cITY OF

FOLSOM

DISTINGTIVE BY NATURE

PLANNING COMMISSION AGENDA
October 15, 2025
CITY COUNCIL CHAMBERS
6:30 p.m.
50 Natoma Street
Folsom, California 95630

CALL TO ORDER PLANNING COMMISSION: Bill Barcellona, Justin Hurst, Mathew Herrera, Daniel West, Amanda
Ross, Dianna Laney, 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

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 September 17, 2025, regular meeting will be presented for approval.

NEW BUSINESS

1. PC19-00122. Comstock Drive Tentative Parcel Map and Determination that the Project is Exempt from CEQA

A Public Hearing to consider a request for a Tentative Parcel Map for a four-lot residential development that is proposed
to include a 0.91-acre site made up of the existing land located at 814 Comstock Drive and an un-addressed parcel to
the immediate northeast. The entire project site has an MHD (Multi-Family High Density) General Plan designation and
is within the R-3 (Neighborhood Apartment) zoning district. The project is categorically exempt from environmental review
under Section 15315 (Minor Land Divisions) of the California Environmental Quality Act (CEQA) Guidelines. (Project
Planner: Josh Kinkade / Applicant: Patricia & Asghar Agheli)

2. SPEC24-00017: Objective Development and Design Standards and Determination that the Project is Exempt
from CEQA

A request from the City of Folsom Community Development Department to recommend the City Council: 1) adopt
Resolution No. 11464 — A Resolution determining that the proposed project is exempt from CEQA, adopting proposed



Objective Development and Design Standards for certain overlay areas, and repealing the City of Folsom Design
Guidelines for Multifamily Developments; and 2) adopt Ordinance No. 1357 — An Ordinance of the City of Folsom
Amending Chapter 17.06 (Design Review) of the Folsom Municipal Code to Reference the Objective Development and
Design Standards and to Establish a Ministerial Review Process. (Project Planner: Desmond Parrington / Applicant:
City of Folsom Community Development Department)

PRINCIPAL PLANNER’S REPORT

The next Planning Commission meeting is scheduled for November 19, 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, 2" 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.
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PLANNING COMMISSION MINUTES
September 17, 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 6:31 p.m. with Chair Eileen Reynolds presiding.

ROLL CALL

Commissioners Present: Dianna Laney, Commissioner
William Barcellona, Commissioner
Justin Hurst, Commissioner (arrived after Roll Call)
Mathew Herrera, Commissioner
Daniel West, Vice Chair
Amanda Ross, Chair
Eileen Reynolds, Chair

Commissioners Absent: None

PLEDGE OF ALLEGIANCE: The Pledge of Allegiance was recited.

OATH OF OFFICE ADMINISTERED TO NEW COMMISSIONER

Oath of Office was administered to Amanda Ross.

CITIZEN COMMUNICATION: None

MINUTES

The minutes of the August 20, 2025, regular meeting were approved as submitted, with Commissioner Ross
abstaining.

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)
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1. Mr. Vance Jarrard, Building Industry Association (BIA), expressed concerns about the proposed square-
footage-based fee model, stating BIA’s preference for the current fee structure. He also noted concerns
that the proposed implementation timeline may be too short.

2. Ms. Judy Alexander expressed concerns about the gap between in-lieu fees collected by the City for
affordable housing and the amount spent on development. She also raised concerns regarding potential
noncompliance with State requirements.

AS THIS WAS A WORKSHOP ITEM, NO ACTION WAS TAKEN BY THE COMMISSION.

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)

AS THIS WAS A WORKSHOP ITEM, NO ACTION WAS TAKEN BY THE COMMISSION.

PRINCIPAL PLANNER’S REPORT

Principal Planner, Jessica Brandt, shared the following with the Commission:

e The next meeting is scheduled for October 15, with three items on the agenda:
o Objective Development and Design Standards (ODDS)
o Inclusionary Housing Ordinance update
o Tentative parcel map on Comstock Drive

ADJOURNMENT

There being no further business to come before the Folsom Planning Commission, Chair Eileen Reynolds adjourned
the meeting at 8:23 p.m.

RESPECTFULLY SUBMITTED,

Stephanie Hannum, ADMINISTRATIVE ASSISTANT

APPROVED:

Eileen Reynolds, CHAIR
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AGENDA ITEM NO. 1
Type: Public Hearing
Date: October 15, 2025

CITY OF

FOLSOM
Planning Commission Staff Report
50 Natoma Street, Council Chambers
Folsom, CA 95630

Project: Comstock Drive Tentative Parcel Map
File #: PC19-00122
Request: Tentative Parcel Map
Location: 814 Comstock Drive and Adjoining Parcel to the Northeast
Parcel(s): 071-0190-054-0000, 071-0190-062-0000
Staff Contact: Josh Kinkade, Associate Planner, 916-461-6209

jkinkade@folsom.ca.us

Property Owner/Applicant
Name: Patricia & Asghar Agheli
Address: 104 Emigrant Ct.
Folsom, CA 95820

Recommendation: Conduct a public hearing and upon conclusion confirm staff’'s
determination that the Comstock Drive Tentative Parcel Map project is exempt from
CEQA, and approve a Tentative Parcel Map for the project (PC19-00122), based on the
findings included in this staff report (Findings A-N) and subject to the attached conditions
of approval (Conditions 1-28).

Project Summary: The proposed project includes a Tentative Parcel Map for a four-lot
residential development that is proposed to include a 0.91-acre site made up of the existing
land located at 814 Comstock Drive and an un-addressed parcel to the immediate
northeast. The project site has an MHD (Multi-Family High Density) General Plan
designation and is within the R-3 (Neighborhood Apartment) zoning district.

City of Folsom Page 1



AGENDA ITEM NO. 1
Type: Public Hearing
Date: October 15, 2025

FOLSOM

Table of Contents:

1. Background/Description/Analysis

2. Conditions of Approval

3. Vicinity Map

4. Tentative Parcel Map, dated June 18, 2025

5. Preliminary Site Plan, dated June 18, 2025

6. Preliminary Utility Plan, dated June 18, 2025

7. Tree Mitigation & Removal Plan, dated June 18, 2025

8. PG&E Comment Letter and Proposed Conditions, dated April 17, 2019

9. SMUD Comment Letter and Proposed Conditions, dated May 28, 2019

10. Resolution No. 11449- A Resolution of the City Council Declaring a Portion of Parcel
APN 071-0190-076-0000 as Exempt Surplus Land and Authorizing Disposition of
Said Land through Property Exchange

11.Public Comments Received

Submitted,

PAM JOHNS
Community Development Director



Planning Commission
Comstock Drive Subdivision (PC19-00122)
October 15, 2025

ATTACHMENT 1
BACKGROUND/DESCRIPTION/ANALYSIS

BACKGROUND

An 800-square-foot single-family residence was constructed on the 0.7-acre property
located at 814 Comstock Drive in 1948. A 720-square-foot detached garage was then
constructed on the property in 1958. The property was purchased by Patricia and Asghar
Agheliin 2018. An application was submitted by the property owners in 2019 to subdivide
this land into three lots and a remainder.

Prior to completing the initial subdivision, the applicants purchased an adjacent 0.2-acre
knife-shaped parcel (APN 071-0190-054-0000), with the intent of including that land as
part of the project. This parcel is currently encumbered by a road and utility easement
that is unneeded and that will be abandoned as part of this proposed map. The applicant
then approached the City proposing a lot line adjustment between another adjacent City-
owned site to the northeast (APN 071-0190-076-0000) and the knife-shaped parcel to
make both parcels more rectangular, and therefore better suited for development.

A revised Tentative Parcel Map that incorporated a portion of the knife-shaped parcel and
reflected the proposed lot line adjustment was submitted by the applicants in June of
2025. The proposed Tentative Parcel Map would result in four lots. The lot line adjustment
would be accompanied by a land exchange, which both parties trading roughly equal
areas. The City Council approved the land exchange on August 26, 2025. The resolution
authorizing this action has been provided in Attachment 10. Staff subsequently submitted
to the California Department of Housing and Community Development for approval of the
disposition of land, which is required before the exchange may take place.

PROJECT DESCRIPTION

The applicant is requesting approval of a Tentative Parcel Map for a four-parcel
residential subdivision totaling 0.91 acres. The proposed parcels range in size between
8,288 square feet and 13,658 gross square feet (7,028-10,917 net square feet). Site
access is via a proposed 36-foot public right-of-way that continues Comstock Drive
through the project site. Access for two residential properties further to the east will remain
through a Private Access Easement already recorded on the subject property. A 25-foot
emergency vehicle access road/public services easement is proposed to the northeast of
the project site. Water, sewer, and electrical services are proposed to be extended to
each of the newly created parcels. The applicants intend to build two-unit residences on
each of the newly created parcels, subject to future Design Review. The project site has
an MHD (Multi-Family High Density) General Plan designation and is within the R-3
(Neighborhood Apartment) zoning district.
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Planning Commission
Comstock Drive Subdivision (PC19-00122)
October 15, 2025

POLICY/RULE

Pursuant to Folsom Municipal Code Chapter 16.24 and the Subdivision Map Act,
Tentative Parcel Maps with four or fewer parcels require approval by the Planning
Commission. To approve the proposed Tentative Parcel Map (TPM), the Commission
must make the findings found in EMC section 16.16.070, namely, whether the proposed
TPM, together with the provisions for its design and improvement, is consistent with the
general plan, any applicable specific plan, and all applicable provisions of the Folsom
Municipal Code.

Based on recent case law, the Commission also must make the following findings if it
intends to approve the proposed TPM, based on the findings for denial of the TPM found
in FMC section 16.16.070: (1) that the site is physically suitable for the type of
development proposed; (2) that the site is physically suitable for the proposed density of
development; (3) that the design of the TPM is not likely to cause substantial
environmental damage or substantially and avoidably injure fish or wildlife or their habitat;
(4) that the design of the TPM is not likely to cause serious public health or safety
problems; (5) that the design of the TPM will not conflict with easements, acquired by the
public at large, for access through, or use of, property within the proposed subdivision;
and (6) that the land is not subject to a contract entered into pursuant to the Williamson
Act (California Land Conservation Act of 1965).

ANALYSIS

General Plan and Zoning Consistency

The General Plan land use designation of the site is MHD (Multi-Family High Density)
and the zoning designation for the site is R-3 (Neighborhood Apartment District). The
MHD General Plan designation calls for a density of 20 to 30 dwelling units per acre.
While no development is proposed at this time with the TPM, two-family, three-family, and
four-family residences are allowed on each of the lots under the R-3 zoning designation.
Two-family residences (duplexes) would result in a density of 7.3 dwelling units per acre.
While this is below the minimum density requirement in the MHD General Plan
designation, General Plan Policy LU 1.1.18 (Interim Zoning Consistency) states that, in
areas where zoning has not been brought into conformity with the General Plan, the City
shall allow property owners to develop consistent with the existing zoning development
standards, provided the City makes a finding that the approval of the project would not
interfere with the long-term development of the area consistent with the General Plan.
Further, nothing precludes the new parcels from being developed with up to four units per
lot, consistent with the R-3 Zoning District. Under the R-3 zoning designation, minimum
lot area is 6,000 square feet and minimum lot width is 60 feet. The proposed parcels will
have lot sizes between 7,028 and 10,917 square feet and lot widths between
approximately 70 and 110 feet. EMC Section 17.16.020 allows two-family, three-family
and four-family residences by right. The applicant’s proposal is consistent with these
zoning requirements.
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Planning Commission
Comstock Drive Subdivision (PC19-00122)
October 15, 2025

Staff found that the proposed project could meet the Interim Zoning Consistency finding
since it does not inhibit development of the surrounding parcels. In fact, as part of the
overall development plan, the applicant will make the City’s parcel to the northeast more
developable by adding square footage to the parcel and making the it a shape that would
be easier to develop. This parcel is allocated for up to 16 lower income units in the
General Plan Housing Element to meet the City’s Regional Housing Needs Allocation
requirement. Staff notes that these smaller two- to four-family residences also help meet
the "missing middle” housing types of which the City is largely in need to provide a diverse
array of housing. As such, staff support two-family, three-family, or four-family residences
on each of the lots.

The proposed parcel map would place the existing single-family residence and the
detached garage on separate parcels. However, a standalone garage may not be the
primary use on a parcel in the R-3 zoning district. To address this, the applicant has
agreed to demolish the garage prior to recordation of the Parcel Map and has shown this
on the Tentative Parcel Map. Condition No. 28 has been added to reflect the required
timing of the demolition. Based on staff’s research, the garage is not an example of unique
or extraordinary architecture, nor is it associated with historically significant people or
events. As such, staff supports demolition of the garage. No separate Commission
approval is required for demolition of this building.

The map would also lead to the parcel with the existing single-family residence falling
below its parking requirement of two covered, enclosed parking spaces per dwelling unit,
as the parcel would only contain a one-car garage. Staff discussed this issue with the
applicant and let them know that they may either add a second garage space to the
residence, convert the residence into a duplex with two garage spaces per unit, or
demolish the residence entirely. Staff provided Condition No. 27 to ensure that one of
these scenarios would occur, thereby ensuring that the parcel map does not create a non-
conformity with regards to the parking requirements of the FMC.

Finally, while the R-3 zoning district allows for two-family and multi-family residences by
right, it does not allow for single-family residences. The existing single-family residence
located on the project site was legally built before this requirement came into effect.
Therefore, it is considered a legal non-conforming use per FMC Section 17.64.010 and
may remain. Creation of the parcel map does not increase this nonconformity.

Future development on the proposed parcels requires approval of a Design Review
Application. Through the future Design Review process, City staff will verify that the future
residential development complies with all applicable development standards relative to
building setbacks, lot coverage, building height and design. It is important to note that
the Design Review process also provides residents and neighbors with the opportunity to
provide comments and feedback on development of each of the subject parcels.

Land Use Compatibility Considerations
The project site is surrounded by single-family residences on the north, south, and west,
and a vacant City-owned parcel within the R-3 zoning district designated for multi-family
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Planning Commission
Comstock Drive Subdivision (PC19-00122)
October 15, 2025

residences to the east. Parcel sizes of surrounding single-family residences range from
4,700 square feet to 15,000 square feet. Staff found that the proposed parcels fall into
the range of parcel sizes for the surrounding residential development and provide a
housing type (two-family or small multiplex projects) that provides a good transition
between the surrounding single-family residences and the City parcel that could support
a larger multifamily development project. Required building envelopes would also allow
for the construction of residences of comparable size to those in the general vicinity. As
such, staff found that the proposed parcel map would be compatible with the surrounding
land uses.

Tentative Parcel Map

As referenced earlier within this report, the applicant is requesting approval of a Tentative
Parcel Map (TPM) to subdivide the 0.91-acre project site into four separate parcels. Staff
notes that to record the Parcel Map, the applicant and the City will need to complete a set
of lot line adjustments, mergers, and the land swap mentioned in the project description
first. This is to avoid issues with remainder parcels and ensure that the final map
encompasses only property owned by the applicant. Completion of the lot line
adjustments, mergers, and land swap are included in the attached Conditions of Approval.

Staff has determined that the proposed parcels will have adequate provisions in terms of
access and parking. Access to the project site is provided by extending the right-of-way
for the existing Comstock Drive through the project site consistent with the city’s standard
residential street specifications. Each of the residential lots will have a private driveway
that connects to the newly extended Comstock Drive.

In addition to the Comstock Drive extension, the project will be required to install a fire
apparatus access road and turn-around. This is required because Comstock Drive is a
dead-end road that is longer than 150 feet. Furthermore, FMC Section 8.36.020 requires
a second access point on Comstock Drive since the proposed project is located on a
dead-end road that is more than 500 feet long. As shown in Attachment 5, a hammerhead
turnaround is proposed at the end of the Comstock Drive extension, and a 20-foot
emergency vehicle access (EVA) road within a 25-foot easement is proposed on the City-
owned site to the east connecting to Riley Street to the north. The City of Folsom Fire
Department has reviewed these plans and found them to be adequate for fire apparatus
access. Staff supports the location of the EVA on the City-owned site, as future
development on that site would likely be for multi-family housing, which would require a
vehicular access road. If the City-owned site develops, the EVA could potentially be
converted into the primary access road for that project.

The applicant is showing a sidewalk on the south side of the proposed Comstock Drive
extension, as requested by the City Engineer. However, the City Arborist found that
construction of the sidewalk would necessitate removal of three large trees (identified as
trees 434, 436, and 440 in the Tree Mitigation & Removal Plan provided in Attachment 7)
that could otherwise potentially be saved if the sidewalk was not present. As there is no
other sidewalk on the residential portion of Comstock Drive, staff concluded that if these
trees could be saved throughout construction activities by removing the proposed
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Planning Commission
Comstock Drive Subdivision (PC19-00122)
October 15, 2025

sidewalk, the sidewalk would not be required. However, if the trees are removed or
damaged to a point that the City Arborist determines that they would need to be removed,
the sidewalk shall be constructed as shown in the location shown in the project plans and
in accordance with the current edition of the City of Folsom Standard Construction
Specifications and the Design and Procedures Manual and Improvement Standards.
Condition No. 23 has been included to reflect this requirement.

Water, electrical and sanitary sewer easements and provisions are shown on all proposed
parcels. Staff has provided Condition No. 24, which requires that each parcel have an
independent water and sanitary sewer service which does not encroach into any other
parcel and connects directly to the right-of-way and with a meter box and sewer cleanout
within the City’s Public Utility Easement, and that any septic connections be removed.
Per Condition No. 25, Sac Sewer impact fees are required to be paid prior to issuance of
building permits. Dry utilities (electrical, gas, telephone, etc.) are accessible to all
proposed parcels via the extended Comstock Drive. Existing dry utilities on and
surrounding the project site are on overhead poles, and the proposed project would
continue this pattern rather than attempting to underground just a small portion of the dry
utilities on Comstock Drive. SMUD and PG&E also reviewed the project when it was first
submitted and provided standard requested conditions of approval. Staff reviewed these
conditions and is agreeable to them. As such, the conditions in these letters have been
provided in Conditions No. 26 and 27 of this staff report.

Finally, per EMC Section 16.32.040, parkland dedication in-lieu fees (Quimby fees) are
required as part of any residential tentative parcel map. Staff has provided Condition No.
10, which requires that the applicant pay Quimby fees for 0.0912 acres of parkland based
on the calculations provided in FMC Section 16.32.040(H).

Staff has determined that, as conditioned, the submitted TPM meets all requirements as
set forth in Chapter 16.24 (Parcel Maps) of the FMC, as well as the requirements of the
State Subdivision Map Act. Furthermore, based on research into Sacramento County
records, staff confirms that the design of the TPM will not conflict with easements,
acquired by the public at large, for access through, or use of, property within the proposed
subdivision. Finally, staff confirms that that the land is not subject to a contract entered
into pursuant to the Williamson Act.

PUBLIC NOTICING

Staff mailed notices of this Tentative Parcel Map to property owners within a 300-foot
radius of the project site and posted a notice in the Folsom Telegraph. At the time of this
staff report, one comment has been received, and is included in Attachment 11. The letter
notes that there is an existing congestion and sight distance issue at the corner of
Comstock Drove and East Bidwell Street. Comstock Drive was initially developed as a
driveway and has a street width of approximately 23 to 25 feet near this intersection.
Several cars are often parked on both sides of Comstock Drive at this intersection,
presumably associated with the auto repair business located at the corner. The letter
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Planning Commission
Comstock Drive Subdivision (PC19-00122)
October 15, 2025

states that this has caused congestion and turning safety issues for residents of
Comstock Drive, and there is some public concern that additional residential units on this
street could exacerbate this issue. Staff is currently researching this issue with the Public
Works Department. If it is found that there is enough of a street width and sight distance
issue at this intersection, the City will implement measures to alleviate this issue such as
through the creation of a “no parking” zone along the commercial portion of Comstock
Drive near the intersection. Furthermore, staff notes that most of the residences along
Comstock Drive were constructed with one-car garages, leading to additional street
parking. The residences proposed as part of this project are required to provide two off-
site covered parking spaces per unit for two-family residences or 1.5 off-street parking
spaces per unit for multiple-family structures or complexes. By requiring more parking
than what most current residences along Comstock Drive provide, this helps ensure that
the proposed project would not substantially exacerbate the street parking issue along
Comstock Drive.

ENVIRONMENTAL REVIEW

This property was not involved in a division of a larger parcel in the last two years. The
property does not have an average slope greater than 20 percent. The property division
is in conformance with the General Plan and Zoning, and no variances or exceptions are
required. In addition, all services and access to the proposed parcels are provided to local
standards. Therefore, the project is exempt from environmental review under section
15315 (Minor Land Divisions) of the California Environmental Quality Act (CEQA)
Guidelines. Based on staff’'s analysis of this project, none of the exceptions in Section
15300.2 of the CEQA Guidelines apply to the use of the categorical exemption in this
case.

RECOMMENDED PLANNING COMMISSION ACTION

Move to confirm staff's determination that the Comstock Drive Tentative Parcel Map
project is exempt from CEQA, and approve a Tentative Parcel Map for the project (PC19-
00122), based on the findings included in this report (Findings A-N) and subject to the
attached conditions of approval (Conditions 1-28).

As mentioned earlier in this report, it is anticipated that the parcels created as a result of
this map will be the subject of development in the future, potentially including duplexes.
Any development of the parcels created by this map will be subject to discretionary
entittement review, which will include CEQA analysis specific to any proposed
development project.

GENERAL FINDINGS

A. NOTICE OF HEARING HAS BEEN GIVEN AT THE TIME AND IN THE MANNER
REQUIRED BY STATE LAW AND CITY CODE.
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Planning Commission
Comstock Drive Subdivision (PC19-00122)
October 15, 2025

B. THE PROJECT IS CONSISTENT WITH THE GENERAL PLAN AND ALL
APPLICABLE PROVISIONS OF THE FOLSOM MUNICIPAL CODE.

CEQA FINDINGS

C. THE PROJECT IS EXEMPT FROM ENVIRONMENTAL REVIEW UNDER
SECTION 15315 (MINOR LAND DIVISIONS) OF THE CALIFORNIA
ENVIRONMENTAL QUALITY ACT (CEQA) GUIDELINES.

D. THE CUMULATIVE IMPACT OF SUCCESSIVE PROJECTS OF THE SAME
TYPE IN THE SAME PLACE; OVER TIME IS NOT SIGNIFICANT IN THIS CASE.

E. NO UNUSUAL CIRCUMSTANCES EXIST TO DISTINGUISH THE PROPOSED
PROJECT FROM OTHERS IN THE EXEMPT CLASS.

TENTATIVE PARCEL MAP FINDINGS

F. THE PROPOSED TENTATIVE PARCEL MAP IS CONSISTENT WITH THE
GENERAL PLAN, THE ZONING CODE, THE CITY'S SUBDIVISION
ORDINANCE, OTHER APPLICABLE PROVISIONS OF THE FOLSOM
MUNICIPAL CODE, AND THE SUBDIVISION MAP ACT IN THAT THE PROJECT
IS SUBJECT TO CONDITIONS OF APPROVAL THAT WILL ENSURE THAT THE
PROJECT IS DEVELOPED IN COMPLIANCE WITH CITY STANDARDS.

G. THE PROPOSED SUBDIVISION, TOGETHER WITH THE PROVISIONS FOR
ITS DESIGN AND IMPROVEMENT, IS CONSISTENT WITH THE GENERAL
PLAN AND ALL APPLICABLE PROVISIONS OF THE FOLSOM MUNICIPAL
CODE.

H. THE DESIGN OF THE TENTATIVE PARCEL MAP IS NOT LIKELY TO CAUSE
SUBSTANTIAL ENVIRONMENTAL DAMAGE OR SUBSTANTIALLY AND
AVOIDABLY INJURE FISH OR WILDLIFE OR THEIR HABITAT.

l. THE DESIGN OF THE TENTATIVE PARCEL MAP IS NOT LIKELY TO CAUSE
SERIOUS PUBLIC HEALTH OR SAFETY PROBLEMS.

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

K. THE SITE IS PHYSICALLY SUITABLE FOR THE TYPE OF DEVELOPMENT
PROPOSED (RESIDENTIAL).

L. THE SITE IS PHYSICALLY SUITABLE FOR THE PROPOSED DENSITY OF THE
DEVELOPMENT.
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Planning Commission
Comstock Drive Subdivision (PC19-00122)
October 15, 2025

M. SUBJECT TO SECTION 66474.4 OF THE SUBDIVISION MAP ACT, THE LAND
IS NOT SUBJECT TO A CONTRACT ENTERED INTO PURSUANT TO THE
CALIFORNIA LAND CONSERVATION ACT OF 1965 (COMMENCING WITH
SECTION 51200 OF THE GOVERNMENT CODE).

LAND USE ELEMENT FINDING

N. THE APPROVAL OF THE PROJECT WOULD NOT INTERFERE WITH THE
LONG-TERM DEVELOPMENT OF THE AREA CONSISTENT WITH THE
GENERAL PLAN.
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Planning Commission
Comstock Drive Subdivision (PC19-00122)
October 15, 2025

ATTACHMENT 2
Conditions of Approval
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CONDITIONS OF APPROVAL FOR THE COMSTOCK DRIVE SUBDIVISION PROJECT (PC 19-00122)

TENTATIVE PARCEL MAP

Condition
No.

Mitigation
Measure

Condition of Approval

When Required

Responsible
Department

GENERAL CONDITIONS

Parcel Map
The owner/applicant shall submit final site development Plans to the City

Engineer for review and approval that shall substantially conform to the exhibits
referenced below:

Tentative Parcel Map, dated June 18, 2025, provided in Attachment 4
Preliminary Site Plan, dated June 18, 2025, provided in Attachment 5
Preliminary Utility Plan, dated June 18, 2025, provided in Attachment 6
Tree Mitigation & Removal Plan, dated June 18, 2025, Provided in
Attachment 7

PO~

The Tentative Parcel Map is approved for the development of a four-unit
residential project (Comstock Drive Subdivision). Implementation of the project
shall be consistent with the above referenced items and these conditions of
approval.

CD (E)

Community Development Department Subsequent Review

Building plans, and all civil engineering, improvement, landscape, and irrigation
plans, shall be submitted to the Community Development Department for review
and approval to ensure conformance with this approval and with relevant codes,
policies, standards, and other requirements of the City of Folsom.
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90-Day Protest Period

The conditions of project approval set forth herein include certain fees,
dedication requirements, reservation requirements, and other exactions.
Pursuant to Government Code Section 66020(d), these conditions constitute
written notice of the amount of such fees, and a description of the dedications,
reservations and other exactions.

The applicant is hereby notified that the 90-day protest period, commencing
from the date of approval of the project, has begun. If the applicant fails to file a
protest regarding any of the fees, dedication requirements, reservation
requirements or other exaction contained in this notice, complying with all the
requirements of Government Code Section 66020, the applicant will be legally
barred from later challenging such exactions.

oG
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Validity

The project approvals granted under this staff report (Tentative Parcel Map)
shall remain in effect for a period of twenty-four (24) months from date of
approval (Expiration date: October 15, 2027), pursuant to section 16.24.060 of
the Folsom Municipal Code and the Subdivision Map Act. If in connection with a
tentative map for which the filing of multiple final maps is authorized pursuant to
section 16.20.020 of the Folsom Municipal Code, the expiration date of the
tentative map shall be extended per the provisions of section 66452.6(a) of the
Subdivision Map Act. Furthermore, if the subdivider is required to make the
public improvements listed in section 66452.6(a) of the Subdivision Map Act, or
if the tentative map is on property subject to a development agreement
authorized by section 65864 et seq. of the California Government Code, the
expiration date of the tentative map shall be extended per the provisions of
section 66452.6(a) of the Subdivision Map Act.

The planning commission may extend the approval for a period not to exceed
six years, or a period called for in section 66452.6(a) of the Subdivision Map Act,
whichever is greater, upon receipt of a written request prior to the expiration
date of the approval, along with appropriate fees and necessary submittal
materials pursuant to sections 16.24.060 and 16.16.120 of the Folsom Municipal
Code. If after approval of this project, a lawsuit is filed which seeks to invalidate
any approval, entitlement, building permit, or other construction permit required
in connection with any of the activities or construction authorized by the project
approvals, or to enjoin the development contemplated herein, or to challenge the
issuance by any governmental agency of any environmental document or
exemption determination, the time period for recording a parcel map referenced
in section 16.24.060 of the Folsom Municipal Code shall be tolled during the
time that any litigation is pending, including any appeals.
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Indemnity for City

The owner/applicant shall protect, defend, indemnify, and hold harmless the City
and its agents, officers and employees from any claim, action or proceeding
against the City or its agents, officers or employees to attack, set aside, void, or
annul any approval by the City or any of its agencies, departments,
commissions, agents, officers, employees, or legislative body concerning the
project, which claim, action or proceeding is brought within the time period
provided therefore in Government Code Section 66499.37 or other applicable
statutes of limitation. The City will promptly notify the owner/applicant of any
such claim, action or proceeding, and will cooperate fully in the defense. The
City may, within its unlimited discretion, participate in the defense of any such
claim, action or proceeding if both of the following occur:

o The City bears its own attorney’s fees and costs; and
e The City defends the claim, action or proceeding in good faith

The owner/applicant shall not be required to pay or perform any settlement of
such claim, action or proceeding unless the settlement is approved by the
owner/applicant. The owner/applicant’s obligations under this condition shall
apply regardless of whether a Parcel Map is ultimately recorded with respect to
this project.
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PW, PR, FD,
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DEVELOPMENT COSTS AND FEE REQUIREMENTS

Applicable Taxes, Fees, and Charges

The owner/applicant shall pay all applicable taxes, fees and charges at the rate
and amount in effect at the time such taxes, fees and charges become due and
payable.

CD (P)(E)

Existing Assessments
If applicable, the owner/applicant shall pay off any existing assessments against
the property, or file necessary segregation request and pay applicable fees.

CD (E)




Use of Outside Legal Counsel and Consultants

The City, at its sole discretion, may utilize the services of outside legal counsel
to assist in the implementation of this project, including, but not limited to,
drafting, reviewing and/or revising agreements and/or other documentation for
the project. If the City utilizes the services of such outside legal counsel, the City
shall provide notice to the owner/applicant of the outside counsel selected, the
scope of work and hourly rates, and the owner/applicant shall reimburse the City
for all outside legal fees and costs incurred and documented by the City for such
services. The owner/applicant may be required, at the sole discretion of the City
Attorney, to submit a deposit to the City for these services prior to initiation of
the services. The owner/applicant shall be responsible for reimbursement to the
City for the services regardless of whether a deposit is required.

0G
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Special Study Reimbursement

If the City utilizes the services of consultants to prepare special studies or
provide specialized design review or inspection services for the project, the City
shall provide notice to the owner/applicant of the outside consultant selected,
the scope of work and hourly rates, and the owner/applicant shall reimburse the
City for actual costs incurred and documented in utilizing these services,
including administrative costs for City personnel. A deposit for these services
shall be provided prior to initiating review of the Grading Plan, Parcel Map,
improvement plans, or beginning inspection, whichever is applicable.

CD (P)(E)

10.

Quimby Fees

The Owner/Applicant shall pay parkland dedication in-lieu fees (Quimby) for
0.0912 acres for the Comstock Drive Subdivision project: and in accordance
with the Folsom Municipal Code, Section 16.32.040. In-lieu fee payment shall
be made on a lot by-lot basis prior to the issuance of any building permit. Per
Folsom Municipal Code Section 16.32.040, paragraph H, Determination of Fair
Market Value- The fair market value shall be determined based upon a written
appraisal prepared by an appraiser who is acceptable to both the city and the
subdivider. The appraisal shall be based upon the fair market value of the land
having final subdivision or parcel map status. The cost of the appraisal shall be
borne by the subdivider.

PR




11. School District Fees
The owner/applicant agrees to pay to the Folsom-Cordova Unified School
District the maximum fee authorized by law for the construction and/or CD (P)
reconstruction of school facilities. The applicable fee shall be the fee established
by the School District that is in effect at the time of the issuance of a building
permit. Specifically, the owner/applicant agrees to pay any and all fees and
charges and comply with any and all dedications or other requirements
authorized under Section 17620 of the Education Code; Chapter 4.7
(commencing with Section 65970) of the Government Code; and Sections
65995, 65995.5 and 65995.7 of the Government Code.
MAP REQUIREMENTS
12. Digital Copy of Map CD (E)
The owner/applicant shall provide a digital copy of the recorded Parcel Map (in
AutoCAD format) to the Community Development Department.
13. Provide FCUSD Map CD (P)
The owner/applicant shall provide the Folsom-Cordova Unified School District
with a copy of the recorded Parcel Map.
14. Private Easement Dedication CD (E)
The owner/applicant shall dedicate private easements for utilities, drainage,
water, and sanitary sewer on the Parcel Map prior to issuance of a building
permit.
15. Deferred Improvements CD (P)(E)
Prior to the recording of the Parcel Map, the owner/applicant shall enter into a
deferred improvement agreement with the City, identifying public improvements,
to be constructed, including sidewalks and undergrounding of dry utilities. The
owner/applicant shall provide security acceptable to the City, guaranteeing
construction of the improvements.
16. Lot Line Adjustment/Merger CD (E)

The applicant must complete a Lot Line Adjustment process that includes
mergers as needed on APNs 071-0190-054, 071-0190-062, and 071-0190-076
to facilitate the expected Land Exchange and to ensure that the Parcel Map
does not include any remainder parcels while staying at or below the four-parcel
threshold in accordance with City Code and the Subdivision Map Act. The Lot
Line Adjustment must be approved and recorded prior to recordation of the
Parcel Map.




17.

Easement Abandonment

Any Lot Line Adjustment request that includes APN 071-0190-062 must include
a note on the final exhibit that the existing road and utility easement on the
property is abandoned.

CD (E)

18.

Land Exchange

The land exchange between the City of Folsom and the project applicant, as
approved under Resolution 11449, shall be finalized prior to recordation of the
Parcel Map.

CD (E)

SITE DEVELOPMENT REQUIREMENTS

19.

Public and Private Improvements

Public and private improvements, including roadways, curbs, gutters, sidewalks,
bicycle lanes and trails, streetlights, underground infrastructure and all other
improvements shall be provided in accordance with the current edition of the
City of Folsom Standard Construction Specifications and the Design and
Procedures Manual and Improvement Standards.

CD (P)(E)

20.

Utility Coordination
The owner/applicant shall coordinate the planning, development and completion
of this project with the various utility agencies (i.e., SMUD, PG&E, etc.).

CD (P)(E)

21.

Right of Entry

For any improvements constructed on private property that are not under
ownership or control of the owner/applicant, a right-of-entry, and if necessary, a
permanent easement shall be obtained and provided to the City prior to
issuance of a grading permit and/or approval of improvement plans.

CD (E)

22.

Tree Permit

Prior to commencement of any grading or site improvement-related activities on
the resulting parcels, the owner/applicant shall submit a tree permit application
to the CDD for review and approval. The tree permit application shall include an
arborist report to identify the protected trees that will be impacted by the
development activities as well as a Tree Protection and Mitigation Plan in
accordance with the City’s Tree Care and Maintenance Standards to ensure
construction impacts are minimized on trees planned for preservation.

CD (A)




23.

Tree Preservation

If trees 434, 436, and 440, as identified in the Tree Mitigation & Removal Plan in
Attachment 7, are retained and protected throughout construction activity, the
proposed sidewalk shown on the project plans shall not be required. However, if
these trees are removed or damaged to a point that the City Arborist determines
that they would need to be removed, the sidewalk shall be constructed as
shown in the location shown in the project plans and in accordance with the
current edition of the City of Folsom Standard Construction Specifications and
the Design and Procedures Manual and Improvement Standards.

B, DC

CD (A)

24.

Water and Sewer Services

Each parcel shall have an independent water and sanitary sewer service which
does not encroach into any other parcel and connects directly to the right-of-way
and with a meter box and sewer cleanout within the City’s Public Utility
Easement. Meter boxes and cleanouts shall be placed in landscaped area and
not in the hardscape. Services and laterals for a parcel should not be routed
through another parcel. Prior to the issuance of building permits, any existing
sanitary sewer or water service which encroaches into another parcel shall be
relocated in accordance with the City of Folsom Standard Construction
Specifications and the Design and Procedures Manual and Improvement
Standards. All parcels shall be connected to the sewer main, and all septic
connections shall be removed.

1,G,B

CD (E)

25.

Sac Sewer Fees

Future development of the properties will require payment of Sacramento Area
Sewer District sewer impact fees (connection fees). Sewer impact fees shall be
paid prior to the issuance of building permits.

CD (E)

26.

PG&E Conditions
The applicant shall comply with all conditions provided in the letter from PG&E
provided in Attachment 8.

oG

CD (E)

27.

SMUD Conditions
The applicant shall comply with all conditions provided in the letter from SMUD
provided in Attachment 9.

oG

CD (E)

28.

Garage Demolition
The existing garage located at 814 Comstock Drive shall be demolished prior to
recordation of the parcel map for this subdivision.

CD (P)




RESPONSIBLE DEPARTMENT

WHEN REQUIRED

CD | Community Development Department | | Prior to approval of Improvement Plans
(P) | Planning Division M Prior to approval of Final Map

(E) | Engineering Division B Prior to issuance of first Building Permit
(B) | Building Division O | Prior to approval of Occupancy Permit
(A) | City Arborist/Urban Forester G | Prior to issuance of Grading Permit
PW | Public Works Department DC | During construction

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

PD | Police Department

FD | Fire Department
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Planning Commission
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ATTACHMENT 4
Tentative Parcel Map, dated June 18, 2025
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ATTACHMENT 5
Preliminary Site Plan, dated June 18, 2025
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ATTACHMENT 6
Preliminary Utility Plan, dated June 18, 2025
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Planning Commission
Comstock Subdivision (PC19-00122)
October 15, 2025

ATTACHMENT 7

Tree Mitigation & Removal Plan, dated June 18,
2025
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