CITY OF

FOLSOM

STINCTIVE BY KATURE

PLANNING COMMISSION AGENDA
June 1, 2016
CITY COUNCIL CHAMBERS
6:30 p.m.
50 Natoma Street
Folsom, California 95630

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

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 May 18, 20186 will be presented for approval.

NEW BUSINESS

1. PN 16-122, Amended Russell Ranch Large Lot and Small Lot Tentative Subdivision Map in the
Folsom Plan Area Specific Plan Area

A Public Hearing to consider a request by The New Home Company for an amendment to the approved
Vesting Large Lot Tentative Subdivision Map to reconfigure the approved 33 large lots and for an
amendment to the approved Vesting Small Lot Tentative Subdivision Map to increase the number of
small lots in Phase 1 by 24 lots to create a 396 lot phase in the subdivision and to redesign Phase 2 to
allow local street connections with the property to the north, otherwise known as Broadstone Estates. The
project is located easterly of Placerville Road and south of Highway 50. An Environmental Impact Report
was certified for the project pursuant to the California Environmental Quality Act Guidelines (Russell
Ranch EIR, SCH # 2014062018), by the Folsom City Council on May 12, 2015. (Project Planner:
Sherri Metzker, Consultant / Applicant: The New Home Company)



PLANNING COMMISSION / PLANNING MANAGER REPORT

The next Planning Commission meeting is scheduled for June 15, 2016. Additional non-public hearing items may
be added to the agenda; any such additions will be posted on the bulletin board in the foyer at City Hall at least 72
hours prior to the meeting. Persons having questions on any of these items can visit the Community Development
Department during normal business hours (8:00 a.m. to 5:00 p.m.) at City Hall, 2" Floor, 50 Natoma Street,
Folsom, California, prior to the meeting. The phone number is 355-7222 and FAX number is 355-7274.

NOTICE REGARDING CHALLENGES TO DECISIONS

The appeal period for Planning Commission Action: Any appeal of a Planning Commission action must be filed, in
writing with the City Clerk’s Office no later than ten (10) days from the date of the action pursuant to Resolution
No. 8081. Pursuant to all applicable laws and regulations, including without limitation, California Government
Code Section 65009 and or California Public Resources Code Section 21177, if you wish to challenge in court
any of the above decisions (regarding planning, zoning and/or environmental decisions), you may be limited to
raising only those issues you or someone else raised at the public hearing(s) described in this notice/agenda, or
in written correspondence delivered to the City at, or prior to, the public hearing
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PLANNING COMMISSION MINUTES
May 18, 2016
CITY COUNCIL CHAMBERS
6:30 P.M.
50 Natoma Street
Folsom, CA 95630

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

ABSENT: None

CITIZEN COMMUNICATION: None

MINUTES: The minutes of May 4, 2016 were approved as submitted.

NEW BUSINESS

1. PN 15-373, Brewhouse Plaza, 13407 Folsom Blvd. — Conditional Use Permit and Determination
that the Project is Exempt from CEQA

A Public Hearing to consider a request from Visione Enterprise for approval of a Conditional Use
Permit for development and operation of a mixed-use commercial development to be known as
Brewhouse Plaza. The proposed project, which includes utilization of an existing 9,200-square-foot
building, features a 4,500-square-foot microbrewery (Mraz Brewery) and 4,700 square feet of retail
tenant space. The zoning classification for the site is C-2 and the General Plan land-use designation is
GC. The project is categorically exempt under Section 15301 (Existing Facilities) of the California
Environmental Quality Act (CEQA). (Project Planner: Principal Planner, Steve Banks / Applicant:
Visione Enterprise)

COMMISSIONER JACKSON MOVED TO APPROVE A CONDITIONAL USE PERMIT TO FOR
DEVELOPMENT AND OPERATION OF THE BREWHOUSE PLAZA AT THE PROPERTY LOCATED
AT 13407 FOLSOM BOULEVARD WITH THE FOLLOWING FINDINGS AND CONDITIONS:
GENERAL FINDINGS A & B; CEQA FINDING C; CONDITIONAL USE PERMIT FINDING D;
CONDITIONS OF APPROVAL 1 - 36.
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COMMISSIONER BUTCHER SECONDED THE MOTION WHICH CARRIED THE

FOLLOWING VOTE:
AYES: BUTCHER, SCOTT, ARNAZ, LANE, EMBREE, JACKSON
NOES: NONE
ABSTAIN: MARTELL
ABSENT: NONE
2. PN 15-238, Pique at Iron Point Apartments, 2800 Iron Point Road - Planned Development Permit

and Consideration of Adoption of a Mitigated Negative Declaration

A Public Hearing to consider a request from Elliott Homes for approval of a Planned Development
Permit for development of a 327-unit market-rate apartment project on a 34-acre site located on the
south side of Iron Point Road between Serpa Way and Carpenter Hill Road. The zoning classification
for the site is SP 95-1 and SP 92-3, while the General Plan land-use designation is MHD. An Initial
Study and Mitigated Negative Declaration have been prepared in accordance with the requirements of
the California Environmental Quality Act. (Project Planner: Principal Planner, Steve Banks /
Applicant: Elliott Homes)

COMMISSIONER JACKSON MOVED TO ADOPT THE MITIGATED NEGATIVE DECLARATION AND
MITIGATION MONITORING AND REPORTING PROGRAM PREPARED FOR THE PIQUE AT IRON
POINT APARTMENT PROJECT (PN 15-238) PER ATTACHMENT 13;

AND

MOVE TO APPROVE A PLANNED DEVELOPMENT PERMIT FOR DEVELOPMENT OF THREE-
HUNDRED AND TWENTY SEVEN (327) MULTI-FAMLY APARTMENT UNITS AS ILLUSTRATED ON
ATTACHMENTS 2 THROUGH 11 FOR THE PIQUE AT IRON POINT APARTMENT PROJECT WITH
THE FOLLOWING FINDINGS AND CONDITIONS: GENERAL FINDINGS A & B; CEQA FINDINGS C
— G; PLANNED DEVELOPMENT PERMIT FINDINGS H — N; CONDITIONS OF APPROVAL 1 — 73,
MODIFYING CONDITION NO. 62 ADDING #8 THAT READS AS FOLLOWS, “NON-REFLECTIVE
GLASS SHALL BE UTILIZED FOR ALL WINDOWS WITHIN THE APARTMENT BUILDINGS TO THE
SATISFACTION OF THE COMMUNITY DEVELOPMENT DEPARTMENT".

COMMISSIONER MARTELL SECONDED THE MOTION WHICH CARRIED THE

FOLLOWING VOTE:

AYES: EMBREE, JACKSON, SCOTT, MARTELL, ARNAZ
NOES: LANE

ABSTAIN: BUTCHER

ABSENT: NONE

3. PN 15-308, Broadstone Estates — General Plan Amendment, Specific Plan Amendment, and
Development Agreement Amendment

A Public Hearing to consider a request from Elliott Homes for the Broadstone Estates project located
east of Placerville Road and south of Highway 50, for a General Plan Amendment to change the land
use designation of the property from SF (Single Family Residential), OS (Open Space), IND/OP
(Industrial/Office Park), GC (General Commercial) to SF (Single Family Residential), and OS (Open
Space) and a Specific Plan Amendment to change the Specific Plan land use designation from SP-
SF (Single Family Residential), SP-OS (Open Space), SP- IND/OP (Industrial/Office Park), SP-GC
(General Commercial) to SP-SF-PD (Single Family Residential, Planned Development District), and
SP-0S (Open Space). In addition, the proposal includes a Development Agreement Amendment. The
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proposal is anticipated to include up to 81 residential units. An Initial Study Checklist was prepared to
analyze the proposed changes to the FPASP. The conclusion drawn from the analysis is that none of
the changes or revisions proposed by the project would result in significant new or substantially more
severe environmental impacts, consistent with Public Resources Code Section 21166 and State
CEQA Guidelines Sections 15162, 15163, 15164, and 15168. Accordingly, an Addendum to the
Folsom Plan Area Environmental Impact Report has been prepared for this project.  (Project
Planner: Consultant, Sherri Metzker, AICP / Applicant: Elliott Homes)

COMMISSIONER SCOTT MOVED MOVE TO RECOMMEND THAT THE CITY COUNCIL APPROVE
THE ADDENDUM TO THE FOLSOM PLAN AREA SPECIFIC PLAN EIR;

AND

MOVE TO RECOMMEND THAT THE CITY COUNCIL APPROVE THE GENERAL PLAN
AMENDMENT FOR THE BROADSTONE ESTATES PROJECT;

AND

MOVE TO RECOMMEND THAT THE CITY COUNCIL APPROVE AN AMENDMENT TO THE
FOLSOM PLAN AREA SPECIFIC PLAN FOR THE BROADSTONE ESTATES PROJECT WITH THE
FOLLOWING FINDINGS AND CONDITIONS: GENERAL FINDING A; CEQA FINDINGS B - G;
GENERAL PLAN AMENDMENT FINDING H - J; FOLSOM PLAN AREA SPECIFIC PLAN
AMENDMENT FINDING K; CONDITIONS OF APPROVAL 1 — 6, ADDING CONDITION NO. 7 THAT
READS AS FOLLOWS, “ALL SUBSEQUENT TENTATIVE SUBDIVISION MAP APPLICATIONS
SUBMITTED WITHIN THE BROADSTONE ESTATES PROJECT BOUNDARIES SHALL REQUIRE
CITY COUNCIL REVIEW AND APPROVAL UNDER THE PROVISIONS SET FORTH IN TITLE 16 OF
THE FOLSOM MUNICIPAL CODE", ADDING THE RECOMMENDATION THAT THE CITY
COUNCIL APPROVE THE AMENDED AND RESTATED DEVELOPMENT AGREEMENT FOR
BROADSTONE ESTATES SUBDIVISION PROJECT PER ATTACHMENT NO.5; ADDING AMENDED
AND RESTATED DEVELOPMENT AGREEMENT FINDINGS L & M.

COMMISSIONER MARTELL SECONDED THE MOTION WHICH CARRIED THE

FOLLOWING VOTE:

AYES: JACKSON, MARTELL, SCOTT, EMBREE, ARNAZ, LANE
NOES: NONE

ABSTAIN: BUTCHER

ABSENT: NONE

4. PN 16-004, Carr Trust — General Plan Amendment, Specific Plan Amendment, Vesting Tentative
Subdivision Map, and Development Agreement Amendment

A Public Hearing to consider a request by Gragg Ranch Recovery Acquisition LLC, for the Carr Trust
project located east of Placerville Road approximately 1500+ feet north of White Rock Road, to
consider a General Plan Amendment to change the land use designation of the property from MLD
(Multifamily Low Density) and OS (Open Space) to SFHD-PD (Single Family High Density
Residential, Planned Development District), and OS (Open Space), a Specific Plan Amendment to
change the Specific Plan land use designation from SP-MLD (Multifamily Low Density) and SP-OS
(Open Space) to SP- SFHD-PD (Single Family High Density Residential, Planned Development
District), and SP-OS (Open Space), a Vesting Small Lot Tentative Subdivision Map to create 28 single
family lots, associated Design Guidelines, an Amendment to the First Amended and Restated Tier 1
Development Agreement, and an Inclusionary Housing Plan. An Initial Study Checklist and Addendum
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was prepared to analyze the proposed changes to the FPASP. The conclusion drawn from the
analysis is that none of the changes or revisions proposed by the project would result in significant
new or substantially more severe environmental impacts, consistent with Public Resources Code
Section 21166 and State CEQA Guidelines Sections 15162, 15163, 15164, and 15168. Accordingly,
an Addendum to the Folsom Plan

Area Environmental Impact Report has been prepared for this project. (Project Planner:
Consultant, Sherri Metzker, AICP / Applicant: Gragg Ranch Recovery Acquisition, LLC)

COMMISSIONER SCOTT MOVED MOVE TO RECOMMEND THAT THE CITY COUNCIL ADOPT
THE ENVIRONMENTAL CHECKLIST CONTAINED IN ATTACHMENT NO. 11 FOR THE CARR
TRUST SUBDIVISION PROJECT;

AND

MOVE TO RECOMMEND THAT THE CITY COUNCIL APPROVE THE VESTING SMALL LOT
TENTATIVE SUBDIVISION MAP CREATING TWENTY EIGHT SINGLE-FAMILY RESIDENTIAL
LOTS AS ILLUSTRATED ON ATTACHMENTS 2 THROUGH 7 FOR THE CARR TRUST
SUBDIVISION PROJECT;

AND

MOVE TO RECOMMEND  THAT THE CITY COUNCIL APPROVE THE INCLUSIONARY
HOUSING AGREEMENT PLAN FOR THE CARR TRUST SUBDIVISION PROJECT PER
ATTACHMENT NO. 8§;

AND

MOVE TO RECOMMEND THAT THE CITY COUNCIL APPROVE THE PROPOSED
AMENDMENT NO. 1 TO THE AMENDED AND RESTATED TIER 1 DEVELOPMENT
AGREEMENT FOR THE CARR TRUST SUBDIVISION PROJECT PER ATTACHMENT NO. 9;

AND

MOVE TO RECOMMEND THAT THE CITY COUNCIL APPROVE THE PROJECT DESIGN
GUIDELINES FOR THE CARR TRUST SUBDIVISION PROJECT AS ILLUSTRATED ON
ATTACHMENT 11;

AND

MOVE TO RECOMMEND THAT THE CITY COUNCIL APPROVE THE GENERAL PLAN
AMENDMENT FOR THE CARR TRUST SUBDIVISION PROJECT,;

AND

MOVE TO RECOMMEND THAT THE CITY COUNCIL APPROVE AN AMENDMENT TO THE
FOLSOM PLAN AREA SPECIFIC PLAN FOR THE CARR TRUST SUBDIVISION PROJECT WITH
THE FOLLOWING FINDINGS AND CONDITIONS: GENERAL FINDING 1; CEQA FINDING A;
TENTATIVE SUBDIVISION MAP FINDINGS B - E; DEVELOPMENT AGREEMENT AMENDMENT
FINDINGS F & G; GENERAL PLAN AMENDMENT FINDINGS H - J; FOLSOM PLAN AREA
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SPECIFIC PLAN AMENDMENT FINDING K; CONDITIONS OF APPROVAL 1 — 190, DELETING
CONDITION NO. 38, ADDING CONDITION NO. 191 TO READ AS FOLLOWS, “ALL SUBSEQUENT
TENTATIVE SUBDIVISION MAP APPLICATIONS SUBMITTED WITHIN THE CARR TRUST
PROJECT BOUNDARIES SHALL REQUIRE CITY COUNCIL REVIEW AND APPROVAL UNDER
THE PROVISIONS SET FORTH IN TITLE 16 OF THE FOLSOM MUNICIPAL CODE".

COMMISSIONER ARNAZ SECONDED THE MOTION WHICH CARRIED THE FOLLOWING

VOTE:
AYES: ARNAZ, EMBREE, LANE, SCOTT, JACKSON, MARTELL
NOES: NONE
ABSTAIN: BUTCHER
ABSENT: NONE
REPORTS:

Planning Commission/Planning Manager Report:

None

RESPECTFULLY SUBMITTED,

Amanda Palmer, SECRETARY

APPROVED:

Ross Jackson, CHAIRMAN
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Agenda Item No. |
PN 16-122
PC Meeting: June 1, 2016

PLANNING COMMISSION STAFF REPORT

PROJECT TITLE Amended Russell Ranch Subdivision

PROPOSAL Request for approval of an amendment to the
Vesting Large Lot Tentative Subdivision Map,
Vesting Small Lot Tentative Subdivision Map to
amend Phase 1 to add 24 single family residential
lots to the Phase making a total of 396 lots in Phase
1, and to amend Phase 2 to redesign the three cul-
de-sac bulbs on the northwesterly end of Phase 2 to
through streets, thereby providing access to the
property to the north.

RECOMMENDED ACTION Approve, based upon findings and subject to
conditions of approval.
OWNER/APPLICANT The New Home Company,
TNHC Russell Ranch LLC

Tracey Ferguson, Representative

LOCATION The entire 437+ - acre Russell Ranch project site
is located south of Highway 50, west of the El

Dorado County/eastern city limit line, north of
White Rock Road and east of Old Placerville Road

SITE CHARACTERISTICS The Russell Ranch project site is situated at
the base of the Sierra Nevada foothills. The
topography is rolling hills ranging from
approximately 450 feet above mean sea level
to more than 790 feet above mean sea level
(some of the highest in the county). A portion
of Alder Creek traverses the site. Historically,
the site has been used for grazing, farming,
and mining and is currently vacant except for
the four existing telecommunication facilities.
The majority of the site is covered in annual
non-native grassland and native flowers.
Freshwater wetlands do occur on the site.



GENERAL PLAN DESIGNATION

ZONING

ADJACENT LAND USES/ZONING

PREVIOUS ACTIONS

FUTURE ACTIONS

APPLICABIE CODES

Existing:

SF (Single Family Residential)
SFHD (Single Family High Density
Residential)

O (Open Space)

Existing:

SF Single Family

SFHD Single Family High Density Residential
OS Open Space

North:

Undeveloped property and Highway 50.
Property is zoned Single Family Residential
and Open Space.

South:

Undeveloped property zoned Single Family,
Single Family High Density Residential, Open
Space, and Park, and White Rock Road.

East:

Undeveloped property zoned Single Family
and Open Space

West:

Undeveloped property zoned Single Family and
Open Space

e Local Agency Formation Commission
approval of Sphere of Influence
Amendment in 2001

e Measure W approved by the Voters in 2004

e [ocal Agency Formation Commission
approval of Annexation of 3500 acres to
Folsom in 2011

e Approval of Folsom Plan Area Specific
Plan in 2011

e May 12, 2015 approval of GPA, SPA, PD
and Large and Small Lot Subdivision Maps
and Development Agreement for 828 lots

Recordation of Final Subdivision Maps
Issuance of Improvement Plans
Issuance of Grading and Building Permits

FMC 16.00, Subdivisions
FMC 17.38, Planned Development District
California Subdivision Map Act



ENVIRONMENTAL REVIEW An Environmental Impact Report has been certified
for this project in accordance with the California
Environmental Quality Act (SCH No.

ATTACHED REFERENCE MATERIAL

Location Map and Project Description

Amended Large Lot Vesting Tentative Subdivision Map, dated, May 25, 2016

Phased Small Lot Tentative Subdivision Map dated May 25, 2016

Phase 1 Lotting Plan, dated May 25, 2016

Phase 1, Conceptual Grading Plan, dated May 25, 2016

Phase 1 Conceptual Storm Drainage Plan, dated May 25, 2016

Phase 1 Conceptual Sanitary Sewer and Domestic Water Plan dated May, 2016

Phase 1-MLD Large Lot 6 Vesting Tentative Subdivision Map dated May 25, 2016

. Phase 2 and A Portion of Phase 1 Lotting Plan dated May 25, 2016

10. Phase 2 and A Portion of Phase 1 Conceptual Grading Plan dated May 25, 2016

11. Phase 2 and A Portion of Phase 1 Conceptual Storm Drainage Plan dated May 25, 2016

12. Phase 2 and A Portion of Phase 1 Conceptual Sanitary Sewer and Domestic Water Plan dated
May 25, 2016

13. Phase 3 Lotting Plan, dated May 25, 2016

14. Phase 3 Conceptual Grading Plan, dated May 25, 2016

15. Phase 3 Conceptual Storm Drainage Plan, dated May 25, 2016

16. Phase 3 Conceptual Sanitary Sewer and Domestic Water Plan, dated May 25, 2016

17. Phased Small Lot Detail Sheet, Backbone Infrastructure Exhibits and Off-site Utility
Exhibits

18. Community Trail Exhibit

19. Water Supply Table and Potable Water Demand Comparison

SOggeAS G U e D =

PROJECT PLANNER Sherri Abbas Metzker, AICP, Contract Planner

BACKGROUND

The approved Folsom Plan Area Specific Plan (“FPASP”) includes 10,817 residential units at
various densities, commercial, industrial and open space. On May 15, 2015, the City Council
approved the Russell Ranch project, which also included a general plan amendment, a
rezone/specific plan amendment, a vesting large lot tentative subdivision map, a vesting small lot
tentative subdivision map, planned development guidelines, an affordable housing plan and
agreement, and a development agreement for the development of a 828 unit single family
residential subdivision on 437 acres.

APPLICANT’S PROPOSAL

The applicant, The New Home Company, is requesting approval of a modification of the
Vesting Large Lot Tentative Subdivision Map, and a modification of Phases 1 and 2 of the Vesting
Small Lot Tentative Subdivision Map.

The original Vesting Large Lot Tentative Subdivision Map was approved to create 33 large lots
and remains at 33 large lots, many of which will be further subdivided into 852 (which includes
the proposed 24 additional lots) single family lots via the Vesting Small Lot Tentative
Subdivision Map. The primary difference between the approved and the proposed Large Lot
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Maps lies in the shape of the large parcels matching the shapes of the redesigned small lot
subdivisions in the proposed revision to Vesting Small Lot Tentative Subdivision Map.

Phase 1 of the Vesting Small Lot Tentative Subdivision Map was approved with 372 single family
residential lots. Through the approval of a Transfer of Development Rights from the Carr Trust
parcel (also owned by The New Home Company), the applicant is proposing to transfer lots 24
unutilized lots to Phase 1, thereby making the new total of 396 lots for Phase 1. Applicant’s
request for modification of the lot configuration includes an increase in some existing lot sizes
(i.e., the 70’-wide SF lots and SFHD lots), the addition of new lots in the 50°x90’ range, and the
elimination of 75’-wide SF lots. The justification for the change in lot mix is based upon
changing market demand for single family housing.

Phase 2 was approved with 3 cul-de-sac bulb streets located at the common boundary between
Russell Ranch and Broadstone Estates. This was done because the approved land uses for
Broadstone Estates (at that time) included General Commercial and Industrial/Office Park. Since
then, the land uses for Broadstone Estates have been modified to single family residential for the
entire property, which the Planning Commission reviewed at its May 18, 2016 meeting and
recommended approval by the City Council. Therefore, it makes sense to interconnect the
neighborhoods with local streets. There is no change to the number of lots previously approved
for Phase 2, which is 242. As proposed, Phase 1 includes 396 lots, Phase 2 includes 242 lots while
Phase 3 includes 214 lots for a total of 852 lots in the first three phases of the project. The New
Home Company will submit a Phase 4 subdivision map in the near future. At the time of approval
of the Vesting Small Lot Tentative Subdivision Map in 2015, the Applicant and the City agreed
that mapping of Phase 4 would be deferred, pending resolution of alignment of the Capital
Southeast Connector, which will impact the design for this phase. Applicant has not yet
submitted the Phase 4 Vesting Small Lot Tentative Subdivision Map to the City.

The FPASP permits flexibility in transferring residential units in order to meet changing market
demands through two procedures: (1) transfer of development rights (FPASP Sections 4.7 and
13.3.2) and (2) minor administrative modifications and amendments (FPASP Section 13.3.1).
The FPASP provides that these determinations are to be made at the staff level, and as explained
below, staff has reviewed the applicable criteria and determined that the standards have been met,
authorizing the transfer of residential units and the minor administrative modifications requested
by the applicant.

The Planning Commission and City Council retain authority to review amendments to tentative
maps under Folsom Municipal Code section 16.16.130. Therefore, the approval of the amended
Vesting Large and Small Lot Tentative Subdivision Maps require approval of both legislative
bodies.

VESTING (LARGE LOT) TENTATIVE SUBDIVISION MAP

The applicant is requesting approval of an amendment to the Vesting Large Lot Tentative
Subdivision Map on an existing 437+-acre site, which was previously subdivided into a total of 33
large parcels including 9 single-family residential lots, 11 open space lots, 2 park sites (one
private, one public), 1 school site, 4 utility sites, and 1 lot for the future off-ramp right of way.
The modification is to make the shape of the large parcels match the amended small lot
subdivisions.



The purpose of the large lot tentative subdivision map (VLLTSM) is to facilitate the development
of the parcel into smaller subdivisions. In and of itself, the VLLTSM does not permit any
development of any of the parcels it creates. It does, however, create the necessary easements to
allow for roads and utilities to be built if someone purchases a small lot tentative subdivision map
and needs to construct on another portion of the property. All open space lots created to preserve
the natural habitat and drainage features on the site will be transferred to the city via the
VLLTSM. No phasing is permitted for the VLLTSM. The proposed large lot conditions remain
as they were approved by the Planning Commission and City Council with the exception that new
Condition Nos. 11, 12 and 13 were added.

VESTING (SMALL LOT) TENTATIVE SUBDIVISION MAP

The applicant is also requesting approval of an amendment to the designs of Phase 1 and Phase 2
of the Vesting Small Lot Tentative Subdivision Map (VSLTSM). Phase 1 modifications include
24 single family lots transferred from the Carr Trust site which is owned by The New Home
Company, two additional gated subdivisions, and double loaded streets (houses on both sides of
the street) than the original Russell Ranch subdivision design. The design of Phase 2 has
eliminated the cul-de-sac bulbs near the northern property line and replaced the design with stub
streets which will provide access to the Broadstone Estates property to the north. The proposed
small lot conditions remain as they were approved by the Planning Commission and City Council
with the exception that modifications were made to Condition Nos. 1, 2, 7, 84 and 102. New
Condition Nos. 193 through 197 were also added.

Phase 1
Although not before the Planning Commission for approval, staff provides the following analysis
of the transfer of development rights and the minor administrative modification for the

background of the Commission in evaluating the proposed map amendments.

Transfer of Development Rights

The FPASP provides the opportunity to transfer residential dwelling unit allocations from one
property to another. The applicant acquired a portion of the Carr Trust original parcel and from it,
seeks to transfer the assignment of 24 dwelling units from the Carr Trust property to Phase 1 of
the Russell Ranch project. The original specific plan anticipated at total of 87 lots on the Carr
Trust site. The New Home Company purchased a portion of that property and will utilize that area
for a detention basin. As such, the applicant has requested to transfer 24 units lost by not building
on the Carr Trust site to Russell Ranch to address design changes to Phase 1. An approved
Boundary Line Adjustment between the Carr Trust site and the White Rock Springs Ranch project
transferred 15 lots to the White Rock Springs Ranch property leaving the Carr Trust with 48
dwelling units. As proposed the Carr Trust site will only yield a total of 28 lots, leaving a total of
20 lots unutilized. Staff has determined that the transfer meets the requirements as outlined in the
FPASP and is internally consistent with the project.

Minor Administrative Modification

The applicant also submitted a request for staff to approve a minor administrative modification to
address certain design changes made to Phase 1. In addition to the revision of the lotting pattern
to add the 24 transferred lots, the applicant has reduced the lot width and depth on certain lots and
increased the density. The lot sizes remain well within minimum lot sizes allowed by the Specific
Plan, thus qualifying for the minor administrative modification. Additionally, the location of the
front property line has been changed due to certain issues with the dry utility locations.
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Therefore, the front setback will no longer be consistent with that presented at the original public
hearings. To maintain consistency, the applicant is proposing to modify the Design Guidelines to
make the front setback 24.5 feet instead of the 17.5 that was originally approved. The net effect is
a technical one because the house remains in the same location as was originally presented. Staff
determined that each of the changes to the Planned Development/Design Guidelines meet the
criteria set forth in section 13.3.1 of the FPASP. Therefore, Phase 1 has been redesigned to meet
this criteria.

Gated / Private Streets

Originally, the only gated community was an 89 lot subdivision located near the top of the hill in
Phase 1, which is still included. The modified project includes two additional gated subdivisions.
The second is located off of Grand Prairie and includes one street named Wildland Way.
Wildland Way will be gated at the entrance to the subdivision. The end of the cul-de-sac will
connect to the interior of Phase 1 via an Emergency Vehicle Access (EVA).

The third gated community is located off of Prairie Gold Drive and includes a street called
Treasure Ridge Circle. There will be 55 lots serviced by a loop street. Treasure Ridge Circle has
parking on one side of the street and includes 17 dedicated off street visitor parking spaces.
Secondary access to this subdivision is provided next to small lot 85 and is designed as an
emergency access only.

All streets within the gated portions of the subdivision will be private streets, which will be owned
and maintained by a homeowners association. The gate system is designed to allow vehicles to
turn around in front of it if necessary without having to back out onto the street. Staffis
recommending a new condition requiring pedestrian access gates on each side of the vehicle gate
where sidewalks occur.

Phase 2

The general layout for phase 2 is similar to that of the approved project. The primary difference is
the elimination of the cul-de-sac bulbs along the northern (and common with Broadstone Estates)
property line. Instead, these streets have been designed as stub streets which will provide
vehicular and pedestrian access through the Broadstone Estates property to Placerville Road and
visa versa through the Russell Ranch property to Easton Valley Parkway. Neighborhood
connectivity is important in ensuring that no residents in a subdivision feel as though they are
isolated from their surrounding neighbors.

The number of lots in the modified Phase 2 is the same as in the approved Phase 2. There are 3
redesigned lots, two near the water tank and one on Dehone Drive. The revised lot configuration
results in the need for a boundary line adjustment. Staff is recommending that the boundary line
adjustment, as shown on the attached exhibits, and an irrevocable offer of dedication to provide
access through Phase 2, be provided to the city within 60 days of the tentative map approval.

Water Supply

As shown in Attachment 19, the overall water demand at buildout of the entire Folsom Plan Area
(including the addition of 24 single family lots in Phase 1 of the Russell Ranch Project and 51
units anticipated in Phase 4) falls below the water demand originally allocated and contemplated
for the Russell Ranch Project and the overall Folsom Plan Area.



During multiple-dry years such as the current circumstances, the City declares a water shortage
condition under Folsom Municipal Code Section 13.26, under which the City implements
increasingly stringent stages of conservation, which limit many types of outdoor water use. A
development agreement adopted in May 2014, to which the Russell Ranch project proponent is a
party, makes clear that this project area and these landowners are subject to the same water use
cut-backs and limitations imposed in the rest of the City during such conditions.

ENVIRONMENTAL REVIEW

The City, as lead agency, certified an EIR for the Russell Ranch project on May 15, 2016. Given
that the project is consistent in design and impact with the original project, and that none of the
events in Section 15162 of the CEQA Guidelines exist which warrants the preparation of a
subsequent EIR or Supplemental EIR for the project, there is no need to prepare an additional
CEQA document. Mitigation measures from the certified document will continue to be applied to
the project.

RECOMMENDATION/PLANNING COMMISSION ACTION

MOVE TO RECOMMEND THAT THE CITY COUNCIL APPROVE AN AMENDMENT
TO THE VESTING LARGE LOT TENTATIVE SUBDIVISION MAP AS ILLUSTRATED
ON ATTACHMENT NO. 2 FOR THE RUSSELL RANCH SUBDIVISION PROJECT WITH
CONDITIONS 1 THROUGH 13; AND

MOVE TO RECOMMEND THAT THE CITY COUNCIL APPROVE AN AMENDMENT TO
THE VESTING SMALL LOT TENTATIVE SUBDIVISION MAP CREATING EIGHT
HUNDRED AND FIFTY TWO (852) SINGLE-FAMILY RESIDENTIAL LOTS AS
ILLUSTRATED ON ATTACHMENTS 3 THROUGH 17 FOR THE RUSSELL RANCH
SUBDIVISION PROJECT WITH THE FOLLOWING FINDINGS AND CONDITIONS
1-197;

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 CITY’S GENERAL PLAN, THE
FOLSOM PLAN AREA SPECIFIC PLAN, AND THE ZONING CODE OF THE CITY.

CEQA FINDINGS

C. AFINAL ENVIRONMENTAL IMPACT REPORT/ENVIRONMENTAL IMPACT
STATEMENT PREPARED FOR THE FOLSOM PLAN AREA SPECIFIC PLAN WAS
CERTIFIED BY THE CITY ON JUNE 14, 2011, AND THE ENVIRONMENTAL IMPACT
REPORT FOR THE RUSSELL RANCH PROJECT WAS CERTIFIED BY THE CITY ON
MAY 15,2015 IN ACCORDANCE WITH CEQA.



D. NONE OF THE EVENTS IN SECTION 15162 OF THE CEQA GUIDELINES EXISTS
WHICH WARRANTS THE PREPARATION OF A SUBSEQUENT EIR OR
SUPPLEMENTAL EIR FOR THE PROJECT.

E.  THE PROJECT IS A RESIDENTIAL PROJECT UNDERTAKEN PURSUANT TO AND
IN CONFORMITY WITH THE APPROVED FOLSOM PLAN AREA SPECIFIC PLAN,
THUS EXEMPT FROM FURTHER CEQA REVIEW PURSUANT TO SECTION 15182 OF
THE CEQA GUIDELINES.

TENTATIVE SUBDIVISION MAP FINDINGS

F.  THE PROPOSED VESTING LARGE LOT AND VESTING SMALL LOT TENTATIVE
SUBDIVISION MAPS ARE CONSISTENT WITH THE CITY'S SUBDIVISION
ORDINANCE AND THE SUBDIVISION MAP ACT IN THAT THE PROJECT IS SUBJECT
TO CONDITIONS OF APPROVAL THAT WILL ENSURE THAT THE PROJECT IS
DEVELOPED IN COMPLIANCE WITH CITY STANDARDS.

G. THE DESIGN OF THE VESTING LARGE LOT AND VESTING SMALL LOT
TENTATIVE SUBDIVISION MAPS AND THE PROPOSED IMPROVEMENTS WILL NOT
CAUSE ENVIRONMENTAL DAMAGE OR INJURE FISH OR WILDLIFE OR THEIR
HABITAT.

H.  THE DESIGN OF THE VESTING LARGE LOT AND VESTING SMALL LOT
TENTATIVE SUBDIVISION MAPS AND THE PROPOSED IMPROVEMENTS WILL NOT
CAUSE PUBLIC HEALTH OR SAFETY PROBLEMS.

L. THE DESIGN OF THE VESTING LARGE LOT AND VESTING SMALL LOT
TENTATIVE SUBDIVISION MAPS AND THE TYPE OF IMPROVEMENTS WILL NOT
CONFLICT WITH EASEMENTS FOR ACCESS THROUGH OR USE OF PROPERTY
WITHIN THE PROPOSED TENTATIVE SUBDIVISION MAP

Respectfully,

RNewd € > to

DAVID E. MILLER, AICP
Public Works and Community Development Director
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Location Map and Project Description
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Attachment A
CITY OF FOLSOM
Russell Ranch Project Phase 1 and Phase 2
Informational Narrative

Transfer of Development Rights and Minor Administrative Modification:
Amended Large Lot Vesting Tentative Subdivision Map and
Phase 1 Small Lot Vesting Tentative Subdivision Map and
Phase 2 Small Lot Vesting Tentative Subdivision Map and
Minor Administrative Modification to the Project Design Guidelines

The New Home Company (“Applicant”) has continued to evaluate market conditions and home
buyer preferences since the May 2015 Folsom City Council approval of the Folsom Plan Area
Specific Plan Amendment (“SPA”) for Russell Ranch (“Project”). In order to better meet the
trends in the marketplace and achieve a product that will reach a broader range of buyers,
Applicant seeks to amend the entitled Phase 1 Project through replacing the single family (“SF”)
units (i.e., 75°-foot wide lots), with an increase in 70’-foot wide SF lots and also an increase in
single family high density (“SFHD”) lots. The proposed Phase 1 Project product mix will retain
the original residential community character, quality, and design commitments of single-loaded
streets, spectacular views, and a range of housing options from court homes to executive style
housing within the Folsom Plan Area Specific Plan (“FPASP”). Phase 2 amendments are
necessary to enable roadway and utility access for the adjacent property (Broadstone Estates).

Applicant seeks approval of amendments to the Large Lot and Phase 1 and Phase 2 Small Lot
Vesting Tentative Subdivision maps through a Transfer of Development Rights (“TDR”) and
Minor Administrative Modification (“MAM”), each as allowed under FPASP Sections 4.7
(Transfer of Residential Units), 13.3.1 (Minor Administrative Modifications), and 13.3.2 (Transfer
of Development Rights), as well as a MAM to the Project Design Guidelines as provided for in
Russell Ranch Planned Development Design Guidelines (“Design Guidelines”) Section 1.5.3
(Modifications and Amendments). Density Transfers are also contemplated by Section 2.3 of
the First Amended and Restated Development Agreement (“First Amended ARDA").

Amended Phase 1 and Phase 2 Vesting Tentative Subdivision Map

On May 12, 2015, the Folsom City Council approved the Russell Ranch SPA, including a
Phased Large Lot Vesting Tentative Subdivision Map and Phased Small Lot Vesting Tentative
Subdivision Map. Applicant is proposing to amend the following Large Lot, Phase 1 Small Lot
Vesting Tentative Map, and Phase 2 Small Lot Vesting Tentative Map sheets to accommodate
an additional 24 lots in Phase 1 (see Exhibit A) and to enable roadway and utility access with
adjacent property (Broadstone Estates) in Phase 2:

1. Large Lot Vesting Tentative Subdivision Map Sheet
2. Small Lot Vesting Tentative Subdivision Map
o Cover Sheet
o Phase 1 Lotting Plan Sheet
o Phase 1 Conceptual Grading Plan Sheet
o Phase 1 Conceptual Storm Drainage Plan Sheet
o Phase 1 Conceptual Sanitary Sewer and Domestic Water Plan Sheet
o Phase 1 MLD Large Lot 6 Sheet
o Phase 2 & A Portion of Phase 1 Lotting Plan Sheet
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Russell Ranch Project Phase 1 Informational Narrative Attachment A

o Phase 2 & A Portion of Phase 1 Conceptual Grading Plan Sheet
o Phase 2 & A Portion of Phase 1 Conceptual Storm Drainage Plan Sheet

o Phase 2 & A Portion of Phase 1 Conceptual Sanitary Sewer and Domestic Water
Plan Sheet

The Large Lot Vesting Tentative Subdivision Map was amended to reflected changes
associated with the Small Lot Vesting Tentative Subdivision Map. A summary of the Small Lot
Vesting Tentative Subdivision Map changes include:

e Phase1

o Added 24 lots in Russell Ranch Phase 1

o Removed 75 foot wide lots

o Modified 50 x 100 foot lots to 50 x 90 foot (minimum depth) on Wildland Way

o Eliminated eastern portion of Wildland Way

o Double loaded western portion of Wildland Way

o Gated Wildland Way making it a private street with public street standard ROW

o Changed primary access of Wildland Way from Amber Grove Place to Grand Prairie
Road

o Provided full left/right turn movements from Grand Prairie Road to Wildland Way

o Changed connection of Wildland Way with Amber Grove Place to an EVA for secondary
access

o Modified 50 x 100 foot lots to 50 x 90 foot (minimum depth) on Treasure Ridge Circle
(former Timber Ridge Loop)

o Gated Timber Ridge Loop making it a private street with public street standard ROW

o Timber Ridge Loop became a single gated access with an EVA for secondary access

o Modified street section for all streets with separated sidewalk to locate the ROW at the
back of curb and show a 19.5 foot PUE from the ROW

e Phase?2

o Velvet Grove Loop and two cul de sacs (Dewy Oak Court and Dehone Court) modified to
stub streets to enable roadway and utility access for the adjacent property (Broadstone
Estates)

o Lot 2L is shown for the Zone 4 Potable Water Storage Tank, which resulted in the
elimination of Lots 130 and 131 on Russell Ranch

o Lot 169 was eliminated to coordinate grading with the adjacent property (Broadstone
Estates)

o Modifications resuited in three fewer lots, which were offset by gaining three lots at the
boundary of the adjacent property (Broadstone Estates) on former Dehone Court (now a
stub street), Dewey Oak Court (now a stub street), and at the elbow of Velvet Grove
Loop

o Net result is the same overall number of lots in Phase 2

Two boundary line adjustments (BLA) with the adjacent property owner (Broadstone
Estates) are proposed to achieve the net zero result in overall lot count
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Russell Ranch Project Phase 1 Informational Narrative Attachment A

Transfer of Development Rights

The FPASP permits flexibility in transferring residential unit allocations to respond to changing
market demand. The requested transfer of 24 residential dwelling units from the Applicant’s
acquisition of a portion of the Michelle M. Carr 2012 Trust and Melissa Barron (“Carr Owners”)
property on April 15, 2015 (17 units) and the associated boundary line adjustment (7 units) to
Phase 1 meets the criteria set forth in the Section 13.3.2 of the FPASP as shown in Table 1 and
is internally consistent with the Project (see also “Dwelling Unit Comparison” discussion below

for additional information on the evolution of the Project unit allocations and 24 unit transfer).

TABLE 1

TDR Criteria

Proposed TDR Meets Criteria

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

Correct. The transfer parcels are located
within the Plan Area, generally north of
White Rock Road and east of Placerville
Road, and are designated for residential
use.

The transferor and transferee parcel or parcels
conform to all applicable development standards
contained in Appendix A (Development
Standards) of the FPASP.

Correct. The transfer parcels conform to the
FPASP development standards.

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

Correct. The transfer of 24 units does not
result in increased impacts beyond those
previously analyzed in the Project EIR and
FPASP EIR/EIS.

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

Correct. The transfer of units does not
adversely impact affordable housing
agreements, fee programs and assessment
districts, public facilities, schools, roadways,
or planning infrastructure. No additional
Project specific mitigation measures are
required.

Minor Administrative Modification

The Applicant is requesting a MAM to address Phase 1 Project design changes made in
response to evolving market demands, including targeting certain buyer profiles such as empty-
nesters, move-down buyers, and smaller families to achieve the following objectives:

e Adjustment to the lotting within the SF and SFHD land uses.

e Replacement of 75’-wide lot with 70'-wide lot size.

e Transfer of 24 units to Phase 1 pursuant to FPASP Section 13.3.2 (see “Transfer of
Development Rights” discussion above).
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Russell Ranch Project Phase 1 Informational Narrative

Attachment A

The requested MAM does not have a significant impact on the FPASP, is consistent with the
objectives and policies of the FPASP, does not substantially change the overall intent of the
Project, and meets the criteria set forth in Section 13.3.1 of the FPASP, as shown in Table 2.

TABLE 2

MAM Criteria

Proposed MAM Meets Criteria

The proposed modification is
within the Plan Area.

Correct. The proposed modification is within the Plan Area,
generally located north of White Rock Road and east of
Placerville Road.

The modification does not
reduce the size of the proposed
Town Center.

Correct. The Town Center area is not a component of the
proposed modification and the size and design will be
unaffected.

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

Correct. The proposed modification maintains compliance
with Measure W provisions. See also additional analysis
below related to open space.

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

Correct. See also land use summary in Table 3 below and
Exhibit B.

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

Correct. The proposed modification makes no changes to the
backbone infrastructure.

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

Correct. The proposed modification does not alter the
development standards already approved and will offer equal
or superior improvements to development capacity through
changes to the SF and SFHD land use mix that will meet
current market demands.

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

Correct. The proposed modification does not increase
environmental impacts beyond those identified in the FPASP
EIR/EIS and the Russell Ranch Project EIR. See also
“Environmental Information” discussion below.

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

Correct. No park or school parcels were relocated or
amended. These parcels continue to meet the standards for
the type of park or school.

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

Correct. No park or school parcels were relocated or
amended and remain within walking distance for residents.
See also Exhibit B.
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Russell Ranch Project Phase 1 Informational Narrative Attachment A
Project Summary

Land Area

The total Project land area remains at 437.6 acres and is unaffected by the proposed
modifications. As shown in Table 3, the MAM would result in minor adjustments in acreage
between SF and SFHD in Phase 1 and would not affect land acreages in the Project area
previously approved for parks, schools, and open space. Further, the proposed modifications
are completely contained within the land areas previously approved for residential development.
The Phase 1 land area remains at 196.7 acres.

TABLE 3
PROJECT LAND USE SUMMARY
Approved May 2015 Proposed April 2016 Net
Land Use Totals Land Use Totals Change in
Acres

Land Use Acres Land Use Acres
SF 1048 | SF 102.9 -1.9
SFHD 97.5 SFHD 97.3 -0.2
MLD 11.4 MLD 1.4 0
0S 162.7 | OS 165.1 +2.4'
P — Neighborhood 5.2 P — Neighborhood 5.2 0
P — Private 7.1 P — Private 6.5 -0.6
P-QP(ES) 9.7 P-QP(ES) 9.7 0
P-QP (W) 0.7 P-QP (W) 1.1 +0.4
P-QP (Cell) 2.6 P-QP (Cell) 2.6 0
P-QP (Lift Sta.) 0.1 P-QP (Lift Sta.) 0.1 0
Backbone ROW 35.8 Backbone ROW 35.7 -0.1
TOTAL 437.6 TOTAL 437.6 0.0

" Increase in SP-0S2-PD "Slope-OS” and does not change SP-OS1-PD “Measure W OS.”
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Russell Ranch Project Phase 1 Informational Narrative Attachment A

Open Space

The FPASP Open Space non-residential land use within the Project area is made up of two
FPASP zoning categories, SP-OS1-PD (Preserve Open Space Zone) and SP-OS2-PD (Passive
Open Space Zone). As shown in Table 4, the SP-OS1-PD or “Measure W OS” remains the
same with no net change in acres, and the SP-OS2-PD or “Slope-OS” increases by 2.4 acres,
primarily as a result of the proposed change in the lotting configuration for the village adjacent to
Placerville Road from a single loaded street to a double loaded street.

TABLE 4
RUSSELL RANCH PHASE 1 OPEN SPACE SUMMARY
Open Space Type Approved May 2015 Proposed April 2016 Net Change
Open Space (Acres) Open Space (Acres) in Acres
SP-0S1-PD’ 52.3 52.3 0
SP-0OS2-PD 26.3 28.7 2.4
TOTALS 78.6 81.0 24

' Measure W Open Space.

Land Use / Zoning

The Phase 1 MAM is consistent with the FPASP residential land uses and zoning. Specifically,
the proposed densities are consistent with the FPASP SFHD, SF, and MLD zoned minimum
and maximum density ranges, as show in Table 5 and Exhibit B.

TABLE 5
RUSSELL RANCH PHASE 1 DENSITY SUMMARY

Zone FPASP Approved May 2015 Proposed April 2016
Density Range Density Density
SF 1-4 du/ac 3.1 3.6
SFHD 4-7 dufac 4.5 4.9
MLD 7-12 du/ac 10 10
Lot Count

The Applicant proposes to amend the Phase 1 Project lot count from 372 lots to 396 lots. As
shown by the lot count summary in Table 6, the TDR of 24 lots pursuant to FPASP Section
13.3.2 (see “Transfer of Development Rights” discussion above and “Dwelling Unit Comparison”
below) is within the Phase 1 lot allocation of the original Specific Plan June 2011 (412 units).
See Exhibit C for a Phase 1 lot size comparison of the May 2015 approved lotting and the April
2016 proposed lotting. The propased lot mix and shifts do not impact any areas that were not
previously anticipated to be disturbed.
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Adjustments to the SF and SFHD land uses in Phase 1 were made to offer a greater variety of
housing types and affordability levels. The 75’-wide lots have been replaced with an increase to
the 70’-wide lots, which will continue to provide for and maintain executive style housing. The
50’-wide and 60’-wide lots have both increased in order to increase the range of product for
move-down buyers and families.

TABLE 6
RUSSELL RANCH PHASE 1 LOT COUNT SUMMARY
Adopted Land Use Lot Approved Proposed Net Change
Specific Plan Width May 2015 April 2016 in Units
June 2011
SFHD 50’s 82 95 +13
SFHD 60’s 63 132 +69
SF 70's 46 55 +9
273
SF 75's 67 -- -67
139 MLD Courts 114 114 0
412 TOTALS 372 396 +24

Dwelling Unit Comparison

The overall unit count in the Russell Ranch Project remains lower than what was originally
approved in the June 2011 Specific Plan. Exhibits D, E, and F are intended to track the Parcel
No. references from the FPASP in the Project area as the maps have been amended (or as
proposed for amendment).

The 2011 Specific Plan allocated 1,119 units to the Russell Ranch Project area. The FPASP
uses “Parcel No.” references (Table 4.3) in order to identify total units in the approved Specific
Plan. The Parcel Nos. originally assigned to the Russell Ranch Project Area consist of Parcel
Nos. 106 — 127, inclusive, and provide for a total unit count of 1,119 (see Exhibit D, Table 4.3
excerpt).

The approved Russell Ranch Specific Plan Amendment (2015) in May 2015 entitled 828 units
(see Exhibit E) and provides a new reference to Parcel 270 in FPASP Table 4.3, which is
intended to incorporate all four phases of the Russell Ranch Project, and replaces the prior
references to Parcel Nos. 106-127, inclusive. In the 2015 Specific Plan Amendment approval,
Parcel No. 270 included a specific unit count for Phases 1-3, but did not include a unit count for
Phase 4. The City and the Applicant agreed that Phase 4 units would be determined after
finalization of the alignment for the Capital Southeast Connector, which impacted the land use
plan for Phase 4. Thus, while Table 4.3 (2015 Specific Plan Amendment) identifies a unit count
of 828, this is not (nor was it intended to be) the overall unit count for Phases 1-4.
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The 2015 Specific Plan Amendment approval also added 6.7 acres to the overall Project area
after acquisition of this land from the Carr Owners. This 6.7 acres is a portion of a larger parcel,
and is identified by reference to two parcels in Table 4.3; i.e., Parcel No. 128 (lots acquired
through a boundary line adjustment) and Parcel No. 129 (a portion of lots included in the larger
Carr Owners’ parcel). This acquisition resulted in 24 additional lots assigned to the Russell
Ranch Project and attributable to Applicant. These additional units were not referenced in the
2015 Specific Plan Amendment for Russell Ranch, but have now been included in the revised
Table 4.3 (see Exhibit E / Footnote 1).

Exhibit F incorporates the additional 24 units as proposed under Parcel No. 270A for a total
Phase 1 unit count of 396 lots. When adding the additional 24 units to the May 2015 entitled
828 units, the total amended Project unit count is 852 lots.

Finally, the 2015 Environmental Impact Report for the Russell Ranch Project analyzed impacts
for 879 units. This total included the anticipated number of lots, including the 51 lots originally
allocated to Phase 4 (see Exhibit F / Parcel 270C / Footnote 1). By a typographical error, the
staff report referenced only 878 units. This distinction, while relevant for total unit count in the
Specific Plan area, will be reconciled once all specific plan amendments have been processed,
including the submittal of the small lot map that incorporates the area identified as Phase 4 in
the 2015 Russell Ranch entitlement approvals. Applicant understands that these additional units
are not yet approved, and the number is offered for consistency purposes when identifying units
for the entire Specific Plan area. The Applicant utilizes new Parcel No. references in Exhibit F
for the Proposed Project which Applicant submits should simplify the references in the Specific
Plan moving forward.

Water Demand

The Folsom Plan Area Water Supply Agreement states a water supply delivery at 5,600 AFY
(“acre feet per year”) for the Plan Area as a whole. The proposed 24 unit increase in Phase 1
changes the total water demand for the Project by less than one percent and stays within the
total allocation of the Plan Area at 5,497 AFY (see Exhibit G).

Development Standards

Section 1.5.3 of the Russell Ranch Planned Development Design Guidelines provides that
deviations from the Guidelines shall be governed under the same criteria and procedure
outlined for MAMs in Section 13.3.1 of the FPASP. As noted in the “Minor Administrative
Modification” discussion above, Applicant submits that each of these criteria has been satisfied.

The minor modification to the development standards in the Russell Ranch Neighborhood
Design Guidelines is consistent with the FPASP 4,000 sq. ft. minimum lot size development
standard for SP-SFHD (FPASP Table A.2) and would allow the Applicant to introduce an
additional housing type with a typical lot size of 50'x90" to help meet anticipated market
demands. This new lot size is comparable in street front appearance to the 50'x100’ size lots
and the reduction in back-yard area will not affect the nature of the graded flat pad. Design
characteristics and architectural styles of the 50'’x90" product would also be comparable to the
50’x100’ size lots and what is identified and described as appropriate for Russell Ranch in the
Design Guidelines. The introduction of 50’x90' lots would address the market demand for more
affordable, smaller homes and lots, which would be geared towards empty-nesters and move-
down buyers, and small or new families. In addition to addressing evolving market demands, the
addition of a new housing type would enhance the streetscape and architectural diversity and
would preserve the dynamics of the neighborhood and character of the community.
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The MAM also clarifies the details in the Design Guidelines Development Standards for the
residential street section rights-of-way (ROW), front setbacks, and public utility easement (PUE)
locations. There are no changes to travel lane dimensions and/or overall roadway dimensions
(‘curb-to-curb’ dimensions are the same). See Exhibit H for typical street section details.

Summary of requested clarification for residential street with separated sidewalk:

¢ ROW is moved from face-of-walk to back-of-curb.

o Front setback measurement is changed from 17.5" to 24.5' (measured to new ROW,
includes 7’ planter).

e PUE measurement is changed from 12.5' to 19.5’ (measured to new ROW, includes 7’
planter). PUE physically remains at 12.5’ (measured from face-of-walk).

¢ 18’ min. setback to street-facing garage remains.

Summary of requested clarification for residential street with attached sidewalk:

e ROW is shown at the back-of-walk.

e Front setback measured from back-of-walk/ROW.
e PUE is 12.5’ measured from back-of-walk/ROW.
e 18 min. setback to street-facing garage.

Development Agreement

Section 1.5.2 of the Amendment to ARDA provides that no further amendment of the
development agreement is required to include MAMs within the scope of the Amendment to the
ARDA. Applicant will review this interpretation with the City Attorney. Pending that review, no
amendment to the development agreement is presently proposed by Applicant.

Environmental Information

The proposed Phase 1 and Phase 2 Project map amendments, TDR of 24 lots, and minor
modifications do not change the development footprint, single-family residential character, or
introduce additional impacts to resource areas outside of what was previously evaluated in the
City-certified FPASP Final EIR/EIS (May 2011) and City-certified Russell Ranch Project FEIR
(April 2015). The Project FEIR analyzed a total of 879 lots and included a Mitigation and
Monitoring and Reporting Program and Findings of Fact and Statement of Overriding
Considerations. The amended Project unit count of 852 lots remains within the scope of the
City-certified environmental impact analysis and does not aiter any CEQA conclusions.

LIST OF EXHIBITS

Exhibit A Amended Large Lot (1 sheet) and Phase 1 and Phase 2 Small Lot (10 sheets) of the
Russell Ranch Vesting Tentative Subdivision Map

Exhibit B Russell Ranch Land Use / Zoning

Exhibit C Russell Ranch Lot Size Comparison

Exhibit D Russell Ranch Dwelling Unit Allocation Specific Plan (June 2011)

Exhibit E  Russell Ranch Dwelling Unit Allocation Specific Plan Amendment (May 2015)

9| Page



Russell Ranch Project Phase 1 Informational Narrative Attachment A

Exhibit F Russell Ranch Dwelling Unit Allocation Proposed Project (April 2016)
Exhibit G Folsom Plan Area Potable Water Demand Chart
Exhibit H Typical Street Sections
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Exhibit C Russell Ranch Lot Size Comparison
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Exhibit D Russell Ranch Dwelling Unit Allocation
Specific Plan (June 2011)
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Exhibit E Russell Ranch Dwelling Unit Allocation
Specific Plan Amendment (May 2015)
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Exhibit F Russell Ranch Dwelling Unit Allocation
Proposed Project (April 2016)
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Exhibit G Folsom Plan Area Potable Water Demand Chart



Folsom Plan Area

Potable Water Demand Chart

EXHIBIT G

Water Supply Agreement - 5,600 AFY
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Revised: April 15, 2016

WestlanalEagla
1,003 AFY

Russed Ranch
90 AFY

Hitisborough

1,250 AFY

Folsom Plan Area
Adopled Land Uses

E

SETEAFY

Proposed
Westland/Eagte SPA A
ppeoved
4,788 AFY WeabandiEagle $PA
1,788 AFY
Approved Amunded
Russel Ranch SPA Russeil Ranch SPA
697 AFY 701 AFY
Approvad
1280 AFY Hitiasoqgh S
1,317 AFY

Folsom Plan Area
Adopted Land Uses with
Approved Russell Ranch SPA,
Approved Mangini Phase 1 Tentatlve Map
Proposed Westland/Eagle SPA

Folsom Plan Area
Adopted Land Uses
Aminded Russell Ranch 8P4
Approved Mangini Ranch Ph. 1 Tentalive Map
Approved WesHand/Eagle SPA
Approved Gragg Ranch SPA
Approved Elllott Homes SPA
Approved Carr Trust SPA

5,497 AFY



Exhibit H  Typical Street Sections
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ATTACHMENT NO. 2

Amended Large Lot Vesting Tentative Subdivision Map
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ATTACHMENT NO. 3

Phased Small Lot Vesting Tentative Subdivision Map,
dated May 25, 2016
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ATTACHMENT NO. 4

Phase 1 Lotting Plan, dated May 25, 2016



VESTING TENTATIVE SUBDIVISION MAP

Russell Ranch




ATTACHMENT NO. 5

Phase 1 Conceptual Grading Plan, dated May 25, 2016
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ATTACHMENT NO. 6

Phase 1 Conceptual Storm Drainage Plan dated
May 25, 2016
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ATTACHMENT NO. 7

Phase 1 Conceptual Sanitary Sewer and Domestic
Water Plan dated May 25, 2016
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ATTACHMENT NO. 8

Phase 1-MLD Large Lot 6 Vesting Tentative
Subdivision Map dated May 25, 2016
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ATTACHMENT NO. 9

Phase 2 and A Portion of Phase 1 Lotting Plan dated
May 25, 2016



PHASE 2 & A PORTION OF PHASE |
LOTTING PLAN
VESTING TENTATIVE SUBDIVISION MAP
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Nackay & Somps Civil Engi
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ATTACHMENT NO. 10

Phase 2 and A Portion of Phase 1 Conceptual Grading
Plan dated May 25, 2016
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ATTACHMENT NO. 11

Phase 2 and A Portion of Phase 1 Conceptual Storm
Drainage Plan dated May 25, 2016
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ATTACHMENT NO. 12

Phase 2 and A Portion of Phase 1 Conceptual Sanitary
Sewer and Domestic Water Plan dated May 25, 2016
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ATTACHMENT NO. 13

Phase 3 Lotting Plan, dated May 25, 2016
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ATTACHMENT NO. 14

Phase 3, Conceptual Grading Plan, dated May 25, 2016
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ATTACHMENT NO. 15

Phase 3 Conceptual Storm Drainage Plan, dated
May 25, 2016
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ATTACHMENT NO. 16

Phase 3 Conceptual Sanitary Sewer and Domestic Water
Plan dated May 25, 2016
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ATTACHMENT NO. 17

Phased Small Lot Detail Sheet, Backbone Infrastructure
Exhibits and Off-site Utility Exhibits
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ATTACHMENT NO. 18

Community Trail Exhibit
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ATTACHMENT NO. 19

Water Supply Table and Potable Water Demand
Comparison



Folsom Plan Area

Proposed Specific Plan Amendment
Potable Water Demand Chart

Water Supply Agreement - 5,600 AFY

7919 SPA

Dale: June 2, 2015
Revised: July 30,2015
Revised: April 15, 2016

Westand/Eagle
1,803 AFY

Russell Ranch
608 AFY

Hillsborough
1,250 AFY

Manginl Ranch - Phase 1
872 AFY

Weatlana/Mangini Remalndor
528 AFY

Elllott Homes;, LLC
&8 AFY

Folsom Plan Area
Adopted Land Uses

5410 AFY.

Proposed
Wes0Oand/Eagle SPA
1,786 AFY

Approved
Russoll Ranch SPA
897 AFY

Hilisborough
1,260 AFY

Approved
Mangin) Ranch - Phase 1
85T AFY

‘WestandMangini Remainder
528 AFY

Elllott Homes, LLG
45 AFY

Folsom Plan Area
Adopted Land Uses with
Approved Russell Ranch SPA,
Approved Manglnl Phase 1 Tentative Map
Praposed Westland/Eagle SPA

5,576 AFY

Approved
Westiand/Eagle SPA
1,765 AFY

Amended
Russell Ranch SPA
701 AFY

Approved
Hinsborough SPA
1,217 AFY

Approved
Mangini Ranch - Phase 1
867 AFY

Westland/Manginl Remainder
528 AFY

Approved
EfMott Homes, LLC S8PA
B AFY

Folsom Plan Area
Adopted Land Uses
Amended Russell Ranch SPA
Approved Manginl Ranch Ph. 1 Tenlatlve Map
Approved Westiand/Eagle SPA
Approved Gragg Ranch SPA
Approved Elllott Homes SPA
Approved Carr Trust SPA




Folsom Plan Area Date: June 24, 2015
Russell Ranch Specific Plan Amendment Revised: May 27, 2016
Potable Water Demand Comparison

Russell Ranch Potable Water Demands - Approved Specific Plan Land Uses
Land Use Summary
Number of [Nommal Indoor| R Total |Total Dryj
Gross Outdoor
Allocated Demand Normal Year
Land Use Area : Demand
(Acres) Dwe[llng Factor Factor Demand (ac{Demand (ac|
Units {ac-ft/yr) (ac-ftiyr) ftiyr) ftiyr)
|Residential
Single Family (SF) § o o 189.8 574 0.2100 0.3800 376 388
Multi-Family Low Densily (MLD)’ 15.2 163 0.1400 0.0900 42 42
Muiti-Family Medium Density (MMD) 21.8 406 0.1400 0.0500 86 87
Residential Total| 226.8 1,143 504 518
Commercial - |
General Commercial (GC) 59.5 0.42 112 102 106
Commercial Totalf 59.5 | 102 106
Non-Residential
Park (P) 65 | 0.01 355 26 27
Public-Quasi-Public-Elementary School (PQP-ES) 10.0 0.71 1.87 29 | 30
Public-Quasi-Public-Warter Tank (PQP-WTR) 1.8 0.01 - 0 0
Open Space (OS) 91.4 0.00 - 0 0
IMajor Road Right-of-Way (ROW) 14.3 _ 1 0.00 0.37 6 6
Non-Residential Total| 124.0 60 63
Subtotal| 410.3 666 686
Additional Non-Residential _ Il
Landscape Corridor (OS-LC) 22 0.00 195 5 5
Open Space - Landscape Corridor (OS-LC) 7.4 0.00 1.46 12 13
Mon-Residential Totall 9.6 17 18
Project Total| 419.9 1,143 683 704
Russell Ranch Potable Water Demands - Specific Plan Amendment Land Uses
Land Use Summary
Number of |Normal Indoor| G Total Total Dry]
Gross Outdoor
Altocated Demand Normal Year
Land Use Area . Demand
Dwelling Factor Demand (ac{Demand (ac|
(Acres) Units (ac-tt/yr) facion ftiyr) ttyr)
(ac-tiyr)
Residential . R
Single Family (SF) 83.1 311 0.2061 0.2400 154 158
Single Family High Densily (SFHD) 75.2 478 0.2061 0.1550 192 | 196
Multi-Family Low Density (MLD) 12.6 114 0.1369 0.0925 29 30
Residential Total| 170.9 903 375 384
Non-Residential
Private Park (P) 7.1 0 0.01 3.55 28 29
Neighborhood Park (P) 52 | 0 0.01 3.55 21 22
Public-Quasi-Public-Elementary School (PQP-ES) 9.7 0 0.71 1.87 28 | 29
Public-Quasi-Public-Sanitary Sewer Pump Station (PQP-SSPS) 0.1 0 0.00 - 0 0
Open Space (OS) - 52,1 0 0.00 - 0 4]
Open Space - Residential Slopes(OS-RS) 47.0 0 0.00 1.95 102 107
Highway 50 Interchange (ROW-HWY 50) 7.6 0 0.00 - 0 0
Major Road Right-of-Way (ROW) 24.9 0 0.00 0.37 10 11
Minor Road Right-of-Way (ROW) 221 0 ~_0.00 - 0 0
Non-Residential Total] 175.8 i 189 198
Subtotal| 346.7 903 564 581
Additional Non-Residential I
Public-Quasi-Public-Potable Water Tank Site (PQP-WTR) 0.7 0 0.00 _ = ] 0 0
Public-Quasi-Public-Cell Tower Site (PQP-Cell) 2.6 0 0.00 = ! 0 0
Open Space - Community Perimeter {OS-CP) 7.3 0 0.00 146 12 12
Open Space - Preserve Transition (OS-PT) 304 0 0.00 _0.98 33 35
Open Space - Communily Slopes (OS-CS) 32.2 0 0.00 1.93 69 73
Additional Non-Residential Total| 73.2 0 114 120
Project Total] 419.9 903 678 701
Notes:

1.) Total water demands have been increased 11.11% pursurant to footnote 56 on page 30 of the Folsom Plan Area Water Supply Assessment prepared
2.) Quldoor water demands have been increased by 5% in dry years pursuant to the Water Supply Assessment prepared by Tully and Young.
3) Muti-Family Low Density Dwelling Units includes 24 MLD Dwelling Unils lransferred with the Carr Trust Boundary Line Adjustment.
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