
 

 
 

PLANNING COMMISSION AGENDA 
September 17, 2025 

CITY COUNCIL CHAMBERS 
6:30 p.m. 

50 Natoma Street 
Folsom, California 95630 

 
 
CALL TO ORDER PLANNING COMMISSION: Dianna Laney, Bill Barcellona, Justin Hurst, Mathew Herrera, Daniel 
West, Amanda Ross, Eileen Reynolds 
 
The Planning Commission has a policy that no new item will begin after 10:30 p.m. Therefore, if you are here for an item 
that has not been heard by 10:30 p.m., you may leave, as the item will be continued to a future Planning Commission 
Meeting. 
 
Any documents produced by the City and distributed to the Planning Commission regarding any item on this agenda will be made 
available upon request at the Community Development Counter at City Hall located at 50 Natoma Street, Folsom, California. The 
meeting is available to view via webcast on the City’s website the day after the meeting. 

 
 
PLEDGE OF ALLEGIANCE 
 
 
OATH OF OFFICE ADMINISTERED TO NEW COMMISSIONER 
 
 
CITIZEN COMMUNICATION: The Planning Commission welcomes and encourages participation in City Planning 
Commission meetings and will allow up to three 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 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 the August 20, 2025, regular meeting will be presented for approval. 
 
 
WORKSHOP 
 
1. SPEC25-00200: Inclusionary Housing (Workshop) 
 
A Workshop to provide information on the City’s current Inclusionary Housing Ordinance in Folsom Municipal Code 
(FMC) Chapter 17.104 and explain planned updates for future consideration. (Project Planner: Stephanie Henry, 
Housing Manager) 
 
2. SPEC24-00017: Objective Development and Design Standards (Workshop) 
 
A Workshop to provide input on the Draft City of Folsom Objective Development and Design Standards (ODDS), 
proposed to be adopted as an Appendix to Folsom Municipal Code (FMC) Title 17 – Zoning, and related amendments 



to FMC Chapter 17.06 (Design Review) supporting adoption of the ODDS. (Project Planner: Desmond Parrington, 
Planning Manager) 
 
 
PRINCIPAL PLANNER’S REPORT 
 
The next Planning Commission meeting is scheduled for October 15, 2025. Additional non-public hearing items may be 
added to the agenda; any such additions will be posted on the bulletin board in the foyer at City Hall at least 72 hours 
prior to the meeting. 
 
Persons having questions on any of these items can visit the Community Development Department during normal 
business hours (8:00 a.m. to 5:00 p.m.) at City Hall, 2nd Floor, 50 Natoma Street, Folsom, California, prior to the meeting. 
The phone number is (916) 461-6200 and FAX number is (916) 355-7274. 
 
In compliance with the Americans with Disabilities Act, if you are a disabled person and you need a disability-related 
modification or accommodation to participate in the meeting, please contact the Community Development Department 
at (916) 461-6200, (916) 355-7274 (fax) or shannum@folsom.ca.us. Requests must be made as early as possible and 
at least two full business days before the start of the meeting. 
 

NOTICE REGARDING CHALLENGES TO DECISIONS 

The appeal period for Planning Commission Action: Any appeal of a Planning Commission action must be filed in writing with the City 

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

and regulations, including without limitation, California Government Code Section 65009 and or California Public Resources Code 

Section 21177, if you wish to challenge in court any of the above decisions (regarding planning, zoning and/or environmental 

decisions), you may be limited to raising only those issues you or someone else raised at the public hearing(s) described in this 

notice/agenda, or in written correspondence delivered to the City at, or prior to, the public hearing. 

 

mailto:shannum@folsom.ca.us


 
Planning Commission Minutes 
August 20, 2025 
Page 1 of 4 
 

 
 

PLANNING COMMISSION MINUTES 
August 20, 2025 

CITY COUNCIL CHAMBERS 
6:30 P.M. 

50 Natoma Street 
Folsom, CA 95630 

 
 
CALL TO ORDER PLANNING COMMISSION 
 
The regular Planning Commission Meeting was called to order at 6:30 p.m. with Chair Eileen Reynolds presiding. 
 
 
PLEDGE OF ALLEGIANCE: The Pledge of Allegiance was recited. 
 
 
ROLL CALL 
 
Commissioners Present: Daniel West, Vice Chair 
 Dianna Laney, Commissioner 
 William Barcellona, Commissioner 
 Justin Hurst, Commissioner 
 Mathew Herrera, Commissioner 
 Eileen Reynolds, Chair 

 
Commissioners Absent:  None 
 
 
CITIZEN COMMUNICATION: None 
 
 
MINUTES 
 
The minutes of the July 23, 2025, Special Meeting were approved as submitted. 
 
 
NEW BUSINESS 
 
1. USPT25-00145: Lana Moon Tatu Tattoo Shop Project and Determination that the Project is Exempt from 
CEQA under Section 15301 (Existing Facilities) 
 
A Public Hearing to consider a Conditional Use Permit request for a tattoo establishment occupying a maximum of 
two suites within an existing 5,000 square-foot beauty shop, located at 1325 Riley St. The project site is within the 
Central Business District; Planned Development (C-2 PD) Zoning District, and the General Plan land-use 
designation of the project site is Community Commercial (CC) within the East Bidwell Corridor (EPC) Overlay. The 
project is categorically exempt under 15301 (Existing Facilities) of the California Environmental Quality Act (CEQA) 
Guidelines. (Project Planner: Nathan Stroud / Applicant: Lana Nevers) 
 
COMMISSIONER LANEY MOVED TO FIND THE REQUEST CATEGORICALLY EXEMPT UNDER SECTION 
15301 (EXISTING FACILITIES) OF THE CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) GUIDELINES 
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AND APPROVE A CONDITIONAL USE PERMIT FOR A TATTOO ESTABLISHMENT (USPT25-00145) BASED 
ON THE FINDINGS (FINDINGS A-F) BELOW AND SUBJECT TO THE ATTACHED CONDITIONS OF APPROVAL 
(CONDITIONS 1-15). 

 
COMMISSIONER HERRERA SECONDED THE MOTION. 
 
AYES:  WEST, LANEY, BARCELLONA, HURST, HERRERA, REYNOLDS 
NOES:  NONE 
RECUSED: NONE 
ABSENT: NONE 
 
MOTION PASSED 
 
2. USPT25-00111. Veterinary Clinic Operating Hours Conditional Use Permit Modification and Determination 
that the Project is Exempt from CEQA under Section 15301 (Existing Facilities) 
 
A Public Hearing to consider a Conditional Use Permit Modification request to extend the allowed hours of operation 
of an existing veterinary clinic into daytime business hours (Monday to Friday, 8am to 6pm) to provide services to 
small exotic pets. The business is at 2210 East Bidwell, in a 3,453 square foot building that is part of the Vintage at 
Folsom office park, in the BP-PD (Business Professional, Planned Development) zoning district. The General Plan 
land use designation of the project site is PO (Professional Office), within the East Bidwell Mixed Use Overlay. The 
project is categorically exempt under Section 15301 (Existing Facilities) of the California Environmental Quality Act 
(CEQA) Guidelines. (Project Planner: Jessica Brandt / Applicant: Richard Turner, DVM) 
 
COMMISSIONER BARCELLONA MOVED TO CONFIRM STAFF’S DETERMINATION THAT THE PROJECT IS 
CATEGORICALLY EXEMPT UNDER SECTION 15301 (EXISTING FACILITIES) OF THE CEQA GUIDELINES 
AND APPROVE A CONDITIONAL USE PERMIT MODIFICATION FOR THE VETERINARY CLINIC OPERATING 
HOURS PROJECT (USPT25-00111), BASED ON THE FINDINGS (FINDINGS A-E) AND SUBJECT TO THE 
CONDITIONS OF APPROVAL (CONDITIONS 1-17) ATTACHED TO THIS REPORT. 

 
COMMISSIONER HURST SECONDED THE MOTION. 
 
AYES:  WEST, LANEY, BARCELLONA, HURST, HERRERA, REYNOLDS 
NOES:  NONE 
RECUSED: NONE 
ABSENT: NONE 
 
MOTION PASSED 
 
3. DEVA24-00310: Broadstone Crossing Phase II Development Agreement and Determination that the 
Project is Exempt from CEQA under Section 15061(b)(3) 
 
A public hearing to consider a request to recommend City Council approval of a proposed Development Agreement 
between the City of Folsom and Elliott Homes, Inc./Broadstone Crossing Phase II, LLC, that establishes the 
landowner and developer obligations in accordance with Conditions of Approval Numbers 42 and 43 related to 
public improvements and traffic abatement measures for the Broadstone Crossing Phase II project (MSTR23-
00143), which is a previously approved project that includes three office /medical office parcels and buildings 
totaling 200,840 square feet.  This request is an administrative action consistent with the prior project approval and 
therefore is not a project under CEQA Guidelines Section 15061(b)(3). (Project Planner: Desmond Parrington, 
Planning Manager / Applicant: Price Walker of Elliott Homes, Inc.) 
 
COMMISSIONER REYNOLDS MOVED TO RECOMMEND CITY COUNCIL ADOPT THE UNCODIFIED 
ORDINANCE NO. 1354 APPROVING THE DEVELOPMENT AGREEMENT BETWEEN THE CITY OF FOLSOM 
AND BROADSTONE CROSSING PHASE II, LLC AND ELLIOTT HOMES, INC. FOR PUBLIC IMPROVEMENTS 
FOR THE BROADSTONE CROSSING PHASE II PROJECT, BASED ON THE FINDINGS (FINDINGS A-J), AND 
TO RECOMMEND TO CITY COUNCIL THAT THE DEVELOPMENT AGREEMENT LANGUAGE BE MODIFIED 
TO REQUIRE A FIRST INSTALLMENT OF THE DEVELOPER’S FUNDING OBLIGATION FOR THE 
PEDESTRIAN OVERCROSSING IN THE AMOUNT OF $1,000,000.00, DUE UPON CITY ISSUANCE OF A 
REQUEST FOR PROPOSAL FOR DESIGN, ENGINEERING SERVICES, AND ENVIRONMENTAL CLEARANCE. 
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COMMISSIONER BARCELLONA SECONDED THE MOTION. 
 
AYES:  WEST, LANEY, BARCELLONA, HURST, HERRERA, REYNOLDS 
NOES:  NONE 
RECUSED: NONE 
ABSENT: NONE 
 
MOTION PASSED 
 
4. MSTR25-00025: Veranda at Folsom Heights Small Lot Vesting Tentative Subdivision Map, Planned 
Development Permit, Design Review, and Determination that the Project is Exempt from CEQA under 
Section 15182 (Projects Pursuant to a Specific Plan) 
 
A public hearing to consider a request to recommend City Council approval of a Small Lot Vesting Tentative 
Subdivision Map to subdivide an approximately 14.9-acre site located on the east side of Empire Ranch Road, north 
and south of Summit Street, in the Folsom Plan Area Specific Plan (FPASP) into a 125-lot residential subdivision. 
The project site has General Plan and FPASP Land Use Designations of MLD (Multifamily Low-Density). A Planned 
Development Permit is also requested to comply with the Planned Development (PD) District overlay and to allow 
for greater flexibility in site design. Finally, Design Review is requested to approve architecture and site design for 
125 proposed single-family residential units. The project is statutorily exempt under Section 15182 (Projects 
Pursuant to a Specific Plan) of the California Environmental Quality Act (CEQA) Guidelines. (Project Planner: 
Jessica Brandt / Applicant: Price Walker of Elliott Homes, Inc.) 
 
COMMISSIONER WEST MOVED TO RECOMMEND THAT THE CITY COUNCIL CONFIRM STAFF’S 
DETERMINATION THAT THE VERANDA AT FOLSOM HEIGHTS PROJECT IS EXEMPT FROM CEQA UNDER 
CEQA GUIDELINES § 15182 – PROJECTS PURSUANT TO A SPECIFIC PLAN, AND APPROVE A SMALL-LOT 
VESTING TENTATIVE SUBDIVISION MAP AND PLANNED DEVELOPMENT PERMIT AND DESIGN REVIEW 
FOR THE VERANDA AT FOLSOM HEIGHTS PROJECT, BASED ON THE FINDINGS (FINDINGS A-AA) AND 
SUBJECT TO THE CONDITIONS OF APPROVAL (CONDITIONS 1-64) ATTACHED TO THIS REPORT. 
 
COMMISSIONER LANEY SECONDED THE MOTION. 
 
AYES:  WEST, LANEY, BARCELLONA, HURST, HERRERA, REYNOLDS 
NOES:  NONE 
RECUSED: NONE 
ABSENT: NONE 
 
MOTION PASSED 
 
 
PRINCIPAL PLANNER’S REPORT 
 
Principal Planner, Jessica Brandt, shared the following with the Commission: 
 

• The next meeting is scheduled for September 17th, with one item on the agenda: 
o Draft Objective Development and Design Standards (ODDS) Workshop. 

• There are no expected absences for the September 17, 2025, Planning Commission regular meeting. 

• The City Council will be considering applications for the vacant At-Large seat for the Planning Commission 
at the August 26, 2025, City Council regular meeting. If approved, the new Planning Commissioner could 
begin service in September. There were 23 applicants. 

• In the last month, staff approved 4 design reviews, including: 
o 1 custom home 
o 2 residential additions 
o 1 residential accessory structure. 
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ADJOURNMENT 
 
There being no further business to come before the Folsom Planning Commission, Chair Eileen Reynolds adjourned 
the meeting at 8:13 p.m. 
 
 

RESPECTFULLY SUBMITTED,  
 
 

        
Stephanie Hannum, ADMINISTRATIVE ASSISTANT 
 
 
APPROVED: 

 
 

        
Eileen Reynolds, CHAIR 



AGENDA ITEM NO. 1 

 Type: Workshop 

 Date: September 17, 2025 
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Planning Commission Staff Report 
50 Natoma Street, Council Chambers 

Folsom, CA 95630 
 

Project: Inclusionary Housing (Workshop) 
File #: SPEC25-00200 
Request: Review and Comment 
Location: Citywide 
Parcel(s): N/A 
Staff Contact: Stephanie Henry, Housing Manager, 916-461-6208, 

shenry@folsom.ca.us 
 
Project Summary:  The purpose of the workshop is to provide an overview of inclusionary 

requirements, provide an explanation of our current regulations, explore the issues 

associated with our current method of calculating an in-lieu fee, and provide a high-level 

discussion of the goals of modifying the current fee structure. 

 

Recommendation:  Please review and comment on the report and presentation as it 

relates to inclusionary housing and inclusionary housing in-lieu fee. 

 

Attachments:   

1 - Description/Analysis 

2 - Background 

 

 

Submitted, 

 

 

 

____________________________ 

PAM JOHNS 

Community Development Director 
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ATTACHMENT 1 

DESCRIPTION/ANALYSIS 

 

PROPOSAL 

This workshop is intended to provide background on inclusionary housing, the city's 

inclusionary housing requirements, and outline the intent behind an update to the 

Inclusionary Housing Ordinance (IHO). The City of Folsom is currently undertaking a 

feasibility analysis of its Inclusionary Housing Program, with a specific focus on evaluating 

the existing affordable housing in-lieu fee structure. The primary objective of the analysis 

is to assess the feasibility of streamlining the fee calculation methodology and reducing 

the significant amount of staff time involved in the process while also continuing to support 

the City’s broader affordable housing goals. 

 

In the coming month or two, once the feasibility study is finalized and stakeholder 

feedback—including input from this workshop—has been fully considered, staff will bring 

forward a formal recommendation to the Planning Commission, and subsequently to the 

City Council, outlining the necessary and recommended updates to the Inclusionary 

Housing Ordinance (IHO). 

 

ANALYSIS 
The City of Folsom’s Inclusionary Housing Ordinance, which is in Chapter 17.104 of the 
Folsom Municipal Code, plays an important role in supporting the development of 
affordable housing in the city.  Under the City’s Inclusionary Housing Ordinance, 
developers of new for-sale detached single-family homes within subdivisions of ten 
housing units or more are required to provide at least 10 percent of their homes to lower-
income households (3 percent very-low and 7 percent low).  However, in lieu of 
constructing these housing units, a developer may opt to pay an in-lieu fee instead of 
constructing affordable units on-site. Given the complexities and challenges associated 
with building deed-restrict affordable for-sale homes, almost all developers in Folsom 
choose to pay the in-lieu fee.  This fee is calculated as 1 percent (1%) of the sales price 
of the lowest-priced unit in the subdivision, multiplied by the total number of units in the 
project. To determine the fee amount, developers are required to submit architectural 
plans and anticipated homes sales pricing prior to the issuance of building permits. 

In accordance with the 2013 Stipulation Agreement between the City of Folsom and the 
Sacramento Housing Alliance, a minimum of 50 percent of all collected in-lieu fees must 
be allocated toward the construction or substantial rehabilitation of multi-family rental 
housing affordable to low- and very low-income households within the City. 

To date, the Inclusionary Housing Fee program has generated approximately $30.5 

million, which has been instrumental in providing gap financing for several affordable 

housing projects resulting in over 320 new affordable apartments in Folsom.  
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Implementation Challenges 

Despite its financial success, the current fee structure presents several operational 
challenges: 

• Uncertainty in Sales Pricing: Developers usually lack final home prices at the 
time of initial building permit issuance, particularly for model homes. As a result, 
staff must rely on developer-provided market analyses to estimate sales prices. 
This process requires detailed review and validation, increasing staff workload and 
introducing potential inconsistencies. 

• Manual Data Entry: The fee must be manually entered into the City’s development 
permit and processing system for each home production permit. Because the fee 
is subdivision-specific and not standardized, it remains one of the few non-
automated building permit fees, increasing the risk of clerical errors and 
inefficiencies. 

• Annual Review Requirement: The Ordinance mandates an annual review of the 
lowest-priced unit in each subdivision to determine if the sales price has fluctuated 
by more than 10%. If so, the fee must be recalculated and applied to remaining 
lots. However, given that most applicable homes are priced around $700,000, a 
fluctuation of up to $70,000 is required to trigger a fee adjustment. In practice, this 
threshold is rarely met, rendering the annual review largely procedural and 
resource intensive. 

Given the limited staff resources and the amount of staff time needed to comply with the 

current requirements of the ordinance alternative fee structures or process improvements 

are needed that both maintain the program’s affordability goals and reduce administrative 

overhead. 

 

Inclusionary Program Update Feasibility Analysis 

The City’s 2021-2029 Housing Element included Program H-9 that requires the City to 

conduct an inclusionary housing fee study.  The purpose of the program was to evaluate 

the fee levels and funding gap as well as to improve the existing methodology for the in-

lieu fee calculation.  To implement Program H-9, the City entered into an agreement with 

Economic & Planning Systems, Inc. (EPS) to evaluate the existing inclusionary housing 

ordinance and review the methodology used to calculate the in-lieu fee. As part of this 

effort, EPS is assessing the cost of delivering affordable housing by estimating unit values 

based on household income thresholds and financing parameters. These estimates will 

then be compared to projected construction costs to identify the financing gap—or 

subsidy—required to produce affordable units across a range of income levels (i.e., 

moderate, low, very low, and extremely low). 

 

Using this analysis, EPS is calculating the maximum justifiable impact fee, consistent with 

the established methodology for nexus studies, that could be applied to new housing 

developments not meeting their inclusionary housing obligations through on-site unit 

construction. It is important to note that the nexus study is a legally required step in this 
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process, as it establishes a clear and defensible connection between new development 

and its impact on affordable housing demand and ensures that any fee imposed is 

proportionate, equitable, and compliant with state law. 

Preliminary findings reveal that the overall fee burden for residential development is 
notably high—particularly in the Folsom Plan Area, where the majority of new housing 
activity is occurring. In this area, impact fees (including inclusionary in-lieu fees, which 
typically range from $5,000 to $10,000 per unit) average nearly $95,000 per single family 
for-sale unit. For rental units (which do not include an Inclusionary Housing fee) impact 
fees in this area are close to $60,000 per multi-family unit and as a result of EPS’ analysis 
it appears that multi-family projects are much more challenging to develop currently.  
Given this context, staff does not intend to recommend a significant increase to the 
Inclusionary Housing (IH) fee or recommend an IH fee on rental multi-family units. 
Instead, proposed updates to the IHO will focus on revisions that simplify and improve 
how the ordinance is administered. 

At this early stage, staff is evaluating a proposed revision to the methodology used for 

calculating the in-lieu fee, shifting from the current model—1% of the sales price of the 

lowest-priced home in the subdivision—to a square footage-based fee. More jurisdictions 

that have been updating the in-lieu fees have been using a square footage method as 

well. This change is intended to streamline implementation and improve predictability for 

developers. The ordinance update will also include cleanup ordinance amendments to 

eliminate outdated references and update terminology to ensure the Inclusionary Housing 

Ordinance remains current and effective. 

 

POLICY/RULE 

Housing Element Program H-9 of the City of Folsom General Plan requires that the City 
prepare a fee study on the City’s inclusionary housing in-lieu fee to determine the 
financing gap or subsidy required to produce affordable units and the appropriate fee that 
may be charged to new housing developments if the developer chooses to satisfy its 
inclusionary requirement through in-lieu fees. Depending on the findings from the study, 
the City may consider revising the Ordinance to update the methodology for calculating 
the inclusionary housing in-lieu fee. 
 

PUBLIC OUTREACH 
As part of the preliminary outreach, the consultant team engaged with several local 
residential builders and the Building Industry Association (BIA) to share information about 
the project and gather initial feedback. Overall, builders expressed support for the existing 
fee-based structure, noting that Folsom’s approach offers valuable flexibility in response 
to changing market conditions—particularly relevant given the current market downturn. 
Developers indicated that on-site construction requirements pose significant operational 
challenges, and the current fee model is more manageable. 
 
However, there is concern that revising the fee methodology could result in higher 
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inclusionary fees, especially since Folsom’s fees in the Folsom Plan Area are already 
considered high relative to other jurisdictions. The BIA frequently cites Folsom’s program 
as a model due to its adaptability, particularly the way the fee adjusts based on sales 
price and market fluctuations. Additionally, the BIA expressed skepticism about the 
feasibility of applying inclusionary requirements to rental projects under current economic 
conditions. 
 

In advance of the workshop, City staff intends to distribute an email notification to 

stakeholders, inviting them to attend and participate. In addition, staff plans to conduct 

targeted outreach to BIA members and the Sacramento Housing Alliance. These 

discussions will focus on reviewing preliminary findings, clarifying the core objectives of 

the analysis, answering questions, and gathering feedback.  

 

ENVIRONMENTAL REVIEW 

This is a special presentation and is not a project as defined by California Environmental 

Quality Act (CEQA).  It is therefore not subject to environmental review. 

 

RECOMMENDATION/PLANNING COMMISSION ACTION 

Review, comment, and ask questions. 
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ATTACHMENT 2 

BACKGROUND 

 

INTRODUCTION 
Inclusionary housing is a planning strategy adopted by local governments to support the 
development of affordable homes within new residential projects. These programs 
typically require or encourage developers to provide a portion of below-market-rate units 
or contribute in-lieu fees that fund affordable housing elsewhere. The overarching goal is 
to foster economically diverse communities and expand access to housing for households 
across all  income levels. According to the California Coalition for Rural Housing (CCRH), 
as of 2021, 143 jurisdictions throughout California implemented inclusionary housing 
programs. While results vary based on local market dynamics and program design, 
inclusionary housing continues to serve as a key tool for producing affordable units and 
advancing fair housing objectives statewide. 
 
City of Folsom Adoption of Inclusionary Housing Ordinance (IHO) 

In 2002, the City of Folsom adopted its Inclusionary Housing Ordinance (IHO) following 
a period of rapid growth and a lack of affordable housing development. Historically, the 
City’s land use policies and the 1992 Housing Element supported single-family residential 
development and relied on voluntary, market-based strategies to address housing needs. 
These policies did not include mandatory programs such as inclusionary zoning, land 
dedications, or housing trust fund contributions.  

Between 1992 and 2001, despite significant expansion in employment, retail, and 
housing, no affordable housing projects were constructed by either private or non-profit 
developers. This led to a lawsuit (Ronald Hallfeldt v. City of Folsom et al.) in 2001, in 
which the City was found to be out of compliance with state housing law for failing to 
provide its fair share of affordable housing. As part of the resulting Settlement Agreement 
with Legal Services of Northern California, the City committed to several corrective 
actions, including: 

• Rezoning 128 acres to Multifamily High Density by December 2002 
• Amending City ordinances to remove governmental constraints to affordable 

housing 
• Adopting a Housing Trust Fund ordinance and a Fee Waiver/Deferral ordinance 
• Revising the Zoning Code to encourage development at the highest allowed 

densities on multi-family-designated land 
• Adopting an Inclusionary Housing Ordinance. 

The original adopted IHO required all residential development projects of ten or more 
units to include affordable housing.  Specifically, 10 percent of the units were designated 
for very low-income households, and an additional 5 percent were reserved for low-
income households. To offer flexibility, the ordinance permitted developers to meet these 
requirements through alternative compliance methods, such as dedicating land for 
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affordable housing, constructing units off-site, converting existing market-rate units, or 
building accessory dwelling units. 

Summary of IHO Amendments  

Since its initial adoption, the IHO has undergone several amendments. In 2005, the City 
Council adopted Ordinance No. 1033, amending the Inclusionary Housing Ordinance to 
address condominium conversions, which had not been anticipated at the time of the 
ordinance’s original adoption in 2002. The amendment also revised the allowable housing 
cost threshold, increasing the percentage of income allocated for housing from 30% to 
35%, in order to expand eligibility and provide greater access to affordable housing for 
low-income individuals and families. 

In 2011, amid a challenging housing market, the City recognized that the Inclusionary 
Housing Ordinance (IHO) was acting as a barrier to the development of both market-rate 
and affordable housing. Following extensive deliberation and public input, the City Council 
adopted Ordinance No. 1140, which aimed to sunset the IHO. 

This decision prompted legal action from the Sacramento Housing Alliance, which filed a 
lawsuit against the City. The claim argued that eliminating the IHO conflicted with the 
City's 2009 Housing Element, which included quantified objectives tied directly to the 
ordinance. Without the IHO, the City would be unable to meet those objectives. The court 
sided with the petitioner, requiring the City to prepare a focused revision to the 2009 
Housing Element. 

In response to the court’s decision and due to concerns identified in the 2009 Housing 
Element that the IHO could act as a barrier to developing moderate-income and market-
rate housing, the City Council adopted Ordinance No. 1177 in 2013. As a result, the City 
implemented Housing Element Program 19i, committing to a thorough review of the 
ordinance within a three-year timeframe. As part of Program 19i implementation, City staff 
conducted research and engaged with local developers to evaluate the ordinance’s 
impact. The findings confirmed that the existing percentage requirements and the 
absence of a formal in-lieu fee option had negatively affected both market-rate and 
affordable housing production. Based on this analysis, the City concluded that a revised 
inclusionary requirement of 10 percent—comprised of 7 percent low-income and 3 
percent very low-income units—would be more feasible under the existing market 
conditions. Accordingly, the ordinance was amended to reflect these revised percentage 
requirements and to establish an in-lieu fee option. The fee structure was set not to 
exceed one percent of the sales price of a market-rate home or 0.5 percent of the 
estimated sales price of the least expensive home anticipated in subdivisions where only 
lots were sold. These changes were intended to provide greater flexibility and reduce 
regulatory constraints on housing development. 

In addition, the 2013 amendments also included revisions to the rental provisions to align 
with the 2009 Palmer/Sixth Street Properties, L.P. v. City of Los Angeles decision and the 
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Costa-Hawkins Rental Housing Act.  The Palmer ruling determined that Costa-Hawkins 
preempted local inclusionary housing mandates for rental properties, effectively 
prohibiting municipalities from requiring affordable rental units in new developments due 
to the statute’s protection of a landlord’s right to set initial rental rates. Consequently, the 
IHO was modified to limit its application to ownership housing products—such as single-
family residences and condominiums—except in cases where public funding was 
provided to support the development or acquisition of affordable rental housing. 
 
In 2015, the City Council adopted Ordinance No. 1243 to remove second dwelling units 
as an alternative method for meeting inclusionary housing requirements. This decision 
was based on concerns about the limited effectiveness of second units in consistently 
providing affordable housing, due to challenges with enforcement, monitoring, and the 
uncertainty of rental use. Staff concluded that while second units contribute to the overall 
housing supply, they do not reliably fulfill the objective of serving low and very low-income 
households. 
 
2021-2029 Housing Element Update: IHO Analysis and Policy Direction 

The City’s adopted IHO has served as a key component of our affordable housing 
strategy. However, recognizing that inclusionary requirements may pose potential 
constraints on market-rate housing production, State law mandates an evaluation of such 
ordinances as part of the Housing Element update process. The analysis conducted 
during the 2021 Housing Element update process concluded that the IHO has 
contributed—and is expected to continue contributing—to the creation of affordable units 
and the generation of funding to support new affordable housing development. While no 
affordable for-sale units were constructed between 2013 and 2021 under the ordinance, 
most developers elected to pay the in-lieu fee, resulting in over $6.3 million in revenue. 
These funds have been used by the City to provide gap financing for several affordable 
multifamily housing projects. The analysis also found that the City’s fee structure was 
consistent with regional standards and offered a flexible, market-responsive alternative 
to direct unit construction. 

In July 2020, as part of the Housing Element update, staff conducted a study session with 
the City Council to present findings from community outreach, provide an update on the 
identification of adequate housing sites, and seek preliminary guidance on key policy 
issues—including the potential expansion of inclusionary requirements to rental housing. 
This discussion was prompted by the passage of Assembly Bill (AB) 1505 in 2017, which 
superseded the Palmer court decision and granted local jurisdictions the authority to 
adopt ordinances requiring a defined percentage of affordable units in rental residential 
projects. Following the study session, the City Council advised that it did not intend to 
revise the existing IHO to apply to rental housing at that time. 

Finally, to ensure the inclusionary housing in-lieu fee remained appropriate and effective, 
the City incorporated Program H-9 into the 2021–2029 Housing Element. This program 
directed the City to undertake an Inclusionary Housing In-Lieu Fee Study to assess the 
financial gap or subsidy needed to produce affordable units in Folsom and to evaluate 
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whether the existing fee structure adequately supports the City’s affordable housing 
goals.  It is this policy—Program H-9—that has directly prompted the analysis that is 
underway and led to the convening of this workshop. 

Affordable Housing Outcomes Under the City’s IHO 

Since 2002, the City’s Inclusionary Housing Ordinance has supported the creation of 
approximately 500 affordable housing units. The majority—327 units—were developed 
using around $14 million in Inclusionary Housing In-Lieu Fees. Beginning in 2019, the 
City began leveraging these fees to offer low-interest loans to multifamily developers, 
helping finance deed-restricted rental housing.  

The remaining units, built prior to 2012, are primarily deed-restricted for-sale 

condominiums, resulting from the conversion of apartment buildings into condo units. 

Additionally, the 80-unit Granite City affordable rental development was funded through 

a $2.7 million contribution from the developer of the Willow Springs subdivision. This 

contribution fulfilled the developer’s inclusionary housing obligation by supporting the off-

site construction of affordable units on city-owned land. 
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Recommendation:  Staff is seeking input on the Draft City of Folsom Objective 

Development and Design Standards (ODDS), proposed to be adopted as an Appendix to 

Folsom Municipal Code (FMC) Title 17 – Zoning, and related amendments to FMC 

Chapter 17.06 (Design Review) supporting adoption of the ODDS.  

 

Project Summary:   

Recent changes in California State law require jurisdictions to only consider objective 

criteria for streamlined review of certain types of housing and mixed-use projects. In 

addition, on August 27, 2024, the City Council adopted a set of General Plan land use 

amendments that, among other policy changes, increased minimum and maximum 

densities in newly established overlay areas to assist with meeting the City’s Regional 

Housing Needs Allocation (RHNA) requirements.  

 

In response to the changes in State law and to support the recently approved density 

increases, staff have worked with Opticos Designs to develop a set of draft Objective 

Development and Design Standards (ODDS). Staff believe that these standards meet the 

requirements of "objective standards" in compliance with State law, and that they will 

produce high quality residential multi-unit and mixed-use development in the newly 

established overlay areas. This workshop is designed to familiarize the Planning 

Commission with the proposed ODDS and accept feedback before a final draft is brought 

forward for consideration.  
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ATTACHMENT 1 

DESCRIPTION/ANALYSIS 

 

DESCRIPTION 

 

Overview 

The Objective Development and Design Standards (ODDS) would regulate the physical 

form and character of multi-unit residential and residential mixed-use development so that 

new development advances in a manner compatible with existing community character 

while enhancing walkability and human-scaled urban design. The ODDS address building 

form, the relationship between buildings and the public realm, the scale and mass of 

buildings in relation to one another, and—for larger sites —the scale and character of 

streets and blocks.  

 

Applicability 

The ODDS would only be applicable to sites within a designated “Regulated Area,” which 

corresponds to three General Plan Overlay Designations approved by the City Council in 

2024: the East Bidwell Corridor (EBC) Overlay, Folsom Boulevard Transit-Oriented 

Development (TOD) Overlay, and the Folsom Plan Area Specific Plan Town Center (TC) 

Overlay Combining District. This is for two reasons. First, when adopting these overlay 

areas that permitted higher densities than elsewhere in the city, the City Council directed 

staff to follow up with design standards that would ensure quality design and integration 

of new projects into surrounding communities even with increased density. Second, these 

overlay areas are the most likely to see high-density residential development or 

redevelopment and so are most in need of a defensible set of design standards. Should 

these ODDS be successfully implemented in the Regulated Area, staff may request that 

the Planning Commission and City Council consider city-wide ODDS for residential and 

mixed-use development.   

 

Proposed Standards 

The ODDS are divided into seven chapters that cover the following: purpose and 

applicability, site design, building mass and articulation, large site development, allowed 

exceptions, defined terms, and measurement methods. A summary of each chapter 

follows. 

 

Chapter 1 – Introduction 

Chapter 1 outlines the purpose and applicability of the ODDS, their relationship with 

existing regulatory documents, and procedures for review. As stated earlier in this report, 

the ODDS are only applicable in the defined Regulatory Area (Figure 1.05.1) and would 

only apply to projects that are either multi-unit residential or mixed-use residential. The 

ODDS are proposed to be adopted as an Appendix to Folsom Municipal Code (FMC) Title 

17 (Zoning). Chapter 1 also includes a Quick Code Guide (Section 1.06) to assist with 
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navigating the document. 

 

Chapter 2 – Development Standards 

Chapter 2 includes site development standards and general development standards for 

projects subject to the ODDS.  

 

Site development standards include: 

• Building Placement. The requirements for building setbacks and required façade 

buildout. Buildings are subject to both minimum and maximum setbacks. 

• Parking Placement. The required location for vehicle access and parking. Parking 

areas are generally required to be located behind buildings, with alley or side street 

access where possible. 

• Building Form. The basic standards for building height, building footprint, and 

ground floor occupiable space. Maximum building footprints and heights are 

specified to ensure building mass and form maintain the goal of creating a walkable 

environment. 

• Façade Design. The required façade transparency amounts and limitations on 

blank walls. 

 

General development standards include: 

• Adjacency Massing Requirements. Buildings within 50 feet of property zoned for 

single-family residential development are subject to reduced height allowances. 

• Encroachments. Specifies that certain development features, such as steps to a 

building entrance, may encroach into setbacks.  

• On-Site Parking. Provides more detailed specifications on parking lot access, 

landscaping, and bicycle parking. 

• Open Space. Residential development is required to provide a minimum of 50 

square feet of open space per residential unit. It may be in any combination of 

private, shared, or civic open space, as described.  

• Landscaping. Landscape must cover a minimum of 15% of the project site. Certain 

allowances are made for combining open space and landscaped areas. 

Landscape areas may consist of any combination of living groundcovers, shrubs, 

vines, and trees, with a maximum inclusion of hardscape of 50%, provided it is 

pervious.  

• Hardscape Surfaces. Specifies what ground surfaces and paving are acceptable. 

• Lighting. Provides standards for exterior building light fixtures and parking lot 

lights.  

• Privacy. Provides standards for upper-story windows, balconies, and decks to 

minimize loss of privacy for existing neighboring properties. 

• Rooftop Decks. Provides standards when development projects include rooftop 

decks.  
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• Screening and Walls. Provides standards for screening, fencing, and walls, 

including heights, allowed materials, and retaining wall limitations. 

• Parking Techniques and Allowed Reductions. The purpose of this section is to 

provide standards for parking techniques that enhance pedestrian-oriented 

development and minimize the visual impact of parking areas. Provisions for 

reducing the number of parking spaces are included, as well as standards for 

garages, structured parking facilities, and shared parking courts. 

 

Chapter 3 – Massing and Articulation 

Chapter 3 provides additional standards for building massing and articulation that 

further refine the building design requirements of Chapter 2. Not all standards apply in 

all cases, with Table 3.01.A specifying the applicability of each. The applicability of the 

standards depends on the height of the building, length of the building façade, or 

adjacency to properties zoned for single-family residential.  

Massing and articulation standards include: 

• Top, Middle, and Base Façade Design. Building façades must be designed to 

include three distinct sections: a top, a middle, and a base. Each section must 

meet certain design criteria that provide definition and break up the visual plane of 

the façade horizontally. 

• Massing Features. These are features that help break up long façades, and include 

Projecting Volumes, Architectural Recessions, Upper Story Setbacks, Wings, Bay 

Windows, and Corner and Tower Elements. Provides standards for the number of 

features required and for each type of feature. 

• Façade Composition. Façades are required to be arranged according to a pattern 

of bays that vertically align windows and doors. Specifies standards for the width 

of bays and alignment of openings. 

• Fenestration. Fenestration is the arrangement of windows and doors on a façade. 

These standards cover the design and arrangement of windows, screening of 

ventilation openings, and prohibition on security gates, grills or bars. 

• Exterior Finishes and Materials. Specifies permitted finishes and materials for all 

elements of a building’s exterior.  

• Balconies and Decks. Specifies standards for both Juliet and Occupiable 

Balconies, where used, including size and materials.  

• Blank Wall Treatment. Specifies treatments required for any blank wall (defined as 

a ground floor wall with no windows or doors for at least 10 feet in length), which 

can include murals, brickwork, or green walls.  

 

Chapter 4 – Large Site Standards 

Chapter 4 provides additional standards for large development sites to create a pattern 

of walkable development. This chapter would apply to development sites of three acres 
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or more, likely older commercial sites with the potential to redevelop with residential or 

mixed uses. The standards for larger sites are designed to work together in a coordinated 

fashion to ensure that the resulting development pattern supports a walkable and human-

scale environment. These standards are meant to break up large sites like those 

associated with former big box retailers to create smaller blocks, civic spaces, and new 

sites for retail, housing, and mixed-use projects that are more human scale. These 

standards include: 

• New Blocks. Large sites must first be divided into blocks of specified maximum 

length and perimeter, surrounded or divided by new thoroughfares (see next item) 

and civic open spaces.  

• Private Thoroughfares. A private thoroughfare is a way for use by vehicular, 

pedestrian, and/or bicycle traffic that provides access to design sites (see next 

item) and civic open spaces. Thoroughfares include both private and public 

streets, but not alleys or driveways.  

• Design Sites. Blocks must then be divided further into design sites. A design site 

is a portion of land within a parcel that accommodates no more than one primary 

building. Design sites shall have a maximum width of 200 feet and maximum 

depth of 250 feet. All design sites must front onto the public realm, which can be 

a public street, private thoroughfare, or civic open space.  

• Civic Open Spaces. A civic open space is an outdoor area dedicated for public 

gathering and civic activities. A minimum of 5% of the area of a large site must be 

dedicated as a civic open space. The standards provide for three types of civic 

open spaces: a park, a plaza, and a passage.  

 

Chapter 5 – Exceptions to Standards 

Chapter 5 establishes criteria for allowing deviations from standards for specific situations 

without discretionary review. Providing specific criteria for deviations is necessary as the 

ODDS are intended to be prescriptive, or nondiscretionary, in nature. In general, the 

criteria for allowing a deviation from a standard is that existing site conditions prevent 

compliance with the standard. Exceptions are broken into two groups: those for lots with 

average slopes of 10% or less, and those for lots with average slopes of greater than 

10%. For each group, the following deviations are permitted if the stated criteria are met: 

• Increase or decrease the primary building setback. 

• Reduce the minimum length of façade within the required building setback area. 

• Reduce the minimum parking setback. 

• Allow vehicle access from front of design sites/parcels. 

• Increase the maximum building footprint. 

• Decrease the minimum depth of ground floor occupiable space. 

• Reduce the required minimum open space. 

• Increase maximum block length and/or perimeter. 

• Increase design site maximum dimensions 
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• Increase retaining wall height. 

 

Chapter 6 – Definitions 

Chapter 6 provides definitions for specialized terms and phrases used in the ODDS.  

 

Chapter 7 – Measurement Methods 

Chapter 7 describes the measurement methods that should be used for site and building 

elements to ensure compliance with the ODDS. Specifically, the chapter provides 

information on determining façade buildout compliance, building form measurements 

(height, width, depth), façade transparency, and average slope of a development site.  

 

Proposed FMC Title 17 Amendments 

 

Staff propose to adopt the ODDS as an Appendix to Folsom Municipal Code (FMC) Title 

17. Reference language will be included in FMC Chapter 17.06 (Design Review). Staff do 

not propose to modify Zoning Districts as part of this effort, instead utilizing the General 

Plan Land Use Overlay Designation approved by the City Council in 2024 to delineate the 

areas in which the ODDS are applicable. Specific reference language will be included 

when the draft ODDS are brought back to the Planning Commission for a 

recommendation vote.  

 

Staff also propose rescinding the City of Folsom Design Guidelines for Multifamily 

Developments, adopted by the City Council on May 26, 1998 (Resolution No. 5734) and 

revised in April 2004 (Resolution No. 7275). The existing document includes subjective, 

general guidelines that leave room for interpretation and so cannot be used to review 

residential development. It also includes guidelines that contradict development 

standards for multifamily development in FMC Title 17.  

 

ANALYSIS 

 

Increasingly State laws are aimed at reducing the extent of discretionary review of multi-

family and mixed-use housing projects.  Recently adopted Senate Bill 330 (2019) and 

Senate Bill 8 (2021) require that jurisdictions conduct design review for all residential 

projects, including single family development, using only objective design standards.  

These housing laws define an “objective” standard as one that involves no personal or 

subjective judgement by a public official and that is uniformly verifiable by reference to an 

external and uniform benchmark or criterion available and knowable by both the 

development applicant and the public official prior to submittal. 

 

Since design is so critical to whether a project enhances an area or detracts from it, 

developing quality objective development and design standards is important to ensuring 

appropriate design of new projects.  Thus, staff developed the ODDS to ensure that 
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quality design remains central to new residential and mixed-use development within the 

city. 

 

RECOMMENDATION/PLANNING COMMISSION ACTION 

 

Provide input on the Draft City of Folsom Objective Development and Design Standards 

(ODDS), proposed to be adopted as an Appendix to Folsom Municipal Code (FMC) Title 

17 – Zoning and related amendments to FMC Chapter 17.06 (Design Review) supporting 

adoption of the ODDS. 
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ATTACHMENT 2 

BACKGROUND 

BACKGROUND 
 
The 2035 General Plan and the 2021-2029 Housing Element focus Folsom’s future 
growth in three key areas of the city: along the East Bidwell Corridor, in areas around the 
Glenn and Iron Point light rail stations, and in the Folsom Plan Area. To identify strategies 
to increase development capacity in these key areas to meet the City’s share of the 
Regional Housing Needs Allocation (RHNA), while at the same time promoting attractive, 
well-designed development, the City hired Opticos Design. Opticos is an architecture and 
urban planning firm with extensive experience advising cities on housing design and 
development standards.   
 
Opticos evaluated the City’s current standards including density, height, setbacks, 
parking standards, and design guidelines.  They also evaluated the economic feasibility 
of projects using these standards.  What they found is that the City’s current development 
standards do not foster attractive and well-designed development in these areas.  
Furthermore, current standards also make it very challenging for multi-family housing 
developers to develop multi-family housing, such as apartments and condominiums, 
particularly affordable multi-family housing.   
 
Beginning in late 2021, City staff in conjunction with Opticos also sought input from the 
community on the appropriate design, size, scale, massing and height for higher density 
multi-family development.  City staff conducted a design survey, which received 
approximately 400 responses, and held two community workshops.  The result of this 
work was a set of design recommendations included as part of the Targeted Mixed-Use 
an Multi-Family Housing Study that was presented to Planning Commission and then to 
the City Council on July 26, 2022. This was then followed by amendments to the General 
Plan and Folsom Plan Area Specific Plan to allow for greater density and floor-area-ratios 
in the targeted areas discussed earlier.  These amendments along with an environmental 
impact report (EIR) were approved by the City Council in August 2024. 
 
Based on direction from the City Council, staff proposed to move forward in partnership 
with the Opticos team to develop objective design and development standards consistent 
with the recommendations above for areas targeted for increased density. Targeted areas 
included: the East Bidwell Corridor, areas around the Glenn and Iron Point light rail 
stations, and the Folsom Plan Area Town Center. The costs for this effort were covered 
by a Sacramento Area Council of Governments (SACOG) grant through its Green Means 
Go Program.  
 
City staff and the Opticos team worked to develop a draft set of Objective Development 
and Design Standards (ODDS) over a period of 12 months. Opticos first developed an 
ODDS Framework and Style Sheet, followed by an Administrative Draft of the ODDS. To 
test the proposed ODDS, Opticos undertook a visualization exercise, “developing” several 
sites within the target areas to determine whether meeting the ODDS while obtaining 
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minimum required residential densities was feasible. The visualization exercise proved 
successful, and staff requested that Opticos complete a Public Review Draft, which they 
provided to the City in September of 2024.  
 
City staff then embarked on an outreach effort in late fall 2024/early winter 2025 that 

included:  

• Contacting a list of architectural and development firms that do residential work in 

the Sacramento area requesting review and feedback of the Public Review Draft. 

• Placing materials on the city website.  

• Emailing a website link and request for review and comment to the city’s list of 

parties interested in zoning code amendments.  

• Holding a virtual workshop in January of 2025 to introduce the ODDS and receive 

feedback from architects and engineers. 

City staff also had internal conversations with development review departments and 

reached out to other local jurisdictions that had implemented similar ODDS developed in 

coordination with Opticos for their feedback on implementation.  

In general, feedback focused on the scope and detail of standards included in the Public 

Review Draft. Concerns were raised that some standards appeared prohibitively 

expensive and others overly prescriptive. The requirement to include Design Sites was 

cited as a confusing and potentially limiting component. Concerns were also raised 

through internal reviews regarding ODDS requirements that may conflict with Fire Codes 

or City Street Specifications. Finally, other jurisdictions that had implemented similar 

codes reported that residential developers often chose to bring projects through a 

discretionary review process rather than develop consistent with the code requirements 

due to their extensive requirements.  

After outreach, staff and Opticos worked to reduce the scope and detail of the Draft 

ODDS. This included collapsing three regulatory areas into one, removing standards for 

building frontages, removing standards for highly sloped lots, and reorganizing to 

consolidate general site standards into one chapter and building massing standards into 

another. Opticos submitted a second, more streamlined, Public Review Draft in July of 

2025, which is the draft under review at this workshop. 
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1.01	 Purpose and Applicability

A.	 Purpose. The Objective Development and Design Standards (ODDS) regulate the physical form and 
character of development so that new development develops in a manner compatible with existing 
community character while enhancing walkability and human-scaled urban design. The ODDS address 
building form, the relationship between buildings and the public realm, the scale and mass of buildings in 
relation to one another, and—for larger sites—the scale and character of streets and blocks. The creation 
of these ODDS has been guided by the following goals:

1.	 Increase predictability and transparency in the development process with consistent 
expectations for intended results.

2.	 Promote a livable city by supporting diverse housing types that engage the streetscape to create 
vibrant and walkable environments.

3.	 Respect the context of Folsom's existing built and natural environment through development that 
is sensitive to and complements adjacent land uses and development.

4.	 Convey intent through visual guidance to better communicate the standards with photographs, 
diagrams, and tables. 

B.	 Applicability. The ODDS apply to all new multi-unit and mixed-use residential development for certain 
Overlay areas in the City of Folsom as identified in the 2035 General Plan. These areas are identified in 
Figure 1.05.1 (Regulated Area) and include the East Bidwell Corridor (EBC) Mixed-Use Overlay, the Folsom 
Boulevard Transit Oriented Development (TOD) Overlay, and Folsom Plan Area Specific Plan (FPASP) Town 
Center Overlay areas.

Chapter 1 	 Introduction
Sections:

1.01	 Purpose and Applicability
1.02	 Relationship to State Housing Law
1.03	 Relationship to the 2035 General Plan
1.04	 Relationship to Title 17 Zoning
1.05	 Regulated Area
1.06	 Quick Code Guide
1.07	 Procedures for Review and Approval
1.08	 Severability
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1.02	 Relationship to State Housing Law

Recent changes in California State law require jurisdictions to only consider objective criteria for streamlined 
review of certain types of housing and mixed-use projects. In response to these changes, these ODDS have 
been developed to meet the requirements of "objective standards" and to produce high quality residential 
multi-unit and mixed-use development in compliance with State law.

1.03	 Relationship to the 2035 General Plan

The ODDS implement the following Guiding Principles of Folsom's 2035 General Plan:

A.	 Guiding Principle #3: Promote town centers as social gathering places. Promote mixed-use, 
walkable districts that serve as social gathering places for the community. Ensure that all residents have 
convenient access to town centers by establishing several throughout Folsom.

B.	 Guiding Principle #4: Promote the revitalization of aging commercial corridors. Encourage 
pedestrian-oriented infill and redevelopment of Folsom’s aging commercial corridors. Create mixed-use 
developments that take advantage of alternative transportation modes, where people can live, work, and 
shop.

C.	 Guiding Principle #9: Provide all residents with opportunities to live an active, healthy, and green 
lifestyle. Promote healthy lifestyles by enhancing opportunities for physical activity, healthy eating, and 
sustainable living.

D.	 Guiding Principle #10: Provide for a range of attractive and viable transportation options, such as 
bicycling, walking, rail, and transit. Support higher-density, mixed-use, transit-oriented development 
near light rail stations and in core areas where alternative transportation modes are planned. Support 
transportation improvements that allow and encourage more residents, workers, and visitors to walk, 
bike, or use transit. 

E.	 Guiding Principle #11: Provide a range of housing choices for all generations. Provide for a range 
of housing choices to ensure Folsom is a community for all generations, where children can grow, raise 
families, and age in place.

F.	 Guiding Principle #14: Commit to high-quality design. Promote development that strengthens the 
physical form of the city, enhances livability, incorporates sustainable design practices, and fosters a 
unique sense of place through context-sensitive design and commitment to high-quality execution.

G.	 Guiding Principle #16: Integrate the “old” and the “new” areas of the city. Promote an integrated, 
cohesive city by connecting new development areas with the existing city fabric through pedestrian, 
bicycle, and transit linkages; harmonious design; and shared gathering places.

1.04	 Relationship to Title 17 Zoning

The ODDS are adopted as an appendix to the Folsom Municipal Code (FMC) Title 17 (Zoning) and serve as 
the regulating document for development and design standards applicable to areas identified in Figure 
1.05.1 (Regulated Area). Properties retain their base zoning, with requirements for site design and building 
form provided by the ODDS. Should the ODDS be silent on regulations, processes, or applications, Title 17 
(Zoning)shall apply. Where conflict occurs between the regulations of the ODDS and those of Title 17 (Zoning), 
the more restrictive of any such regulations shall apply. Administrative exceptions are listed in Chapter 5 
(Exceptions to Standards).

﻿
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1.05	 Regulated Area

Figure 1.05.1 (Regulated Area) identifies the parcels where these Development Standards apply. The 
Development Standards, which are provided in Chapter 2 (Development Standards), are intended to create 
walkable neighborhoods of medium-to-large building footprint, moderate-intensity mixed-use buildings and 
housing choices, supporting and within short walking distance of existing and new neighborhood-serving 
retail, food and service uses, in the Regulated Area.

Figure 1.05.1 Regulated Area

Project Boundary

Regulated Area

Key 

Town Center District

﻿
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1.06	 Quick Code Guide

The Quick Code Guide is intended as a guide only and shall not be construed to represent the actual 
development and design process.

Determine ODDS 
Applicability

a.	 Confirm your parcel is in one of the following 
Overlay Land Use Designations: EBC Mixed-
Use Overlay, Folsom Boulevard TOD Overlay, 
FPASP Town Center Overlay

General Plan Land Use Diagram

b.	 Confirm your development site is within the 
Regulated Area 

Figure 1.05.1 (Regulated Area)

Determine Large Site 
Standards Applicability

c.	 Confirm your development site is more than 
10 acres

Section 4.01 (Purpose and 
Applicability)

Confirm Applicability1

Determine building 
placement and form

a.	 Identify the buildable area of the site by 
applying building setbacks, building setback 
area, and parking setbacks

Section 2.03 (Site Development 
Standards) Subsections A (Building 
Placement) and B (Parking 
Placement) 

b.	 Apply building form standards for building 
footprint, building height, and ground floor 
occupiable space

Section 2.03 (Site Development 
Standards) Subsection C (Building 
Form) 

Design your building 
front façade

c.	 Apply façade transparency standards Section 2.03 (Site Development 
Standards) Subsection D (Façade 
Design)

Apply required site 
features

d.	 Apply general development standards, as 
applicable

Section 2.04 (General Development 
Standards)

 Design Your Building3

 
Create new blocks a.	 Apply new thoroughfare and new block 

standards
Section 4.02 (Private Thoroughfares); 
Section 4.03 (New Blocks)

Place civic open 
space(s) and design 
sites

b.	 Apply new civic open space standards Section 4.04 (Civic Open Spaces)

c.	 Determine placement and orientation of 
design sites for proposed primary building(s)

Section 4.05 (Design Sites)

 Design Large Sites (if not applicable, go to Step 3)2

﻿
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Fully develop your 
building design

a.	 Determine the applicable massing and 
articulation standards

Table 3.01.A (Massing and 
Articulation Standards Applicability)

b.	 Apply standards for top, middle, and base of 
your building (where applicable)

Section 3.02 (Top, Middle, and Base 
Façade Design)

c.	 Apply massing features to your building 
(where applicable)

Section 3.03 (Massing Features)

d.	 Apply standards for façade composition Section 3.04 (Façade Composition)

e.	 Apply standards for fenestration Section 3.05 (Fenestration)

f.	 Apply standards for exterior materials and 
finishes

Section 3.06 (Exterior Finishes and 
Materials)

g.	 Apply standards for balconies and decks 
(where applicable)

Section 3.07 (Balconies and Decks)

h.	 Apply standards for blank wall treatment 
(where applicable)

Section 3.08 (Blank Wall Treatment)

Complete the Design of Your Building4

Identify applicable  
administrative relief

Determine eligible adjustments to the standards 
applicable to your project

Section 5.02 (Procedures and 
Findings)

Proceed with review 
and approval process

Submit application to the Planning Manager for 
review and approval

FMC § 17.06 (Design Review)

Prepare Application for Approval5

﻿
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1.07	 Procedures for Review and Approval

Applications for development are to be processed in compliance with the City’s common procedures for 
reviewing all applications and processing permits and approvals identified in FMC § 17.06 (Design Review), 
consistent with State law. By-right relief from certain standards for specific situations shall be granted in 
compliance with the required findings in Chapter 5 (Exceptions to Standards) of these ODDS. 

1.08	 Severability

The provisions of these ODDS are severable; if a court of competent jurisdiction holds a provision or part of a 
provision unconstitutional, that decision will not automatically invalidate the remainder of a provision or any 
other provisions or part thereof. 

﻿
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2.01	 Purpose and Applicability

A.	 Purpose. This Chapter provides the development standards in coordination with Figure 1.05.1 (Regulated 
Area). The standards of this Chapter are intended to ensure that proposed development is compatible 
with future development on neighboring properties and produces an environment that generates 
and supports the variety and physical character of existing and new pedestrian-oriented, walkable 
environments. Walkable environments are those that have interconnected streets and blocks with 
sidewalks, a variety of housing choices, and proximity to services, shopping, and/or transit.

B.	 Applicability. The standards of this Chapter apply to all new multi-unit and mixed-use residential 
development and to modifications where 70 percent or more of the surface area of a street-facing façade 
is modified. Modifications include changes to the exterior of a building, including additions or demolition, 
except as applied to routine maintenance and in-kind replacement of materials, façade renovations, or 
exterior renovations. 

The standards of this Chapter shall be considered in combination with the standards in Chapter 3 
(Massing and Articulation), Chapter 4 (Large Site Standards), and applicable sections of Title 17 (Zoning) 
of the Folsom Municipal Code (FMC). Where conflict occurs between the regulations of this Chapter and 
those of other Chapters in the ODDS or Title 17 (Zoning), the more restrictive of any such regulations 
shall apply, unless specified otherwise. For standards regarding accessory dwelling units, see FMC § 
17.105 (Accessory Dwelling Units).

2.02	 Development Standards Overview

A.	 Section 2.03 (Site Development Standards) provide development standards for the following topics:

1.	 Building Placement: the requirements for building setbacks and required façade buildout;

2.	 Parking Placement: the required location for vehicle access and parking;

3.	 Building Form: the standards for building height, building footprint, and ground floor occupiable 
space; and

4.	 Façade Design: the required façade transparency and limitations on blank walls.

B.	 Section 2.04 (General Development Standards) provides general standards regarding building design, 
adjacency, façade transparency, open space, landscaping, hardscape surfaces, lighting, privacy, rooftop 
decks, screening and walls, on-site parking, and parking techniques.

Chapter 2	 Development Standards
Sections:

2.01	 Purpose and Applicability
2.02	 Development Standards Overview
2.03	 Site Development Standards
2.04	 General Development Standards

11Folsom Objective Development and Design StandardsPublic Review Draft – July 2025



A. Building Placement

Primary Building Setbacks

Front (Building Setback Area)1 10' min.; 20' max.

Side Street (Building Setback Area) 5' min.; 10' max.

Side 5' min.

Rear 5' min.

Façade Buildout2 Front Side St

Total length of façade required 

within or abutting the Building 

Setback Area

80% min. 60% min.

1 Properties abutting a six-lane thoroughfare require 15' 

min.; 25' max. front setback.
2 See Section 7.02 (Façade Buildout) for measurement 

method. 

C

D

Front
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e 
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max.

min.

min.

max.

min.

min.

Key 

Design Site/Lot Line Buildable Area

Building Setback Line Building Setback Area

2.03	 Site Development Standards

Front
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id

e 
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B. Parking Placement

Minimum Setback

Front Side St. Side1 Rear

Surface Parking2 40' 10' 5' 5'

Structured Parking 30' 10' 5' 5'

Town Center Overlay 0' 0' 0'

Driveways

Where an alley is present, all vehicular access shall be 

provided via the alley. Front street access shall only be 

provided in compliance with Chapter 5 (Exceptions to 

Standards).
1 Side setbacks for parking do not apply when parking is 

grouped across multiple design sites/lots.
2 Surface parking, covered or uncovered, is prohibited 

between the primary building and front, side street, or civic 

open space, with the exception of a shared parking court in 

compliance with Subsection 7 (Shared Parking Court).

min.

min.
min.

min.

C

D

E

E

F

F

Key 

Design Site/Lot Line Parking Area
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D. Façade Design

Façade Transparency1 Front Side St.

Ground Floor

Residential 15% min.15% min.

Nonresidential 50% percent min.50% percent min.

Upper Floor 15% min.15% min.

50% max.50% max.

Ground floor blank wall length See Section 3.08 (Blank 

Wall Treatment)
1 See Section 7.04 (Façade Transparency) for measurement 

method.

C. Building Form

Primary Building Footprint Town Center 
Overlay

Main Body Width 120' max. No max.

Main Body Depth 160' max. No max.

Primary Building Height Town Center 
Overlay

Stories 4 max. 5 max.

To Highest Top Plate 1 45' max. 55' max.

Height above Top Plate to 

Top of Roof Slope

10' max.

Ground Floor Occupiable Space2 
(along Façade Buildout)

Depth, Clear

Residential 20' min.

Nonresidential 30' min.
1 Tower elements may exceed the height of the top plate 

of the building by 10 feet, not including the height of 

the pitched roof of the tower. See Section 3.03 (Massing 

Features) Subsection F (Standards for Tower Elements).
2 Exceptions to the minimum required depth of ground floor 

occupiable space is allowed where necessary to comply 

with California Builidng Code or California Fire Code.

L

Ground Floor 
Façade

Upper Floor(s) 
Façade

L

Key 

Design Site/Lot Line Building Setback Line

Key 

Façade Surface Area Glazing
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2.04	 General Development Standards

A.	 Building Design

1.	 The façade buildout standards in Section 2.03 (Site Development Standards) apply to new primary 
buildings and their additions along the front and side streets.

2.	 All building façades shall be designed in compliance with Chapter 3 (Massing & Articulation).  

3.	 Space between the highest top plate and the top of a sloped roof is allowed to be occupied in 
compliance with the standards of Figure 2.04.1 (Pitched Roofs). 

4.	 Where flat roofs are provided, a parapet is required to conceal all roof areas/equipment. The parapet 
shall match the materials and finish used on the building walls. See Subsection L (Screening and 
Walls).

5.	 Structures and rooftop equipment that do not provide additional floor space shall be allowed to 
exceed the overall height limit in accordance with FMC § 17.58.080 (Height Exceptions).

B.	 Adjacency Massing Requirements

1.	 Building façades within 50 feet of property zoned for single family residential development shall 
apply one of the following massing methods.

(a)	 The top plate of the highest allowed story is lowered by a minimum of 10 feet and the 
uppermost floor is stepped back a minimum of 10 feet;

(b)	 The top plate of the highest allowed story is lowered by a minimum of 10 feet and a pitched roof 
is designed in compliance with Table 2.04.A (Pitched Roof Standards). See also Figure 2.04.1 
(Pitched Roofs); or

(c)	 One or more wings are allowed to be added to the main body of the buidling. 

(1)	 Each building wing shall be one story less than the main body and offset from the main 
body façade by a minimum of three feet. 

(2)	 Building wing shall be in compliance with building setback standards in Section 2.03 (Site 
Development Standards). 

(3)	 Where a wing is added, the adjacent façade from which the wing is offset may not be 
counted as a projecting volume. See Figure 2.04.2 (Building Wing). 

(4)	 Wings shall be separated from other wings by at least 15 feet.

Table 2.04.A Pitched Roof Standards

Height above Top Plate to Top of Roof Slope 10' max.

Eave 8" min. projection

Roof Pitch Between 9:12 and 12:12

Dormer Window(s) Length (Total Width) 50% max. of associated roof length 

Dormer Window Height 6' max.

Dormer Window Separation from Edge of Roof 2' min. E

﻿
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Figure 2.04.1	 Pitched Roofs

Key

See Table 2.04.A 
(Pitched Roof 
Standards)

Figure 2.04.2 Building Wing

﻿
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C.	 Façade Transparency

1.	 The façade transparency standards in Section 2.03 (Site Development Standards) apply to all façades 
within the building setback area.

2.	 The following elements apply to the transparency requirement.

(a)	 Nonresidential Ground Floor. Glazings with visibility of a minimum of four feet in depth

(b)	 All Floors. Window frames, mullions, and clear, untinted glass

D.	 Encroachments

1.	 Encroachments into setback areas are allowed in compliance with Table 2.04.B (Allowed 
Encroachments); encroachment types not listed shall not be allowed.

2.	 Encroachments into public ROW are not allowed unless approved by a separate encroachment 
permit in compliance with FMC § 12.20.040 (Encroachment Permit Required).

3.	 Encroachments across a design site/lot line are not allowed.

Table 2.04.B Allowed Encroachments

Encroachment Type Front Side St. Side Rear

Architectural Features 2' max. 2' max. -- 5' max.

Steps to Building Entrance 4' max. 4' max. 4' max. 5' max.

Fences & Walls

Balconies & Exterior Stairs 5' max. 5' max. 4' max. 4' max.

Awnings 4' max. 4' max. 4' max. 4' max.

Signage -- --

Ground-Mounted Equipment -- --

Satellite Antennas -- --

Key   Allowed -- Not Allowed

E.	 On-Site Parking

1.	 FMC § 17.57 (Parking Requirements) shall be applied to calculate minimum parking requirements. 

2.	 Parking spaces are not required to be located on design sites. Parking spaces may be grouped with 
those serving other design sites within the same block.

3.	 Fully subterranean parking may extend to property lines, subject to Community Development 
Department approval.

4.	 Semi-subterranean parking may be exposed up to four feet above the adjacent sidewalk grade. 
Semi-subterranean parking setbacks shall be the same as the primary building setbacks.

5.	 Driveways may be shared among adjacent design sites on the same development site but shall not 
exceed the maximum allowed width in compliance with Section 2.03 (Site Development Standards) 
Subsection B (Parking Placement).

6.	 The parking area landscape shall be in compliance with Subsection G (Landscaping) and FMC § 
17.57.070 (Development and Maintenance of Off-Street Parking Facilities). Where in conflict, the 
ODDS shall prevail. 

7.	 Bicycle parking may be located anywhere on a design site/lot or common area. Bicycle parking 
facilities shall comply with FMC § 17.57.090 (Bicycle Parking Facilities). 

﻿
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F.	 Open Space

1.	 Residential development is required to provide a minimum 50 square feet of open space per 
residential unit. The required open space may be provided as a single type or a combination of types 
in compliance with Table 2.04.C (Allowed Open Space Types).

Table 2.04.C Allowed Open Space Types

On-Site Private Open Space Standards (W x D)

Yard/Green 50 sf min.

Balcony 6' x 4' min.

Patio 15' x 10' min.

Porch 12' x 6' min.

Dooryard 10' x 5' min.

Rooftop Deck 10' x 15' min.; See Subsection K (Rooftop Decks)

Shared Open Space Standards (W x D)

Common Yard/Green 20' x 30' min.

Forecourt/Court 15' x 15' min.

Common Terrace Building length x 8' min.

Common Rooftop Deck 20' x 30' min.; See Subsection K (Rooftop Decks)

Civic Open Space Standards

Park 5,000 sf min.; See Section 4.04 (Civic Open Spaces)

Plaza 5,000 sf min.; See Section 4.04 (Civic Open Spaces)

Passage 20' min. width; See Section 4.04 (Civic Open Spaces)

G.	 Landscaping

1.	 Intent. These standards for landscaping are intended to protect and enhance the environmental 
and visual quality of the community, enhance privacy, and control dust.

2.	 Required Landscape Area. Minimum 15% of the development site.

(a)	 Required landscape areas shall be provided on the ground level and be open, unenclosed, and 
unobstructed by structures.

(b)	 Each development site shall provide landscaping from the public sidewalk to the edge of the 
building along the front and side street, except where used for exit, entry, and frontages. The 
landscape area(s) shall count toward the minimum required landscape area.

(c)	 Any landscaping measuring less than two feet in any direction shall not count towards the 
minimum required landscape area. 

(d)	 The minimum area of a development site to be landscaped may be combined with the minimum 
area of open space provided in compliance with Subsection F (Open Space).

(e)	 On-site drainage basins count towards the minimum required landscape area if landscaped.

3.	 Landscape Design Standards

(a)	 Landscapes may consist of any combination of living groundcovers, shrubs, vines, and trees. 
The use of indoor/outdoor carpeting, synthetic turf, or artificial shrubs, flowers, trees, or vines 
instead of living plants is prohibited.

﻿
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(1)	 Plant size and spacing shall be based on the species selected and shall be installed to 
achieve the intended coverage of the landscaped area within three years.

(b)	 Trees protected by FMC § 12.16 (Tree Preservation) shall not be removed or adversely affected 
without a permit. Trees allowed to be removed with a permit must be replaced on-site at a 
minimum one-to-one basis.

(c)	 Landscapes may include benches and sculptures placed within the landscaped setting.

(d)	 Landscape areas may include hardscape, which, if composed of pervious paver stones, gravel, 
sand, wood, and decomposed granite, can satisfy up to 50 percent of the required landscape 
area.

4.	 Landscape and Irrigation Plans. Landscape and irrigation plans must be prepared in compliance 
with the City’s Water Efficient Landscape Standards and submitted with each development 
application. 

5.	 Storm Water Management. Landscape may be used for storm water Best Management Practices 
(BMPs) using biofiltration and retention and detention areas in compliance with FMC § 8.70 (Storm 
Water Management and Discharge Control).

H.	 Hardscaped Surfaces

1.	 Intent. These standards are to ensure that ground surfaces and paving contribute to the intended 
physical character as well as provide for pedestrian and vehicular access.

2.	 All hardscaped surfaces used for non-vehicular access and circulation, including but not limited to 
forecourts and pedestrian pathways, shall be articulated with pavers made of textured or scored 
concrete, brick, or decorative tile that are arranged in geometric patterns.

3.	 Allowed Materials. Brick, stone, concrete, terra-cotta tile, buff-colored permeable pavers, and/or 
stamped concrete.

4.	 Prohibited Materials. Asphalt.

I.	 Lighting

1.	 Intent. These standards are intended to promote high quality lighting, efficient use of energy, and 
reduce light pollution, glare, and light trespass.

2.	 All exterior lighting shall be designed, located, and lamped with downward light.

(a)	 Exterior building light fixtures shall use refractors, louvers, patterned, or translucent glass to 
obscure view of the lamp. 

(b)	 Uplighting of the building façade, internally illuminated fascia, wall, roof, awning or other building 
parts is prohibited.

(c)	 Spotlighting and broadcast lighting are prohibited.

(d)	 All parking lot lights shall be full cutoff luminaires, as certified by the manufacturer, with the light 
source directed downward and away from adjacent residences.

(e)	 Bollard lighting is allowed to light sidewalks and other landscape features if the light is cast 
downward. 

3.	 All exterior lighting shall use lower color temperature light sources of no more than 3000 Kelvin to 
minimize blue light emissions.

﻿
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Privacy Standards Diagram
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Design Site/Lot Line

Interior Setback Line (Side or Rear)

Privacy Standards Diagram

Area Within 15' of Design Site/Lot Line

Principal Window

42" min. Sill Height

No Limitation on Sill Heights

J.	 Privacy

1.	 Intent. These standards are designed to locate upper-story windows, balconies, and decks to 
minimize loss of privacy for existing neighboring properties. 

2.	 Development of a residential or mixed-use building where any portion of the proposed construction 
is either 2 or more stories tall or 18 feet or more in height shall comply with these standards. These 
standards do not apply to buildings within the same development project.

3.	 Windows/Glazed Openings

(a)	 Residential structures adjoining an interior setback shall orient upper-story windows toward the 
front and rear of the building so that they do not directly align with windows on the adjoining 
property; or

(b)	 Upper story windows within 15 feet of, and oriented to face or overlook, an interior design site/
lot line shall have a minimum sill height of 42 inches unless the window is placed at an angle of 
at least 30 degrees, measured perpendicular to the adjacent interior property line. See Figure 
2.04.2 (Privacy).

Figure 2.04.2 Privacy

4.	 Landings, Decks, and Balconies

(a)	 Upper-story unenclosed landings, decks, and balconies greater than 20 square feet that face or 
overlook the adjoining property shall be located a minimum of 15 feet from the interior design 
site/lot lines.

(b)	 Upper-story unenclosed landings, decks, and balconies that do not face or overlook the 
adjoining property due to orientation or topography may be located at the minimum interior 
setback line if an architectural screening element such as enclosing walls, trellises, awnings, or 
perimeter planters with a five-foot minimum height is incorporated into the unenclosed landing, 
deck, or balcony.

K.	 Rooftop Decks

1.	 Intent. These standards are designed to allow functional outdoor space on top of a building while 
minimizing visual, noise, and privacy impacts to surrounding properties and rights-of-way.

﻿
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Key

Building Roof Exterior Setback Pergola

Deck Footprint Interior Setback
Rooftop DeckRooftop Deck

Side street

2.	 Rooftop deck(s) shall be located on the roof of the primary building in compliance with the following:

(a)	 Exterior Setback: 15' min. from the building edge along any front, side street, or civic open space

(b)	 Interior Setback: 10' min. from the building edge

(c)	 Deck Footprint: 25% max. of total roof area at the level of rooftop deck

(d)	 Pergola Height: 12' max.

(e)	 Stair Penthouse Height: 10' max.

3.	 Rooftop deck(s) shall not be enclosed or covered, except by a trellis and/or pergola.

4.	 Materials for trellis, pergola, and lighting shall match those used for the primary building.

5.	 All rooftop decks shall be designed in compliance with Building Code and Fire Code standards.

6.	 Stair penthouse(s), including roof hatches, shall be designed in compliance with the standards of the 
Building Code and located within the allowed area for the rooftop deck.

7.	 Allowed Elements 

(a)	 Furnishings (e.g., chairs, tables, stoves, barbecues, swimming pools, hot tubs) are allowed only 
within the delineated area for the rooftop deck.

(b)	 Pergola, trellis, permanent shade device, and/or swimming pool are allowed.

(c)	 Temporary fabric awnings and shade devices are not allowed.

(d)	 Windscreens are allowed only within or along the edges of the maximum allowed area for the 
rooftop deck. Windscreens shall be transparent or designed in the same style, materials, and 
finishes as the primary building.

Figure 2.04.3 Rooftop Deck
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L.	 Screening and Walls

1.	 Intent. These standards are intended to support pedestrian-oriented development, protect 
property, enhance privacy, attenuate noise, and improve the visual environment. 

2.	 Screening and Wall Height. Table 2.04.D (Screening and Wall Height Standards) sets forth the 
maximum height limits for fences, walls, and landscaping. Screening within any building setback 
area shall not exceed a height that blocks the line of sight between any point at the front entrance 
measured five feet above the finished floor and any point measured five feet above the sidewalk.

(a)	 Walls of three-and-a-half feet shall have a half-foot footing underground with a three-foot wall 
above; walls of six feet shall have one-foot footing underground with five-foot wall above.

(b)	 Surcharge not allowed behind a free standing wall/retaining wall.

(c)	 Retaining walls, including any open fences on top of the retaining wall, shall be in compliance 
with the height limits in Table 2.04.D (Screening and Wall Height Standards)

(d)	 Any retaining wall greater than three feet in height within a building setback area shall include 
a planter on the cut side that is at least two feet in depth, as measured perpendicular to the 
retaining wall. 

(e)	 Multiple terraced retaining walls shall have a minimum horizontal distance between them that is 
at least equal to the average height of the vertical walls and landscaped.

Table 2.04.D Screening and Wall Height Standards

Screening Type Front  Side Street Side Rear

Fence 3.5' max. 3.5' max. 6' max. 6' max.

Free Standing Wall1 3.5' max. 3.5' max. 6' max. 6' max.

Landscaping2 3.5' max. 3.5' max. No max. No max.
1 Includes retaining walls
2 Excludes trees

3.	 Screen and Wall Materials

(a)	 Allowed Materials. Metal, wood fence, stucco wall with the same finish as the primary building 
wall, and sandstone.

(b)	 Prohibited Materials. Chain-link, vinyl, barbed wire, razor wire, unfinished concrete block, 
hollow tubular steel, plastic, faux materials, such as manufactured stone, and electric fences.

4.	 Screening of Mechanical Equipment. Screening shall be provided for all new or relocated ground- 
or roof-mounted equipment that is visible from the public realm.

(a)	 Screening shall match materials used on the street facing façade(s), including matching paint, 
finish, and trim cap of the building.

(b)	 Buildings shall be designed to provide a parapet or other architectural element as tall as or taller 
than the highest point on any new roof-mounted equipment.

(c)	 Screening of ground-mounted equipment shall be as high as the highest point of the equipment 
being screened. 

(1)	 Ground-mounted equipment shall be located in compliance with Subsection 2.04.D 
(Encroachments).
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(d)	 Free-standing or roof-mounted solar energy systems and EV charging equipment are exempt 
from screening.

5.	 Temporary Fencing. Temporary fencing may be used to provide security for approved special 
events, construction sites, or vacant structures and land which cannot otherwise be secured.

M.	 Parking Techniques and Allowed Reductions

1.	 Intent. This section provides standards for functional parking techniques to enhance pedestrian-
oriented development and minimize the visual impact of automobiles and parking structures.

2.	 The parking techniques included in this section may be applied individually or in combination in 
compliance with Subsection 2.03.B (Parking Placement).

3.	 The standards in this section supplement FMC § 17.57 (Parking Requirements), which provide the 
standards for the number of parking spaces required for each use, the dimensional standards for 
parking areas, and parking lot development and maintenance. The required number of spaces may 
be reduced pursuant to Table 2.04.E if one or more of the following is provided:

(a)	 Shared parking agreement with an adjacent property or a property within one block of the 
project site;

(b)	 Provision of a car-share vehicle (ZipCar, Turo, GIG, Getaround, etc.);

(c)	 Provision of a shuttle service van for residents;

(d)	 Provision of Sacramento Regional Transit passes for residents for duration of lease if project 
located within ¼-mile of a transit station with at least 30-minute service;

(e)	 Provision of additional bike parking space and facilities in compliance with FMC § 17.57.090 
(Bicycle Parking Facilities); or

(f)	 Provision of dedicated parking space for deliveries and ride share vehicles.

Table 2.04.E Allowed Parking Reductions

Use Parking Required Reduced Parking Allowances

Residential 1.25 spaces per unit 1.25 spaces per unit

Commercial / Retail 1 space per 1,000 sf 1 space per 1,000 sf

4.	 Surface Parking. Surface parking, covered or uncovered, is prohibited between the primary building 
and front, side street, or civic open space, with the exception of a shared parking court in compliance 
with Subsection 7 (Shared Parking Court). 

5.	 Garages, including Tuck-Under Parking. The opening to garages, including tuck-under parking, 
shall not be publicly visible along the front, side street, or civic open space.

6.	 Structured Parking

(a)	 Any portion of a parking facility exceeding eight feet in length that is within 15 feet of the 
building façade along the front, side street, or civic open space, including individual garages and 
carports, shall be designed with the allowed materials of the primary building in compliance with 
Chapter 3 (Massing and Articulation). 

(b)	 Garage openings for ventilation shall be designed in compliance with Section 3.04 (Façade 
Composition).

﻿
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(c)	 Stacked and tandem parking is allowed in within a podium and subterranean parking structure.

7.	 Shared Parking Court

(a)	 Shared parking courts shall be allowed across design sites/lots between primary buildings and 
accessed from the front or side street.

Parking Court

Figure 2.04.4 Shared Parking Court

Parking Court

Design Site/Lot 1 Design Site/Lot 2

Key

Design Site/Lot Line

Setback Lines

Required Occupiable Ground Floor Space. See Subsection C (Building Form)

Maximum Width of the Shared Parking Court, measured parallel to the adjacent street/ROW: 65'

Minimum Shared Parking Court 
Setback: 

Small Parking Court  
(6 or fewer spaces)

Large Shared Parking Court  
(7 spaces or more)

10' min. 

Behind line of required ground 
floor occupiable space in 
Subsection C (Building Form)

A landscape buffer shall be provided 
in compliance with one of the 
following methods along the front 
property line for the length of the 
shared parking court. 

Location: Not closer than the required minimum building 
setback.

a.	 A landscaped buffer with a minimum inside width of five 
feet and a fence or hedge 42 inches in height, or

b.	 A landscaped buffer with a minimum inside width of eight 
feet.

Design Site/Lot 1 Design Site/Lot 2

Small Shared Parking Court Large Shared Parking Court
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3.01	 Purpose and Applicability

A.	 Purpose. This Chapter provides design standards for building massing and articulation which shall be 
applied in combination with the standards in Chapter 2 (Development Standards) to refine further the 
building design and physical character of new development.

B.	 Applicability. The standards of this Chapter apply to all new development and to modifications where 70 
percent or more of the surface area of a street-facing façade is modified. Modifications include changes 
to the exterior of a building, including additions or demolition, except as applied to routine maintenance 
and in-kind replacement of materials, façade renovations, or exterior renovations. See Table 3.01.A 
(Massing and Articulation Standards Applicability) for applicability of specific sections to specific 
conditions. 

Table 3.01.A Massing and Articulation Standards Applicability

Façade(s) in the Building Setback Are Adjacency 
Massing1 Applicable Section of a building < 3 

stories 
of a building ≥ 3 
stories 

≥ 80 linear 
feet

3.02
Top, Middle, and Base Façade 
Design

-- -- --

3.03 Massing Features -- -- --

3.04 Façade Composition

3.05 Fenestration

3.06 Exterior Finishes and Materials

3.07 Balconies and Decks Wherever occurs

3.08 Blank Wall Treatment Wherever occurs

Key:   Standards apply    -- Standards do not apply
1 See Subsection 2.04.B (Adjacency Massing Requirements) for additional standards.

Chapter 3	 Massing and Articulation
Sections:

3.01	 Purpose and Applicability
3.02	 Top, Middle, and Base Façade Design
3.03	 Massing Features
3.04	 Façade Composition
3.05	 Fenestration
3.06	 Exterior Finishes and Materials
3.07	 Balconies and Decks
3.08	 Blank Wall Treatment
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3.02	 Top, Middle, and Base Façade Design

A. Intent

To define the horizontal articulation of a building and affect 
its perceived height and massing and thus its visual impact 
on the public realm.

General Note: Photos on this page are illustrative, not regulatory.

﻿
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Top

Middle

Base

Upper Story Stepped Back ≥10'

Top

B. Top, Middle, and Base Façade Design Standards

1. General Standards

(a)	 Building façades shall be designed to visually display three distinct sections: a base, a middle, and a top.

(b)	 Boundaries between the base, middle, and top shall be articulated by a cornice, projecting profile/string course, or 
other horizontal element.

(c)	 Elements defining the base, middle, and top shall be consistent across the length of the module or building. 

2. Standards for Top

(a)	 The top shall include at least one of the following: 

(1)	 A parapet with a cap that projects at least two inches; 

(2)	 Pitched roof with projecting eave or rake; or

(3)	 Cornice (may be used in combination with a parapet or pitched roof).

(b)	 The top may include the uppermost story, provided that a cornice or projecting profile/string course, and change of 
material or color are expressed on the façade at the floor level of the uppermost story.

(c)	 The height of the top, not including the height of any pitched roof above the eave, shall not exceed the height of the 
base.

(d)	 Upper stories that are stepped back 10 feet or more from the primary façade do not constitute the top; the portion of 
the façade that is not stepped back shall include its own top in compliance with this section.

3. Standards for Middle

(a)	 The middle shall incorporate the building's primary wall color and finish, or material.

(b)	 If the building is more than three stories, the middle shall comprise at least half of the building's stories, not counting 
any half story or basement. 

4. Standards for Base

(a)	 The base shall comprise the lowest story/stories of the building or module and be defined by a horizontal expression 
line.

Figure 3.02.1 Base, Middle, and Top Design

﻿
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3.03	 Massing Features

A. Intent

To contribute to the aesthetic quality of the public realm by 

integrating massing features into the architecture of large 

buildings, along front or side streets, or buildings at corners.

General Note: Photos on this page are illustrative, not regulatory.

﻿
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