, 1996, and Approval of a
Tentative Subdivision Map (PN 12-370) by the
City Council on December 8, 2015

FUTURE ACTION Approval of Final Map and Issuance of
Building Permits
APPLICABLE CODES FMC 16.00, Subdivisions

FMC 17.37, Specific Plan District
Parkway Specific Plan (SP 93-3)
Subdivision Map Act

ENVIRONMENTAL REVIEW A Mitigated Negative Declaration and
Mitigation Monitoring Program were
previously approved for the Parkway Village
H1 and H2 Subdivision project (PN 12-370) on
December 8, 2015 in accordance with the
California Environmental Quality Act (CEQA)

ATTACHED REFERENCE MATERIAL

1. Vicinity Map

2. Tentative Subdivision Map, dated August 21, 2015

3. Updated Inclusionary Housing Plan

4. City Council Staff Report, dated December 8, 2015

5. Site Photographs

PROJECT PLANNER Steve Banks, Principal Planner
BACKGROUND

On December 8, 2015, the City Council approved a Tentative Subdivision Map for development of
a 16-unit single-family residential subdivision project (Parkway Village H1 and H2 Subdivision) on
a 5.44-acre project site located on the north side of Silberhorn Drive, slightly northwest of the
intersection of Golf Links Drive and Silberhorn Drive. The approved development, which is
divided into two distinct residential clusters (H1 and H2) that are connected by Silberhorn Drive,
features 16 single-family residential lots that range from 7,332 to 11,729 square feet in size.
Architectural details for the approved subdivision were not provided with the original development
application; as a result, the architecture and design of the single-family residences is subject to
future design review approval by the Planning Commission.



Subsequent to City Council approval of the Tentative Subdivision Map for the Parkway Village H1
and H2 Subdivision project, the applicant submitted improvement plans to the City. On April 6,
2017, the improvement plans for the Parkway Village H1 and H2 Subdivision project were
approved by the City. On April 24, 2017, the applicant obtained a grading permit from the City and
shortly thereafter initiated construction of the site improvements on the project site (see Attachment
No. 5). The site improvements for the subdivision are expected to be completed within the next

three months.

On May 20, 2017, the applicant submitted the Final Map for the approved Parkway Village H1 and
H2 Subdivision project to the City. During the course of reviewing the Final Map, City staff and
the project applicant identified a number of conditions (design and construction of traffic signal,
dedication of infrastructure (sewer, water, storm drain, streets, street lights, and sewer lift station) to
City, parking/garage restrictions, etc.) that required modification in order to approve the Final Map.
As a result, the applicant submitted a Tentative Subdivision Map Amendment application to the
City in order to modify the conditions of approval for the project.

APPLICANT’S PROPOSAL

The applicant, the Parker Development Company, is requesting approval of a Tentative Subdivision
Map Amendment for revisions to a previously approved Tentative Subdivision Map associated with
a 16-unit single-family residential subdivision (Parkway Village H1 and H2 Subdivision) located on
5.44-acre site situated on the north side of Silberhorn Drive. The primary purpose of the
Amendment is to modify conditions of approval for the project relative to design and construction
of a traffic signal at the intersection of Golf Links Drive and Silberhorn Drive and dedication of a
proposed sewer lift station to the City. In addition, the proposed Amendment modifies a number of
conditions of approval to reflect the fact that the subdivision includes public streets and associated
improvements (sewer, water, storm drain, and street lights) and not private streets. Lastly, the
proposed Amendment also eliminates some conditions of approval relative to parking and garage
storage restrictions, which are not applicable to single family residential subdivisions. The
following is a list of the proposed modifications to the previously approved conditions of approval
for the Parkway Village H1 and H2 Subdivision project:

Condition No. 12 (Deleted)

Condition No. 13 (Deleted)
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Condition No. 26 (Deleted)

laterals;-the lift station-and-the-aceompanying-foreed-main: The design and construction of the
private sanitary sewer system including the proposed lift station shall be in accordance with the City
Standards and Spec1ﬁcatlons and shall be rev1ewed and approved by., and mamtamed and
dedicated to by the City prierte-app of the-imp he-stibdivision: The design
of the proposed sewer lift station shall also include, but not be 11m1ted to a backup generator to
ensure operation in the event of a power failure, a bypass pumping setup which allows for a
separate portable pump to continue pumping sewage in the event of a pump station failure, and the
a holding tank. The site shall be designed to accommodate an odor control facility.

Condition No. 29 ( Deleted)

Condition No. 33 (Modified)

Prior to the issuance of building permits, the owner/applicant shall provide a digital copy of the
recorded Final Map (in AutoCAD format) to the Community Development Department. The
exception to this requirement are model homes; subject to approval of the Community
Development Department, building permits for model homes only may be issued prior to
recording of the Final Map.

Condmon No. 42 ( Modlﬁed)
h fap- Twelve and one-

half foot (12 5" w1de Publlc Ut111ty Easements for underground fa0111t1es shall be dedicated adjacent
to all public roadways for other utilities (i.e., SMUD, Pacific Gas and Electric, cable television,

telephone). Public utility easements adjacent to private public streets may be reduced along the
private public streets upon approval from public utility companies. Easementsfor-vehicle-and

pedestrian-access shall-also-be-dedicated:

Condition No. 43 (Deleted)




Condition No. 45 (Deleted)

TENTATIVE SUBDIVISION MAP AMENDMENT

As noted in the project description, the applicant is requesting approval of a Tentative Subdivision
Map Amendment in order to make revisions to the previously approved Tentative Subdivision Map
for the Parkway Village H1 and H2 project. The revisions involve modifying and/or deleting a
number of conditions of approval to address some changes in circumstances relative to development
of the subdivision. Specifically, the changes to the conditions of approval address the timing of the
installation of a traffic signal at the intersection of Golf Links Drive and Silberhorn Drive and
dedication of a proposed sewer lift station to the City. In addition, the proposed Amendment
modifies a number of conditions of approval to reflect the fact that the subdivision includes public
streets and not private streets. Lastly, the proposed Amendment also eliminates some conditions of
approval relative to parking and garage storage restrictions, which are not applicable to subdivision.
The aforementioned modifications to the conditions of approval are necessary for approval of the
Final Map by the City as described below:

Condition No. 12 (Deleted)

When the Parkway Village H1 and H2 Subdivision project was approved by the City Council in
20135, a condition of approval was placed on the project relative to the design, construction, and
installation of a traffic signal at the intersection of Golf Links Drive and Silberhorn Drive
(Condition No. 12). Condition No. 12 stated that the applicant is required to design, construct, and
install the traffic signal prior of the issuance of the first building permit for the subdivision.
Subsequent to approval of the Parkway Village H1 and H2 Subdivision project, the City included
the design, construction, and installation of a traffic signal at the intersection of Golf Links Drive
and Silberhor Drive as a project within the City of Folsom Capital Improvement Plan. Around this
same time, it became apparent the City was on a faster track to constructing the traffic signal than
the project applicant. As a result, the City took over ownership of the installation, and construction
of the traffic signal. At this time, the design of the traffic signal has been completed, the signal
poles and other related equipment have been ordered, the construction of the traffic is expected to
begin in December, and the traffic signal should be operational early next year. Based on this
information, staff recommends that Condition No. 12 be eliminated as shown above.
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Condition No. 13 (Deleted)

When the Parkway Village H1 and H2 Subdivision project was approved by the City Council in
2015, a condition of approval was placed on the project requiring the applicant to enter into a
credit/reimbursement agreement for the design, construction, and installation of the traffic signal at
the intersection of Golf Links Drive and Silberhorn Drive. In addition, the applicant was required
to pay their fair share contribution for the cost of the traffic signal. Following approval of the
Parkway Village H1 and H2 Subdivision project, the applicant prepared and submitted the design
for the traffic signal to the City. Subsequently, the City entered into a credit/reimbursement
agreement with the applicant and the City determined that the applicant had satisfied their fair share
contribution towards the overall cost of the design, installation, and construction of the traffic
signal. Based on this information, staff recommends that Condition No. 13 be deleted.

Condition No. 26 (Deleted)

As part of the original approval for the Parkway Village H1 and H2 Subdivision project, a Lot-Line
Adjustment was required in order to incorporate portions of the existing open space parcel located
along the project’s frontage with Silberhom Drive into the subdivision. The aforementioned Lot-
Line Adjustment was recently approved and recorded; as a result, staff recommends deletion of
Condition No. 26 as it has already been satisfied.

Condition No. 27 (Modified)
Mha cwuna anlicant shall be

laterals-the-lift-station-and-the-accompanyingforeed-main: The design and construction of the
private sanitary sewer system including the proposed lift station shall be in accordance with the City
Standards and Spe01ﬁcat10ns and shall be rev1ewed and approved by, and mamtamed and

dedicated to by the City prie PpFe H #sten: The design
of the proposed sewer lift station shall also include, but not be llmlted to a backup generator to
ensure operation in the event of a power failure, a bypass pumping setup which allows for a
separate portable pump to continue pumping sewage in the event of a pump station failure, and the
a holding tank. The site shall be designed to accommodate an odor control facility.

Prior to approval of the Parkway Village H1 and H2 Subdivision project, the applicant submitted a
number of other development alternatives for the project site to the City including a private gated
residential condominium project concept. At that time, the Environmental and Water Resources
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Division recommended that the ownership, maintenance, and operation of the proposed sanitary
sewer lift station be the sole responsibility of the project applicant. Ultimately, the applicant made
the decision to move forward with a non-gated single-family residential subdivision. Unfortunately,
the requirement for the applicant to be responsible for the ownership, maintenance, and operation of
the sewer lift station was not changed to reflect the modified project design. The Environmental
and Water Resource Division, which has been working closely with the applicant on the design of
the sewer lift station, reviewed the current sewer lift station design for the single-family subdivision
and determined that, consistent with City policy, the ownership, maintenance, and operation of the
sewer lift station should be the responsibility of the City. As a result, staff recommends
modification of Condition No. 27 as shown above.

Ay o

Condition No. 29 (Deleted)

Prior to approval of the Parkway Village H1 and H2 Subdivision project, the applicant submitted a
number of other development alternatives for the project site to the City including a private gated
residential condominium project concept. Within the City, private gated communities have
different ownership, maintenance, and operation responsibilities than non-gated residential
communities with respect to infrastructure and improvements including but not limited to roadways,
curbs, gutters, sidewalks, streetlights, sewer, storm drainage, and landscaping. Eventually, the
applicant made the decision to move forward with a non-gated single-family residential subdivision
with public streets. Unfortunately, the requirement for the applicant to be responsible for the storm
drainage system and sanitary sewer system was not changed to reflect the modified project design.
As a result, staff recommends that Condition No. 29 be eliminated.

Condition No. 33 (Modified)

Prior to the issuance of building permits, the owner/applicant shall provide a digital copy of the
recorded Final Map (in AutoCAD format) to the Community Development Department. The
exception to this requirement are model homes; subject to approval of the Community
Development Department, building permits for model homes only may be issued prior to
recording of the Final Map.

When the Parkway Village H1 and H2 Subdivision project was approved by the City Council in
2015, a condition of approval was placed on the project requiring that the Final Map be recorded
prior to issuance of building permits for the subdivision. Over the course of the past year, a number
of subdivisions throughout the City have experienced difficulties in coordinating the timing of
recording the Final Map and obtaining building permits for model homes. This timing issue has
caused a significant delay in the production of homes for the community. To address this challenge,
staff recommends an accommodation that allows the applicant to acquire building permits for model
homes only prior to recordation of the Final Map. As a result, staff recommends that Condition No.
33 be modified as shown above.



Condltlon No. 42 ( Modlﬁed)

: Bre ap- Twelve and one-
half foot (12 5" w1de Pubhc Utlhty Easements for underground fac111t1es shall be dedicated adjacent
to all public roadways for other utilities (i.e., SMUD, Pacific Gas and Electric, cable television,

telephone). Public utility easements adjacent to private public streets may be reduced along the
private public streets upon approval from public utility companies. Easements-for-vehicle-and

pedestrianaceess-shall-also-be dedicated-

Prior to approval of the Parkway Village H1 and H2 Subdivision project, the applicant submitted a
number of other development alternatives for the project site to the City including a private gated
residential condominium project concept. Within the City, private gated communities have
different ownership, maintenance, and operation responsibilities than non-gated residential
communities with respect to infrastructure and other improvements including but not limited to
roadways, curbs, gutters, sidewalks, streetlights, underground utilities, and landscaping. Ultimately,
the applicant made the decision to move forward with a non-gated single-family residential
subdivision. Unfortunately, the requirement for the applicant to dedicate easements for water
within the private streets was not changed to reflect the modified project design that includes public
streets. As a result, staff recommends that Condition No. 42 be modified as shown above.

Cond1t1on No. 43 ( Deleted)

Prior to approval of the Parkway Village H1 and H2 Subdivision project, the applicant submitted a
number of other development alternatives for the project site to the City including a private gated
residential condominium project concept. Under the aforementioned private condominium project
design, the homeowners association would have been responsible for the maintenance and operation
of the gravity and forced sanitary sewer mains proposed to be constructed within Silberhorn Drive
(public street). Based on the decision to move forward with a non-gated single-family residential
subdivision, which includes public streets, the requirement for a Maintenance and Access
Agreement with the City for operation and the gravity and forced sanitary sewer forced mains in not
applicable. As a result, staff recommends that Condition No. 43 be deleted.

Condition No. 45

As stated previously within this report, the applicant initially proposed a private gated residential
condominium project concept for the project site and a number of conditions were mistakenly
placed on the approved single-family residential subdivision. In particular, a condition of approval
was applied to the project relative to on-street parking and household storage within garages. With
respect to parking restrictions and garage storage limitations, the Parkway Specific Plan already has
guidelines and regulations in place to address these issues. Specifically, the Parkway Specific Plan
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does not permit the parking of boats, campers, trailers, and recreational vehicles on public streets
within the subdivision. In addition, the Specific Plan does not permit the storage of household
items within required garage spaces to prevent the parking of vehicles. Based on the
aforementioned factors, staff has determination this condition of approval is not applicable and
recommends that Condition No. 45 be deleted.

Condition No. 46

As stated previously within this report, the applicant initially proposed a private gated residential
condominium project concept for the project site and a number of conditions were mistakenly
placed on the approved single-family residential subdivision. In particular, a condition of approval
was applied to the project relative to the towing of vehicles that are parked within fire access lanes
within the subdivision. In relation to parking in fire access lanes, the approved project as designed
includes two cul-de-sacs and public streets which are proposed to meet minimum City Standards for
design and construction, therefore, fire lanes are not required. Staff recommends that Condition No.

46 be deleted as shown above.

Condition No. 74

As stated previously within this report, the applicant initially proposed a private gated residential
condominium project concept for the project site and a number of conditions were mistakenly
placed on the approved single-family residential subdivision. In particular, a condition of approval
was applied to the project relative to emergency access driveway turning movements. With regard
to emergency access driveway turning movements, the approved project design does not include an
emergency access driveway. In addition, the two public cul-de-sacs within the project have been
designed to meet the minimum City standards with respect to emergency vehicle turning
movements. Based on the aforementioned factors, staff has determination this condition of
approval is not applicable and recommends that Condition No. 74 be deleted as shown above.

Inclusionary Housing

As part of the original Parkway Village H1 and H2 Subdivision project, which was approved in
2015, an Inclusionary Housing Plan was submitted by the applicant that did not meet the current
requirements of the City’s Inclusionary Housing Ordinance. As specified in the Folsom Municipal
Code, Section 17.140.030, the applicant is required to provide inclusionary housing units equal to
ten (10) percent of the total number of units in the project, including very-low income units equal to
three (3) percent of the market rate units within the subdivision and low-income units equal to seven
(7) percent of the market rate units. In this particular case, the applicant is required to provide two
(2) inclusionary housing units within the proposed development. However, the Inclusionary
Housing Ordinance also provides for use of alternative means by developers to satisfy their
inclusionary housing requirement. Alternative means for satisfying the aforementioned requirement
include: providing the units off-site; dedicating land for other affordable development projects;
acquisition, rehabilitation, and conversion of existing market rate units; conversion of existing
market rate units; paying an in-lieu fee, or other methods as approved by the City Council.




As an alternative means to constructing the affordable housing units on the project site, the
applicant has submitted an updated Inclusionary Housing Plan (Attachment 3) which proposes to
meet the inclusionary housing requirement by providing an in-lieu fee payment. The in-lieu fee
payment is calculated by multiplying one percent of the lowest priced for-sale residential unit
within the proposed subdivision by the total number of for-sale residential units within the proposed
subdivision. The in-lieu fee is payable at the time of the building permit on a per-unit basis. The
Inclusionary Housing Plan is subject to review and approval by the City Council.

ENVIRONMENTAL REVIEW

A Mitigated Negative Declaration and Mitigation Monitoring Program were previously approved
for the Parkway Village H1 and H2 Subdivision Project (PN 12-370) project on December 8, 2015
in accordance with the California Environmental Quality Act (CEQA). Staff has determined that no
new impacts will result from this amendment that were not already considered with the previous
approval. No further environmental review is required.

RECOMMENDATION/PLANNING COMMISSION ACTION

MOVE TO RECOMMEND TO THE CITY COUNCIL APPROVAL OF THE TENTATIVE
SUBDIVISION MAP AMENDMENT FOR THE PARKWAY VILLAGE H1 AND H2
SUBDIVISION PROJECT WITH THE FOLLOWING FINDINGS AND CONDITIONS (NO. 1-

78).
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 PARKWAY
SPECIFIC PLAN.

CEQA FINDINGS

C. A MITIGATED NEGATIVE DECLARATION AND MITIGATION MONITORING
PROGRAM WERE PREVIOUSLY APPROVED FOR THE PARKWAY VILLAGE H1
AND H2 SUBDIVISION PROJECT (PN 12-370) ON DECEMBER 8§, 2015 IN
ACCORDANCE WITH THE CALIFORNIA ENVIRONMENTAL QUALITY ACT
(CEQA). NO NEW IMPACTS WILL RESULT FROM THIS AMENDMENT THAT
WERE NOT ALREADY CONSIDERED WITH THE PREVIOUS APPROVAL, SO NO
FURTHER ENVIRONMENTAL REVIEW IS REQUIRED UNDER CEQA.

D. NONE OF THE CONDITIONS DESCRIBED IN SECTION 15162 OF THE CEQA

GUIDELINES CALLING FOR THE PREPARATION OF A SUBSEQUENT
ENVIRONMENTAL IMPACT REPORT HAVE OCCURRED.
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TENTATIVE SUBDIVISION MAP AMENDMENT FINDINGS

E.

THE PROPOSED AMENDED TENTATIVE SUBDIVISION MAP, TOGETHER

WITH THE PROVISIONS FOR ITS DESIGN AND IMPROVEMENT, IS CONSISTENT
WITH THE GENERAL PLAN, THE PARKWAY SPECIFIC PLAN, AND ALL
APPLICABLE PROVISIONS OF THE FOLSOM MUNICIPAL CODE.

THE DESIGN OF THE AMENDED TENTATIVE SUBDIVISION MAP AND THE
PROPOSED IMPROVEMENTS WILL NOT CAUSE ENVIRONMENTAL DAMAGE OR
INJURE FISH OR WILDLIFE OR THEIR HABITAT.

THE DESIGN OF THE AMENDED TENTATIVE SUBDIVISION MAP AND THE
PROPOSED IMPROVEMENTS WILL NOT CAUSE PUBLIC HEALTH OR SAFETY
PROBLEMS.

THE SITE IS PHYSICALLY SUITABLE FOR THE TYPE OF DEVELOPMENT

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

—

®AM JOHN§ /
Community Development Director

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

RESPONSIBLE DEPARTMENT WHEN REQUIRED

Prior to approval of Improvement Plans
Prior to approval of Final Map

Prior to issuance of first Building Permit
Prior to approval of Occupancy Permit
Prior to issuance of Grading Permit

PW

ulalo|w|z|~

Public Works Department C | During construction

PR

Park and Recreation Department OG | On-going requirement

PD

Police Department
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Attachment 1

Vicinity Map



2
=
=
Z

Cini

i

\%




Attachment 2

Tentative Subdivision Map, dated August 21, 2015
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Attachment 3

Updated Inclusionary Housing Plan



INCLUSIONARY HOUSING PLAN

THE PARKWAY VILLAGE H1 AND H2 SUBDIVISION

The intent of this project is to subdivide the existing 5.44 acre site into a sixteen (16) unit
single-family residential subdivision, consistent with the original approval and the Parkway
Specific Plan. Per the amended Chapter 17.104 of the Folsom Municipal Code, the number of
inclusionary housing units shall be equal to ten percent (10%) of the total units, or 1.6.
Rounding this to the nearest whole number, two (2) inclusionary housing units are required for
this project.

Rather than provide one (1) low income unit and one (1) very low income unit, this
project will implement an alternative means of complying with the inclusionary housing
requirement — that being the payment of an in-lieu fee, as provided by Section 17.104.060.

The in-lieu fee will be calculated as follows:

Multiply one percent (1%) of the lowest priced for-sale residential unit in the
proposed subdivision by sixteen (16) (i.e. the total number of for-sale residential
units in the subdivision (16).

The in-lieu fee will be payable at the time of building permit, on a per-unit basis.
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Attachment 4

City Council Staff Report, dated December 8, 2015



PUBLIC HEARING
Agenda Item No.
CC Meeting: 12-8-15

DATE: December 8, 2015

TO: Mayor and City Council Members

FROM.: Community Development Department

SUBIJECT: MITIGATED NEGATIVE DECLARATION AND TENTATIVE
SUBDIVISION MAP REGARDING THE PARKWAY VILLAGE H1 AND
H2 SUBDIVISION PROJECT
i. Resolution No. 9680 - A Resolution of the City Council to Adopt a

Mitigated Negative Declaration and to Approve a Tentative Subdivision
Map creating 16 single-family residential lots on the 5.44-acre project
site for the Parkway Village H1 and H2 Subdivision Project

BACKGROUND

The project site, which is situated on the north side of Silberhorn Drive within the Phase II portion of
the Parkway Specific Plan, is comprised of four individual parcels totaling 5.44-acres. Upon approval
of the Parkway Specific Plan in 1993, the subject site was assigned a General Plan land use designation
of SFHD (Single Family High Density) and a Specific Plan designation of SP 93-3 (Parkway Specific
Plan) with an underlying zoning designation of R-1/R-2 (Single-Family/Single-Family Halfplex).
Based on the assigned General Plan land use designation of SFHD, the project site was anticipated to
be developed with between 22 and 38 single-family residential homes (4-6.9 units per acre). Based on
the Specific Plan zoning designation, the subject site was expected to be developed with detached
single-family homes, halfplexes, or duplexes. Subsequent to approval of the Specific Plan, the project
site was rough-graded in anticipation of residential development. Currently, the undeveloped project
site contains non-native grassland with inclusion of riparian vegetation associated with the Humbug-
Willow Creek Parkway and the Natomas Ditch.

On November 8, 2012, the Parker Development Company submitted a development application
requesting approval of a Tentative Subdivision Map, General Plan Amendment, Specific Plan
Amendment, Planned Development Permit for development of a 56-unit condominium project on a
5.44-acre site located on the north side of Silberhorn Drive within the Parkway Specific Plan area. On
December 4, 2014, after much consideration, the Parker Development Company submitted a modified
development application requesting approval of a Specific Plan Amendment, Tentative Subdivision
Map, and Planned Development Permit for development of a 33-unit single-family residential
subdivision project.

On July 15, 2015, the Planning Commission reviewed the request from the Parker Development
Company for the development of a 33-single-family residential subdivision project. At that meeting, a
significant contingent of residents expressed reservations about the proposed project including but not
limited to concerns regarding the following issues:



Aesthetic impacts

Decrease in property values

Density of project

Design consistency of proposed residential units
On-street parking on Silberhorn Drive

Open space and wildlife area impacts

Public school impacts

Traffic and Pedestrian Safety on Silberhormn Drive
Water supply and usage

After a lengthy public comment period, the Commission engaged in a thorough review of the proposed
project and debated the merits of a number of specific issues associated with the project including,
traffic and circulation, parking, pedestrian safety, density, and development standards. Following this
discussion by the Planning Commission, a motion proposed by Commissioner Scott to approve the
proposed project failed to pass with a 3-2 vote. Subsequently, a motion proposed by Commissioner
Lane to deny the proposed project was passed with a 4-1 vote. The Planning Commission action to
deny the proposed project was a recommendation to the City Council, with the Council having final
decision making authority due to the Specific Plan Amendment and Tentative Subdivision Map

entitlements.

On August 21, 2015, the Parkway Development Company submitted a letter to the City indicating that
they were revising their project by reducing the number of single-family residential lots from 33 down
to 16 in to order to be consistent with the Parkway Specific Plan and the previously approved Tentative
Subdivision Map. On August 26, 2015, the Parkway Development Company submitted a formal
development application to the City requesting approval of a Tentative Subdivision Map for
development of a 16-unit single-family residential subdivision on the subject 5.44-acre project site.

PROPOSED PROJECT

The applicant, the Parkway Development Company, is requesting approval of a Tentative Subdivision
Map and consideration of adoption of a Mitigated Negative Declaration for development of a 16-unit
single-family residential subdivision project on a 5.44-acre project site located on the north side of
Silberhorn Drive, slightly southeast of the intersection of Golf Links Drive and Silberhorn Drive. The
proposed development, which is divided into two distinct single-family residential clusters (H1 and
H2) that are connected by Silberhorn Drive, features residential lots that range from 7,332 to 11,729
square feet in size. Architectural details for the single-family lots have not been provided with the
subject development application, and as a result, the architecture and design of the single-family
residences will be subject to future design review approval by the Planning Commission.

Primary vehicle access to the project site is provided by two new driveways located on Silberhorn
Drive. Internal vehicle circulation consists of private drive aisles that provide access for each of the
residential clusters respectively. Pedestrian access is facilitated by an existing sidewalk located
adjacent to Silberhorn Drive and internal pedestrian pathways that provide connectivity in and around
the residential clusters. The sidewalk connections will provide access from each of the residential
clusters to an existing bicycle/pedestrian trail that bisects the project site and provides access to the
Humbug-Willow Creek trail system. Additional on-site improvements include:

drive aisles, on-street parking, underground utilities, drainage structures, site lighting, and site
landscaping.



The proposed project was considered by the Planning Commission at its October 21, 2015 meeting. At
this meeting, the Commission expressed their full support for the project. Six residents spoke
regarding the proposed project at the meeting. Five of the residents who spoke voiced their support of
the proposed subdivision. One resident who spoke in opposition to the proposed subdivision expressed
a desire that the project site remain undeveloped. The Planning Commission adopted a motion (6-0-1-
0) to recommend approval of the proposed project to the City Council, subject to the conditions of
approval included with this report.

POLICY/RULE

Section 16.16.080 of the Folsom Municipal Code (FMC) requires that applications for Tentative
Subdivision Maps be forwarded to the City Council for final action.

ANALYSIS

General Plan and Zoning Consistency

The General Plan land use designation for the project site is SFHD (Single Family High Density) and
the Specific Plan zoning designation for the project site is SP 93-3 (Parkway Specific Plan) with an
underlying land use designation of R-1/R-2 (Single Family/Single Family Halfplex). The Specific
Plan zoning designation corresponds with the General Plan designation boundary lines. The project is
consistent with both the proposed General Plan land use designation and the proposed Specific Plan
zoning designation for the site, as single-family detached dwelling units are identified as a permitted
land use within the zoning district on this site (Parkway Specific Plan, Section 4.31).

As noted in the previous discussion, the General Plan land use designation for the 5.44-acre project site
is SFHD (Single Family High Density). The City of Folsom General Plan allows properties assigned
with a SFHD land use designation to be developed with a maximum density of 6.9 dwelling units per
acre. As shown on the submitted site plan, the proposed project is being developed at a residential
density of 2.94 dwelling units per acre. Based on the aforementioned information, staff has determined
that the proposed project density is consistent with the residential density established for properties
assigned with an SFHD land use designation as it does not exceed the maximum residential density of

6.9 dwelling units per acre.

Land Use Compatibility

The 5.44-acre residentially-zoned project site is bounded by open space to the north with single-family
residential development beyond, Silberhorn Drive to the south with a future park site and single-family
residential development beyond, open space to the east with an undeveloped commercial property and
Golf Links Drive beyond, and open space to the west with single-family residential development
beyond. In addition to the single-family residential development referenced above, the project site is
heavily influenced by the adjacent open space areas located to the east, north, and west of the subject
property. These open space areas include significant vegetation, drainage ponds, sections of Humbug
Creek, and portions of the Humbug-Willow Creek Trail System. The project site itself includes non-
native grassland and riparian vegetation that is tied into the Natomas Ditch, which runs along the
southern and western portions of the property.

As described above, the project setting is characterized by single-family residential development
intermingled with natural open space areas. The proposed project is comprised of two single-family
residential clusters or enclaves surrounded by open space buffers that are intended to help establish a
relationship between the existing natural habitat and residents of the new development. The project is

3



subject to the design standards recommended by the Parkway Specific Plan to ensure that the future
single-family residences are architecturally compatible with the nearby single-family residential
development and also with the natural setting of the Parkway. In addition, staff has determined that
the physical design of the project is consistent with the Humbug-Willow Creek Design Guidelines.
Based on the aforementioned factors, staff has determined that the proposed project maintains a scale
that is complimentary to and compatible with the surrounding open space and nearby residential
environments.

Tentative Subdivision Map

The applicant is requesting approval of a Tentative Subdivision Map to subdivide the existing 5.44-
acre site (comprised of four individual parcels) into 16 single-family residential lots and 2 landscape
lots. As noted earlier within this reports, the proposed residential lots range from 7,332 to 11,729
square feet in size. Staff recommends that the owner/applicant dedicate easements for water and sewer
within the private streets, as well as public utility easements for underground facilities on lots adjacent
to the public street (Silberthorn Drive). In addition, staff recommends that the owner/applicant dedicate
easements for vehicle and pedestrian access. Condition No. 42 is included to reflect these
requirements. Staff also recommends the applicant form a Homeowners Association and establish
CC&Rs for the proposed subdivision. Condition No. 39 is included to reflect this requirement. Staff
has determined that the proposed subdivision map complies with all City requirements, as well as with
the requirements of the State Subdivision Map Act.

Traffic/Access/Circulation

A Traffic Impact Analysis was prepared by Fehr & Peers in March, 2015 to address traffic, access, and
circulation-related issues associated with development of the previously proposed 33-unit single-
family residential subdivision project. Fehr & Peers reviewed the revised 16-unit single-family
residential project and determined that no new impacts were identified that were not previously
analyzed. In addition, Fehr and Peers noted that the potential impacts associated with the proposed 16-
unit single-family residential subdivision are greatly decreased due to the lower vehicle trip volume.
With respect to traffic-related impacts, the study analyzed traffic operations in the vicinity of the
project site under five scenarios: Existing Conditions (2014), Construction Year No Project Conditions
(2015), Construction Year Plus Project Conditions (2015), Cumulative No Project Conditions (2035),
and Cumulative Plus Project Conditions (2035). Impacts of the proposed project were evaluated at two
intersections, the intersection of Silberhorn Drive and Golf Links Drive and the intersection of
Silberhorn Drive and Prewitt Drive/Trowbridge Lane.

Under Existing Conditions, the study determined that the intersection of Silberhorn Drive and Prewitt
Drive currently operates at an acceptable level of service (LOS A) during both the AM (7:00 AM to
9:00 AM) and PM (4:00 PM to 6:00 PM) peak hours. The intersection of Golf Links Drive and
Silberhorn Drive also operates at an acceptable level of service (LOS A) in terms of the predominate
north-south movement of vehicles. However, the intersection of Silberhorn Drive and Golf Links
Drive operates at an unacceptable level service during the AM Peak hour (LOS D) in terms of a side-
street movement which involves the left-turn onto Golf Links Drive from Silberhorn Drive.

In relation to trip generation, the proposed project is estimated to generate a total of 151 daily vehicle
trips including 12 trips (3 inbound/9 outbound) during the AM peak hour and 16 trips (10 inbound/6
outbound) during the PM peak hour. As a point of comparison, trips generated by the previously
proposed 33-unit single-family residential subdivision estimated to generate a total of 314 daily vehicle
trips including 25 trips (6 inbound/19 outbound) during the AM peak hour and 33 trips (21 inbound/12
outbound) during the PM peak hour. With respect to trip distribution, 43% of vehicle trips associated
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with the proposed project are expected to utilize northbound Golf Links Drive, 14% will utilize
southbound Golf Links Drive, 14% will utilize Prewitt Drive, and 29% will utilize southbound

Silberhorn Drive.

Under Construction Year No Project conditions, the intersection of Silberhorn Drive and Prewitt Drive
is projected to operate at acceptable levels of service in the AM peak hour (LOS A) and the PM peak
hour (LOS A). However, the intersection of Silberhorn Drive and Golf Links Drive is expected to
operate at unacceptable levels of service in both the AM peak hour (E) and the PM peak hour (LOS E)
in terms of the left-turn movement from Silberhorn Drive onto Golf Links Drive. Under Construction
Year Plus Project conditions, the intersection of Silberhorn Drive and Prewitt Drive is again expected
to operate at acceptable levels of service (LOS A) in the AM and PM peak hour. With the addition of
project-related trips, the intersection of Silberhorn Drive and Golf Links Drive is projected to operate
at an unacceptable level of service in the AM peak hour (LOS F) and in the PM peak hour (LOS E)
with respect to the left-turn movement onto Golf Links Drive. In addition, the delay for the eastbound
left-turn movement at the aforementioned intersection will increase by approximately 5.1 seconds in
the AM peak hour. Installation of a traffic signal at the intersection of Silberhorn Drive and Golf
Links Drive would provide acceptable levels of operation for the lefi-turn movement from Silberhorn
Drive onto Golf Links Drive.

Under Cumulative No Project conditions, the intersection of Silberhorn Drive and Prewitt Drive is
expected to operate at an acceptable level of service in the AM and PM peak hours (LOS A). The
intersection of Silberhorn Drive and Golf Links Drive is anticipated to operate at unacceptable levels
of service during both the AM and PM peak hour (LOS F) with respect to the left-turn movement onto
Golf Links Drive. Under Cumulative Plus Project conditions, the intersection of Silberhorn Drive and
Prewitt Drive is expected to operate at an acceptable level of service in the AM and PM peak hours
(LOS A). The intersection of Silberhorn Drive and Golf Links Drive is anticipated to operate at
unacceptable levels of service during the AM peak hour (LOS F) and the PM peak hour (LOS F).
Installation of a traffic signal at the intersection of Silberhorn Drive and Golf Links Drive would
improve the level of service during an acceptable condition during the AM peak hour (LOS B) and the
PM peak hour (LOS A) with regard to the left-turn movement from Silberhorn Drive onto Golf Links

Drive.

A peak hour signal warrant analysis was performed based on the Cumulative No Project Conditions
and Cumulative Plus Project Conditions traffic volumes at the Silberhorn Drive/Golf Links Drive
intersection (Fehr & Peers 2015). The PM peak hour level of service meets the warrant for a traffic
signal without construction of the project. With the addition of 14 trips during the AM peak hour under
the proposed project (less than one percent of the total traffic through the intersection), the AM peak
hour will also meet the level of service warrant for a traffic signal. With traffic signal control at the
intersection of Golf Links Drive and Silberhorn Drive, the level of service and delay would improve to
the acceptable conditions (LOS B in AM and LOS B in PM). To address the project’s impact to the
level of service at the intersection of Golf Links Drive and Silberhorn Drive, staff recommends that the
following measures be implemented (Condition No. 12 and No. 13):

e The owner/applicant shall design, construct and install a traffic signal at the intersection of Golf
Links Drive and Silberhorn Drive. The improvement plans for the traffic signal shall be
approved by the City prior to approval of a final map for the subdivision. The traffic signal
shall be complete and operational prior to issuance of the first building permit for the
subdivision.



e The owner/applicant shall enter into a credit/reimbursement agreement with the City for the
design, construction and installation of the traffic signal. The credit/reimbursement agreement
shall be fully executed prior to approval of a final map for the subdivision. The owner/applicant
shall be responsible for their fair share of the cost of the traffic signal as determined by a fair
share cost analysis. The fair share analysis shall be prepared by a licensed professional subject
to mutual agreement by the owner/applicant and the City and shall be approved by the City.

As shown on the submitted site plan, access to the project site is provided by two new driveways
located on Silberhorn Drive, located approximately 480 feet apart. Each of the aforementioned
driveways will accommodate two-way vehicle traffic. Internal vehicle circulation for each of the
single-family residential clusters is provided a private street that includes a small traffic circle.
Pedestrian circulation is facilitated by an existing sidewalk located adjacent to Silberhorn Drive and
internal pedestrian pathways that provide connectivity in and around the residential units. The
sidewalk connections will provide access from each of the residential clusters to an existing
bicycle/pedestrian trail that bisects the project site and provides access to the Humbug-Willow Creek
trail system. City staff did not identify any significant concerns in relation to project access or internal
circulation. However, to further ensure safe travel for vehicles entering and leaving the project site,
staff recommends that the following measures be implemented (Condition No. 44):

e “STOP” sign control and associated pavement markings shall be installed at the exit to each of
the two project driveway intersections with Silberhorn Drive to the satisfaction of the
Community Development Department.

e Landscape materials located within the clear-vision triangle(s) of each of the two project
driveways intersections with Silberhorn Drive shall be planted and maintained in a manner that
will not impede the ability of drivers to see oncoming vehicles on Silberhorn Drive.

e Masonry pavers that are stamped or scored, and/or colored paving shall be incorporated at the
two driveway entrances/exits on Silberhorn Drive for the purpose of pedestrian safety and
visual enhancement. The masonry pavers and/or colored paving shall be a minimum of 20 feet
in width and shall be compliant with the Americans with Disabilities Act requirements.

Parking
The proposed project includes development of 16 single-family residential lots within two distinct

residential clusters. The Parkway Specific Plan requires single-family residences and cluster homes to
provide three parking spaces per unit, one of which is dedicated to guest parking. As shown on the
submitted tentative subdivision map, the proposed project meets the minimum parking requirement
established by the Specific Plan by providing 48 on-site parking spaces (32 garage parking spaces and
16 on-street parking spaces) whereas 48 on-site parking spaces are required.

Noise

The predominant existing noise sources in the vicinity of the project site are low-level intermittent
traffic noise generated by automobiles on adjacent streets (Silberhorn Drive), nearby minor residential
streets (Trowbridge Lane, Trowbridge Court), and nearby arterial streets (Golf Links Drive and East
Natoma Street). Other existing noise sources include those emanating from Empire Oaks Elementary
School and the Humbug-Willow Creek trail system. There are no existing noise sources on the project
site.
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Potential noise impacts associated with the Parkway Village H1 and H2 Subdivision project can be
categorized as those resulting from construction-related activities and those caused by operational
activities. Construction-related noise would have a short-term effect, while operational noise would
continue throughout the lifetime of the project. Development of the proposed subdivision would
temporarily increase noise levels in the project vicinity during the construction period, which would
take approximately eight 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 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,
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. 69 is included to reflect these requirements.

Operational noise generated by the proposed project includes sounds typically associated with
residential uses including traffic-related noise, resident-related noise, and landscape maintenance-
related noise. With implementation of the project, traffic levels on Silberhorn Drive and adjacent
roadways would increase slightly over existing conditions. However, the minimal increase in traffic is
not expected to have a significant impact on noise levels in the project area. Noise impacts associated
with daily residential activity and landscape maintenance functions are also not expected to have a
significant impact on noise levels in the project vicinity. In addition, the proposed project is required
to adhere to the City of Folsom’s Noise Ordinance, which would result in acceptable levels of noise for
both the interior and exterior residential land uses.

Fencing
The applicant is proposing to install a combination of six-foot-tall side yard fencing (wooden fences)

and six-foot-tall view fencing in the back yard areas in order to provide a safe and secure environment
for the residents of the subdivision. The proposed six-foot-tall side yard fencing and gates will be
constructed of wood and stained with natural earth tone color. The proposed six-foot-tall back yard
view fencing will be constructed of tubular steel that is painted black. Staff has determined that the
location and design of the proposed side yard and back yard fences are complimentary to the
architecture and design of the proposed buildings and will add value to the overall appearance of the
project site.

Site Lightin

The applicant is proposing to use a combination of building-attached lighting, landscape lighting, and
pole-mounted street lights. Decorative wall-mounted lights are proposed to provide illumination for
architectural building features and to provide necessary lighting for the pedestrian walkways around
the buildings. The proposed free-standing parking street lights are 20 feet in height and have an acorn-
style post top design. To minimize potential lighting-related impacts, staff recommends that all
exterior building-attached lighting, landscape lighting, and pole-mounted street lighting be shielded
and directed downward to minimize glare towards the surrounding properties. In addition, staff also
recommends that all lighting be equipped with a timer or photo condenser. Condition No. 23 is
included to reflect these requirements.



Existing and Proposed Landscaping

The undeveloped project site, which has previously been cleared, rough-graded, and padded, is
vegetated with 39 oak trees, a stand of Fremont cottonwood trees, coyote brush, and a combination of
native and non-native grasses including bromes, dogtail grass, wild oat, medusa head, horseweed, and
deergrass. The Willow Creek Parkway, which borders the project site to the north , east, and west,
consists of a densely-vegetated riparian corridor that includes mature oak trees, Fremont cottonwood
trees, California sycamore trees, Himalayan blackberry, poison oak, and willow shrubs. The Natomas
Ditch, which runs along the projects southern boundary, is considered Valley Oak Woodland habitat
and includes Valley oak trees, Fremont cottonwood trees, bromes, oaks, ryegrass, Italian thistle, poison
oak, Himalayan blackberry, toyon, California coffeeberry, and elderberry shrubs.

The applicant submitted a preliminary landscape plan which includes a landscape buffer area that
ranges from 15 to 30 feet in width and is located on the western, eastern, and northern side of each of
the single-family residential clusters respectively. The landscape buffer area is surrounded by off-site
open space areas comprised of native vegetation that will be undisturbed. Proposed landscape
improvements include a variety of trees, shrubs, groundcover, and turf. Among the proposed trees are;
Coast Live Oak, Chinese Pistache, Yew Pine, Red Maple, Strawberry Tree, and White Crape Myrtle.
Proposed shrubs and groundcover include; Lily of the Nile, Boxwood, Fortnight Lily, Heavenly
Bamboo, New Zealand Flax, Photinia, Laurel Cherry, Burgundy Carpet, Boston Ivy, Asian Jasmine,
and sodded turf. Staff recommends that the proposed landscape plan meet the City shade requirement
by providing appropriate shade coverage (40% required) in the parking lot area within fifteen (15)
years. In addition, staff recommends that the final landscape plans be reviewed and approved by the
Community Development Department. Condition No. 48 is included to reflect these requirements.
Staff also recommends that all irrigation watering be required to comply with the water conservation
requirements established within the Folsom Municipal Code (FMC, Section 13.26 Water
Conservation). Condition No. 79 is included to reflect this requirement.

Grading and Drainage

As mentioned previously within this report, the project site has previously been rough graded in
anticipation of development. The preliminary grading plan shows the finished building pads that range
from 378 feet to 381 on the western residential cluster and building pads that range from 380 feet to
382 on the eastern residential cluster. The proposed landscape buffer areas located on the northern
portion of the project site are designed to utilize a 2:1 slope. No retaining walls are proposed with the
subject single-family residential development. Development of the project site is anticipated to require
minimal movement of soils and the compaction of said materials. The applicant is required to provide
a complete geotechnical report before the design of driveways, drive aisles, parking lot areas, and
building foundations are finalized. Condition No. 14 is included to reflect this requirement.

Existing public drainage easements collect stormwater runoff and direct it to adjacent water quality
retention basins. An existing 30-foot-wide public drainage easement is located near the southwest
portion of the western parcel of the project site, and it carries stormwater from the building pad to an
existing water quality retention basin west of the parcel. An abandoned ditch within an existing 30-
foot-wide public drainage easement is located near the western portion of the eastern parcel of the
project site, and it carries stormwater from the building pad to an existing water quality retention basin
northwest of the parcel. Because the site is currently undeveloped, implementation of the project site
will result in the addition of new impervious surfaces to the project site. However, this is a normal
consequence associated with the development of previously undeveloped parcels of land. The
applicant is proposing to direct all stormwater generated by the single-family residential project to the
existing water quality retention basins. Staff recommends the storm drain improvement plans provide
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for “Best Management Practices” that meet the requirements of the water quality standards of the
City’s National Pollutant Discharge Elimination System Permit issued by the State Regional Water
Quality Control Board. Condition No. 28 is included to reflect this requirement. It is important to note
that the project site is not located within a 100-year flood plain as identified by the Federal Emergency
Management Agency. Accordingly, development of the proposed project will not expose persons to
water-related hazards such as flooding.

Biological Resources

The proposed project site consists of 5.44 acres of undeveloped land directly abutting open space and
the riparian corridor associated with the Humbug-Willow Creek Parkway. Habitats present on the
project site include annual grassland, valley oak woodland, valley foothill riparian, the Natomas Ditch,
a drainage swale, an abandoned ditch, and water quality retention basins. To determine the presence or
potential for special-status species to occur in the project area, the most current lists of regionally-
occurring special status species from the U.S. Fish and Wildlife Service, the California Native Plant
Society, and the California Department of Fish and Wildlife California Natural Diversity Database
were reviewed. The potential for each regionally-occurring special status species to occur was
determined based on the presence of suitable habitat on the project site based on a biological
reconnaissance survey conducted on March 7, 2013. Based on the aforementioned analysis, it was
determined that the project site represents potential habitat for the Valley elderberry longhorn beetle,
the Western Pond Turtle, and White-Tailed Kite.

The biological reconnaissance survey determined that two elderberry shrubs are located on the project
site and that seven elderberry shrubs are located within 100 feet of the project site. Elderberry shrubs
provide potential habitat for the Valley longhorn elderberry beetle, which is considering a Special
Status Species. The applicant’s intent is to remove the two elderberry shrubs located on the project site
and to preserve the 7 elderberry shrubs located off-site. To address potential impacts to the elderberry
shrubs, staff recommends that the following measures be implemented (Condition No. 54):

e The owner/applicant shall apply for and obtain a USFWS permit to construct within the buffer
area and to remove two elderberry shrubs. The following measure will ensure that the applicant
provides documentation to the City that said permit has been issued by USFWS:

e Prior to the initiation of any grading or the issuance of any construction or grading permit, the
owner/applicant shall obtain all required state and federal permits and provide evidence to the
City of Folsom that said permits have been obtained, or that the permit is not required.
Specifically, the applicant must provide verification of a USFWS permit for construction
within the required 100-foot buffer area of the elderberry bush located at the southwest corner
of the site.

e The owner/applicant shall transplant shrub and purchase four mitigation units in a mitigation
bank.
or

The following avoidance and minimization efforts shall be implemented for construction operations in
the vicinity of any elderberry shrubs that would not be removed.



All areas to be avoided during construction activities, specifically the 100-foot buffer zone
around elderberry shrubs, shall be fenced and flagged. In areas where encroachment on the
100-foot buffer has been approved by the USFWS, a minimum setback of at least 20 feet from
the dripline of each elderberry shrub shall be provided in most cases. In some cases,
construction activity may be required within 20 feet of a shrub. In these cases, fencing shall be
placed at the greatest possible distance from the shrubs.

A worker awareness training program for construction personnel shall be conducted by a
qualified biologist prior to beginning construction activities. The program shall inform all
construction personnel about the life history and status of the beetle, requirements to avoid
damaging the elderberry plants, and the possible penalties for not complying with these
requirements. Written documentation of the training shall be submitted to U.S. Fish and
Wildlife Service (USFWS) within 30 days of its completion.

Signage shall be erected every 50 feet along the edge of avoidance areas with the following
information: “This area is habitat of the valley elderberry longhorn beetle, a federally-
threatened species, and must not be disturbed. This species is protected by the Endangered
Species Act of 1973, as amended. Violators are subject to prosecution, fines, and
imprisonment.” The signage shall be clearly readable from a distance of 20 feet, and shall be
maintained for the duration of construction.

Pre-construction and post-construction surveys shall be completed for the elderberry shrubs in
the project area. Pre-construction surveys shall document compliance with mitigation measures.
The post-construction survey shall confirm that there was no additional damage to any of the
elderberry shrubs than as described in this document.

Temporary construction impacts within the buffer area (area within 100 feet of elderberry
shrubs) shall be restored. If any portion of the buffer area is temporarily disturbed during
construction, it shall be revegetated with native plants and erosion control shall be provided.

Buffer areas shall continue to be protected after construction from adverse effects of the
project. Measures such as fencing, signs, weeding, and trash removal shall be implemented as

appropriate.

No insecticides, herbicides, fertilizers, or other chemicals that might harm the beetle or its host
plant shall be used in the buffer areas, or within 100 feet of any elderberry plant with one or
more stems measuring 1.0 inch or greater in diameter at ground level. All drainage water
during and following construction shall be diverted away from the elderberry shrubs.

A written description of how the buffer areas are to be restored, protected, and maintained after
construction is completed shall be provided to USFWS.

Mowing of grass can occur between July through April to reduce fire hazard, however, no
mowing should occur within five feet of elderberry shrub stems. Mowing shall be conducted in
such a manner that avoids damaging shrubs.

Dirt roadways and other areas of disturbed bare ground within 100 feet of elderberry shrubs
shall be watered at least twice a day to minimize dust emissions.
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The biological reconnaissance survey determined that the Natomas Ditch and water quality retention
basins located adjacent to the northern project limits provide potential habitat for the Western Pond
Turtle. The Western Pond Turtle is commonly found along ponds, marshes, rivers, streams, and
irrigation ditches that typically have a muddy or rocky bottom and support aquatic vegetation. This
species requires basking sites such as logs or mats of submergent vegetation. It also prefers habitats
with stable banks and open areas to bask in, as well as underwater cover provided by logs, large rocks,
bulrushes, or other vegetation. While no Western Pond Turtles were observed in the project area, the
project area does provide potential habitat. To address potential impacts to the Western Pond Turtle,
staff recommends that the following measures be implemented (Condition No. 55):

e A pre-construction survey shall be conducted for nesting pond turtle by a qualified biologist. If
nesting areas for pond turtles are identified within the survey limits, a buffer area determined in
coordination with CDFW shall be established between the nesting site (which may be
immediately adjacent to wetlands or extend up to 400 feet away from wetland areas in uplands)
and the wetland located near the nesting site. The buffer shall be indicated by temporary
fencing if construction has or will begin before nesting periods are ended (the period from egg
laying to emergence of hatchlings is normally April to November). Any Western Pond Turtles
observed in the survey limits shall be reported to the CNDDB.

e A qualified biological monitor(s) shall be present during dewatering of the canals to relocate
any Western Pond Turtles in the canals to suitable habitat up or downstream of the area of
disturbance. Prior to dewatering, CDFW shall be notified of the intent to conduct Western Pond
Turtle monitoring and potential relocation. Any Western Pond Turtles observed during
biological monitoring activities shall be reported to the CNDDB.

White-Tailed Kites were observed using the project site and adjacent areas during the reconnaissance
survey. Potential nesting habitat for the bird occurs adjacent to the project site, in the Humbug-Willow
Creek Parkway; however, the bird is not expected to use the project site for nesting. White-Tailed Kite
1s a common to uncommon, year-long resident in coastal and valley lowlands and is rarely found away
from agricultural areas. White-Tailed Kite forages in undisturbed, open grasslands, meadows,
farmlands and emergent wetlands. Nests are made of loosely piled sticks and twigs and lined with
grass, straw, or rootlets and placed near the top of a dense oak, willow, or other tree stand. To address
potential impacts to the White-Tailed Kite and other nesting birds, staff recommends that the following
measure be implemented (Condition No. 56):

e If construction activities will occur during the nesting season (usually from March through
September), no more than 30 days prior to the initiation of construction, pre-construction
surveys for the presence of special-status bird species or any nesting bird species shall be
conducted by a qualified biologist on-site and within a 500 foot radius of proposed construction
areas, where access is available. If active nests are identified in these areas, construction shall
be delayed until the young have fledged, or CDFW shall be consulted to develop measures to
avoid the take of active nests prior to the initiation of any construction activities. Avoidance
measures may include establishment of a buffer zone using construction fencing, or the
postponement of vegetation removal until after the nesting season, or until after a qualified
biologist has determined the young have fledged and are independent of the nest site.
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Wetlands

ECORP conducted a Wetland Delineation for the proposed project on August 28, 2013 to determine if
the project area contained any Waters of the U.S., including wetlands that may be regulated by the U.S.
Army Corps of Engineers pursuant to Section 404 of the Clean Water Act (CWA). The Wetland
Delineation identified 0.609-acre of potential waters of the U.S. occurring in the project area including
0.143-acre of seasonal wetland, 0.035-acre of marsh, and 0.431-acre of ditch. Of the jurisdictional
waters in the project area, a total of 0.135-acres would be permanently impacted and 0.002 acres would
be temporarily impacted. To address potential impacts to jurisdictional waters, staff recommends that
the following measures be implemented (Condition No. 57):

e All necessary permits shall be obtained prior to commencement of ground disturbance within
jurisdictional waters. Currently, it is anticipated that implementation of the proposed activities
would require a CWA Section 404 Nationwide Permit from the U.S. Army Corps of Engineers,
and a CWA Section 401 Water Quality Certification from the RWQCB. Impacts to
jurisdictional waters will be mitigated in accordance with agency requirements to ensure no net
loss of acreage or value to waters of the U.S.

e Construction activities shall be required to follow standard engineering practices that reduce
impacts to water quality, including off-site waters adjacent to the project site. The practices
include reduction of sediment loading and disturbance as well as other standard Best
Management Practices (BMP) for maintaining water quality.

e Vegetation removal shall not exceed the minimum necessary to complete project
construction and operations and all native vegetation shall be replaced at a 1:1 ratio or greater.

e Buffers from streams and wetlands shall be delineated by a qualified biologist to provide
adequate protection to aquatic resources from construction equipment. No grading or
construction activities shall be allowed within these buffers beyond the temporary and/or
permanent impact areas identified in the IS/MND. Adequate buffer shall be determined by the
qualified biologist as appropriate.

e The placement of stockpiled construction materials, spoils, and/or fill shall be such so that
said materials cannot be washed into a stream or wetland.

e Should restoration plans be required as part of the regulatory permitting process, said plans
shall include quantifiable performance standards and pertinent information such as the types of
vegetation to be planted, the timing of implementation, and contingency plans if the replanting
is not successful. Restoration of disturbed areas shall utilize native vegetation to the maximum
extent feasible.

e The use of products with plastic monofilament or cross joints in the netting that are
bound/stitched (such as those found in straw wattles/fiber rolls, jute netting and some erosion
control blankets) which may cause entrapment of wildlife, shall not be used for erosion control
purposes. Additionally, any non-biodegradable materials used for erosion control shall be
removed upon project completion.
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Tree Preservation

The City of Folsom Tree Preservation Ordinance (Folsom Municipal Code Chapter 12.16) regulates
both the removal of protected trees and the encroachment of construction activities within their drip
lines. Protected trees include native oak trees with a trunk diameter of 6 inches or greater, or multiple-
trunked oak trees with an aggregate trunk diameter of 20 inches. An arborist report prepared by Sierra
Nevada Arborists dated August 4, 2012 identified 47 trees on the project site including 39 Valley oaks
that are considered protected. The arborist report identified 1 oak tree that should be removed due to
poor health. The applicant has indicated that the remainder of the oak trees (38) will be preserved. It
is important to note that project site grading and/or construction may result in damage to additional
trees that were not anticipated. To ensure preservation and protection of the protected oak trees, staff
recommends that the following measures be implemented (Condition Nos. 51, 52, and 53):

The project is subject to the Tree Preservation Ordinance and any mitigation required as
a result of impacts to oak trees. The owner/applicant shall retain a certified arborist for
the project. The project arborist will oversee tree removal and the preservation of the
trees on site during and after construction. The owner/applicant shall provide funding
for this arborist.

Tree mitigation is required pursuant to the Tree Ordinance and can include replanting of oak
trees on the site, paying mitigation fees, or a combination of these two methods. The

City Arborist will review the final site improvement plans and determine the precise
amount required at that time. Compensatory mitigation off-site consists of one of the
following mitigation measures:

o Payment into the Tree Planting and Replacement Fund of an inch-for-diameter-inch
replacement in lieu fee set by City Council resolution; or

o Dedication of property for the purpose of planting trees based on the following ratio: 1
diameter inch = 0.004 acre of land (175 square feet) — the minimum area of dedication
for such property shall be five acres of land, unless the property is contiguous to
existing or planned open space, in which case the minimum dedication is one acre of
land; off site mitigation of this type must be approved by the City council; or

o Planting of trees on either public property, property with a conservation easement, or on
property with an irrevocable offer of dedication to the City, pursuant to the ratios set
forth in the Tree Ordinance.

The owner/applicant shall place high-visibility orange mesh protective fencing and
signing every 50 feet around the Tree Protection Zone of any existing trees on the
project site that are identified for preservation pursuant to Folsom Municipal Code
Chapter 12.16. The fencing shall remain in place throughout the construction process to
assure that the protected trees are not damaged. Placement of the fencing shall be
subject to the review and approval of staff prior to the issuance of any improvement,
grading, or building permits. Simply protecting the area within the Tree Protection Zone
may not always save the tree(s), so other tree protection measures may be required.

The owner/applicant shall submit a tree permit application for review and approval by the City
prior to commencement of any grading or site improvement related activities.
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Architecture/Design
As referenced earlier within this report, the applicant did not submit architectural details for the 16

single-family residential lots with the subject development application. The applicant has indicated
that once they identify a home builder for the subdivision they will be provide specific architectural
and design details for the residential lots. As a result, staff recommends that architectural and design
details for the 16 single-family residential lots be subject to approval of a Design Review Application
by the Planning Commission. Condition No. 61 is included to reflect this requirement.

Inclusionary Housing Ordinance

As specified in the Folsom Municipal Code, Section 17.104.030, the applicant is required to provide
inclusionary housing units equal to ten (10) percent of the total number of units in the project,
including very-low income units equal to three (3) percent of the market rate units within the
subdivision and low-income units equal to seven (7) percent of the market rate units. In this particular
case, the applicant is required to provide two (2) inclusionary housing units within the proposed
development. However, the Inclusionary Housing Ordinance also provides for use of alternative
means by developers to satisfy their inclusionary housing requirement. Alternative means for
satisfying the aforementioned requirement include: providing the units off-site; dedicating land for
other affordable development projects; acquisition, rehabilitation, and conversion of existing market
rate units; conversion of existing market rate units; paying an in-lieu fee, or other methods as approved
by the City Council.

As an alternative means to constructing the affordable housing units on the project site, the applicant is
proposing to meet their inclusionary housing requirement by providing an in-lieu fee payment. The in-
lieu fee payment is calculated by multiplying one percent of the lowest priced for-sale residential unit
within the proposed subdivision by the total number of for-sale residential units within the proposed
subdivision. The in-lieu fee is payable at the time of the building permit on a per-unit basis. Staff
recommends that the City Council review and approve an Inclusionary Housing Plan included as
Attachment No. 11 to this staff report.

Energy and Water Conservation

The applicant will be subject the California Energy Standards stated in Title 24 of the Uniform
Building Code. The exterior building and parking area lighting will be required to achieve energy
efficient standards by installing high-intensity discharge (mercury vapor, high pressure sodium, or
similar) lamps. In addition, conditions of approval have been included that require lighting to be
equipped with a timer or photo condenser. Condition No. 23 is included to reflect these requirements.

To reduce impacts in terms of energy and water consumption, the proposed project is required to meet
the 2014 Title 24 Building Envelope Energy Efficiency Standards. The project will be allowed to
achieve this performance standard through a combination of measures to reduce energy use for

heating, cooling, water heating and ventilation. Because energy use for each different system type (i.e.,
heating, cooling, water heating, and ventilation) as well as appliances is defined, this method will also
easily allow for application of individual measures aimed at reducing the energy use of these devices in
a prescriptive manner. The 2013 Title 24 standards also contain mandatory compliance requirements
for building envelope, heating, ventilation, air conditioning (HVAC), water heating, indoor and
outdoor lighting, pool and spa systems, and solar readiness for residential development.

In an effort to address water conservation, the proposed project includes a number of measures aimed
at reducing on-site water usage. As discussed within the Landscape section of this staff report, the
proposed project has been designed to achieve an overall water efficient landscape rating utilizing
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primarily low water use plant materials. The concepts of utilizing plant materials that are compatible
in their water use requirements together within the same irrigation zones, are to be applied with all
planting and irrigation design. In addition, all proposed landscape areas will have automatically
controlled irrigation systems that incorporate the use of spray, subsurface in-line emitters, and other
high efficiency drip-type systems. To further ensure water conservation is being achieved, the
proposed project is required to comply with all State and local rules, regulations, Governor’s
Declarations, and restrictions including but not limited to: Executive Order B-29-15 issued by the
Govemnor of California on April 1, 2015 relative to water usage and conservation, requirements relative
to water usage and conservation established by the State Water Resources Control Board, and water
usage and conservation requirements established within the Folsom Municipal Code, (Section 13.26
Water Conservation), or amended from time to time. Condition No 78 is included to reflect these

requirements.

ENVIRONMENTAL REVIEW

Staff has prepared an Initial Study and Mitigated Negative Declaration (Attachment 9) for the project
in accordance with the California Environmental Quality Act (CEQA) regulations and determined that
with the proposed mitigations, the project will not have a significant effect on the environment. The
Mitigated Negative Declaration has been prepared and noticed for public comment on the project, and
mitigation measures have been included as Conditions of Approval. To date, the City has received
four letters (Central Valley Regional Water Quality Control Board, Sacramento Metropolitan Utility
District, California Department of Fish and Wildlife, and Morningside Drive resident) during the
Mitigated Negative Declaration public review period that address potential environmental impacts.
The aforementioned letters and responses to their comments are included in Attachment 12. Staff had
determined that the issues raised in the aforementioned letters have been adequately addressed within
the context of the Initial Study and Mitigated Declaration and the individual response letters.

As noted in the background section of this staff report, the size of the proposed single-family
residential has been reduced from 33 single-family homes to 16 single-family homes, consistent with
the previously-approved 1993 Tentative Subdivision Map. To evaluate whether the proposed changes
to the project would have any impacts with respect to the originally prepared Initial Study and
Mitigated Negative Declaration, a technical memorandum (Attachment 9) was prepared by Helix
Environmental Planning. The technical memorandum concluded that there are no new impacts
associated with the revised 16-unit single-family residential project that were not previously identified
and mitigated within the original Initial Study and Mitigated Negative Declaration.

ATTACHMENTS

1. Resolution No. 9680 — A Resolution of the City Council to Adopt a Mitigated Negative
Declaration and to Approve a Tentative Subdivision Map creating 16 single-family residential lots
on the 5.44-acre project site for the Parkway Village H1 and H2 Subdivision Project

Vicinity Map

Tentative Subdivision Map, dated August 21, 2015

Preliminary Site Plan, dated August 21, 2015

Preliminary Grading and Drainage Plan, dated August 21, 2015

Preliminary Sewer and Water Plan, dated August 21, 2015

Preliminary Landscape Plan, dated September 11, 2015

Preliminary Access and Circulation Plan, dated August 21, 2015

Initial Study, Mitigated Negative Declaration, and Mltlgatlon Monitoring and Reporting Program
0 Technical Environmental Memorandum, dated October 9, 2015

15

Al

SPORNaw



11. Inclusionary Housing Plan
12. Mitigated Negative Declaration Comment Letters and Responses

13. Site Photographs
14. Planning Commission Staff Report, dated October 21, 2015
15. Minutes from October 21, 2015 Planning Commission Meeting

RECOMMENDATION /CITY COUNCIL ACTION

Move to adopt Resolution No. 9680 - A Resolution of the City Council to Adopt a Mitigated Negative
Declaration and to Approve a Tentative Subdivision Map creating 16 single-family residential lots on
the 5.44-acre project site for the Parkway Village H1 and H2 Subdivision Project

Submitted,

DAVID E. MILLER, AICP
Public Works and Community Development Director
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Attachment 5

Site Photographs
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