FOLSOM

PLANNING COMMISSION MINUTES
November 19, 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 Vice Chair Dan West presiding.

ROLL CALL

Commissioners Present: Justin Hurst, Commissioner
Mathew Herrera, Commissioner
Amanda Ross, Commissioner
William Barcellona, Commissioner
Daniel West, Vice Chair

Commissioners Absent: Dianna Laney, Commissioner

Eileen Reynolds, Chair

PLEDGE OF ALLEGIANCE: The Pledge of Allegiance was recited.

CITIZEN COMMUNICATION: None

MINUTES

The minutes of the October 15, 2025, regular meeting were approved as submitted.

NEW BUSINESS

1. SPEC25-00200 — Amendment to Folsom’s Inclusionary Housing Ordinance and Determination that the
Project is Exempt from CEQA

A request from the City of Folsom Community Development Department to recommend the City Council adopt
Ordinance No. 1359 — An Ordinance of the City of Folsom Amending Certain Sections of Chapter 17.104
(Inclusionary Housing) of the Folsom Municipal Code to Update the Methodology for Calculating In-lieu Fees
Applicable to Residential Development, and to Incorporate Non-Substantive Cleanup Revisions for Clarity and
Consistency, and Determine that the Project is Exempt from CEQA. Staff has determined that the proposed project
is exempt from environmental review pursuant to Sections 15378(b)(4) and 15061(b)(3) of the CEQA Guidelines.
(Project Planner: Stephanie Henry / Applicant: City of Folsom Community Development Department)
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Mr. Vance Jarrard, Building Industry Association (BIA), supported keeping the current fee model, noting it
works well and supports affordable housing. He expressed concern about limited stakeholder involvement
and urged the Commission to reject staff's recommendation and alternatives, suggesting Option 4 as a
possible path if staff needs support.

Mr. Martin Nivinski from Toll Brothers, a developer and landowner South of Highway 50, noted they are
satisfied with the current model but could support a square-footage approach if it reduces staff workload.
He strongly opposed Alternative 2 due to financial impacts on the development community and supported
either the existing method or the recommended model collected at building permit.

COMMISSIONER ROSS MOVED TO RECOMMEND THAT CITY COUNCIL ADOPT ORDINANCE NO. 1359 — AN
ORDINANCE OF THE CITY OF FOLSOM AMENDING CERTAIN SECTIONS OF CHAPTER 17.104
(INCLUSIONARY HOUSING) OF THE FOLSOM MUNICIPAL CODE TO UPDATE THE METHODOLOGY FOR
CALCULATING IN-LIEU FEES APPLICABLE TO RESIDENTIAL DEVELOPMENT, AND TO INCORPORATE
NON-SUBSTANTIVE CLEANUP REVISIONS FOR CLARITY AND CONSISTENCY, AND DETERMINE THAT THE
PROJECT IS EXEMPT FROM CEQA. THIS RECOMMENDED APPROVAL IS BASED ON THE PROPOSED
FINDINGS BELOW (FINDINGS A - D).

COMMISSIONER HURST SECONDED THE MOTION.

AYES:
NOES:

HURST, HERRERA, ROSS, BARCELLONA, WEST
NONE

RECUSED: NONE
ABSENT: LANEY, REYNOLDS

MOTION PASSED

PRINCIPAL PLANNER’S REPORT

Planning Manager, Desmond Parrington, shared the following with the Commission:

In the last month, staff approved 11 design reviews, including:
o 6 new custom homes
o 1 residential addition
o 4 non-residential minor modifications to the exterior

The City celebrated the grand opening of its first Habitat for Humanity development — 10 new homes
presented to their homeowners on Saturday. The project, envisioned and championed by Housing
Manager, Stephanie Henry, includes five 4-bedroom homes along Persifer and five ADU-style units along
the rear alley, made possible through an innovative condominium map approach.

The following items were approved by City Council:

o Objective Development and Design Standards (ODDS) — continued for additional discussion on
ministerial vs. discretionary review and ultimately approved. Establishes a ministerial process for
qualifying projects under state law, with a minor change from the Planning Commission
recommendation. Effective January 1, 2026.

o Ordinance amending Historic District Commission requirements to make minor permit reviews
ministerial

o Various amendments and clean-up items to the Community Development user fee schedules

The next meeting is scheduled for December 17t with two items on the agenda:
o Kaiser Permanent Expansion
o Lakeside Church Planned Development Permit Modification and Expansion
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ADJOURNMENT

There being no further business to come before the Folsom Planning Commission, Vice Chair Dan West adjourned
the meeting at 7:46 p.m.

RESPECTFULLY SUBMITTED,

Stephanie Hannum, ADMINISTRATIVE ASSISTANT

APPROVED:

Eileen Reynolds, CHAIR
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FOLSOM

PLANNING COMMISSION AGENDA
January 21, 2026
CITY COUNCIL CHAMBERS
6:30 p.m.
50 Natoma Street
Folsom, California 95630

CALL TO ORDER PLANNING COMMISSION: Mathew Herrera, Daniel West, Amanda Ross, Dianna Laney, Bill
Barcellona, Justin Hurst, 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 November 19, 2025, regular meeting will be presented for approval.

ELECTION OF CHAIR AND VICE CHAIR

PLANNING COMMISSION RECOMMENDATION OF TWO MEMBERS TO SERVE ON THE HISTORIC DISTRICT
COMMISSION

NEW BUSINESS

1. DRCL25-00144: Folsom Heights Villages 1- 6 Design Review and Determination that No Further CEQA Review
Is Required Under CEQA Guidelines Sections 15162(a), 15163(a) and 15164(a)

A Public Meeting to request approval of an application for Design Review for 295 proposed single-family residential units
within Villages 1 through 6 of the Folsom Heights subdivision, located on the east side of Empire Ranch Road, south of
Highway 50, in the Folsom Plan Area Specific Plan (FPASP). The project site has General Plan and FPASP Land Use
Designations of SF (Single-Family) and SFHD (Single-Family High-Density). The Folsom Heights Project previously



underwent CEQA review and no further environmental review is required as a result of this application. Final approval is
by the Planning Commission. (Applicant: Elliott Homes, Inc. / Project Planner: Josh Kinkade, Senior Planner)

2. DRCL24-00106: Chabad Jewish Community Center and Determination that the Project is Exempt from Further
Environmental Review Under CEQA Guidelines Section 15183

A Public Meeting to request approval of an application for Design Review for a 23,483-square-foot Jewish community
center, located at 795 Hana Way. The project site has a General Plan Land Use Designation of PO (Professional Office)
and is located within the East Bidwell Corridor (EBC) Overlay. The project site is located within the Business
Professional-Planned Development (BP-PD) zoning district. Projects consistent with the General Plan or existing zoning
do not require further environmental review under the circumstances described in CEQA Guidelines section 15183 and
this project satisfies the applicable criteria. Final approval is by the Planning Commission. (Applicant: Jim Eilering /
Project Planner: Josh Kinkade, Senior Planner)

PRINCIPAL PLANNER’S REPORT

The next Planning Commission meeting is scheduled for February 18, 2026. 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.




AGENDA ITEM NO. 1
Type: Public Hearing
Date: January 21, 2026

FOLSOM
Planning Commission Staff Report
50 Natoma Street, Council Chambers
Folsom, CA 95630
Project: Folsom Heights Villages 1-6
File #: DRCL25-00144
Requests: Design Review
Location/APN: East side of Empire Ranch Road, south of Highway 50, in the
Folsom Plan Area (APNs 072-3460-008, -009, -017, -018, -019,
and -022)
Staff Contact: Josh Kinkade, Senior Planner, 916-461-6209

jkinkade@folsom.ca.us

Property Owner/Applicant
Elliott Homes, Inc.

340 Palladio Parkway, Suite 521
Folsom, CA 95630

Recommendation: Conduct a public meeting and upon conclusion confirm staff’'s
determination that no further CEQA review is required for the Folsom Heights Villages 1-
6 design review project and approve an application for Design Review for said project
based on the findings (Findings A-l) and subject to the conditions of approval (Conditions
1-17) attached to this report.

Project Summary: The proposed project is a request for approval of a Design Review
application for 295 single-family residential units within Villages 1 through 6 of the Folsom
Heights subdivision, located on the east side of Empire Ranch Road, south of Highway
50, in the Folsom Plan Area Specific Plan (FPASP). The project site has General Plan and
FPASP Land Use Designations of SF (Single-Family) and SFHD (Single-Family High-
Density). Final approval is by the Planning Commission unless appealed to the City
Council.

Attachments:

1. Project Description/Analysis
2. Background
3. Conditions of Approval
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AGENDA ITEM NO. 1
Type: Public Hearing
Date: January 21, 2026

4. Vicinity Map

5. Folsom Heights Villages 1-6 Lot Sizes and Land Use, dated December 2025
6. Folsom Heights Villages 1-6 Design Review Package, dated August 13, 2025
7. Preliminary Landscape and Irrigation Plans, dated November 26, 2025

8. Folsom Heights Design Guidelines, dated June 2017

Submitted,

PAM JOHNS
Community Development Director
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Planning Commission
Folsom Heights Villages 1-6 (DRCL25-00144)
January 21, 2026

ATTACHMENT 1
PROJECT DESCRIPTION/ANALYSIS

PROJECT SETTING

The project site is in the northeast corner of the Folsom Plan Area Specific Plan (Specific
Plan or FPASP) and encompasses six parcels totaling 77.4 acres. 34.9 acres are
designated Single-Family (SP-SF) and 42.5 acres are designated Single-Family High
Density (SP-SFHD) in the FPASP. The project site is surrounded by the undeveloped
Veranda at Folsom Heights and Folsom Heights Villages 8-9 projects to the west, the
Russell Ranch project to the south, commercial and undeveloped open space-designated
properties within Folsom Heights to the north, and El Dorado County to the east.

FIGURE 1: PROJECT LOCATION EXHIBIT
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PROJECT DESCRIPTION

On July 11, 2017, the City Council approved a Large-Lot Vesting Tentative Subdivision
Map, Small-Lot Vesting Tentative Subdivision Map, Project Design Guidelines, and an
Inclusionary Housing Plan for the development of a 530-unit residential and commercial
development (Folsom Heights Subdivision) on a 189.7-acre site located in the northeast
corner of the Folsom Plan Area. The Tentative Subdivision Maps received two extension
approvals, with the Large-Lot Vesting Map being recorded in 2021 and the Small-Lot Final
Map in the process of being finalized as of the time of this report. As part of its conditions
of approval, the Folsom Heights Subdivision project was required to return for
architectural design review at a later date, subject to the design guidelines that were
approved as part of the original entitlement.

The applicant, Elliott Homes, Inc., is requesting approval of Design Review for
architecture and design for 295 single-family residential units within Villages 1 through 6
of the Folsom Heights subdivision. The subject parcels are located on the east side of
Empire Ranch Road, south of Highway 50, in the FPASP. A breakdown on the acreage,
number of units, lot dimensions, and Specific Plan designations of these villages is
provided in Table 1 below.

TABLE 1: FOLSOM HEIGHTS VILLAGES 1-6 INFORMATION

Villages 1-3 Villages 4-6
Acreage 42.5 acres 34.9 acres
Number of Units 134 units 161 units
Lot Dimensions 65'x105’ 55'x105’
Specific Plan Designation SF SFHD

The proposed residences have been designed to meet the development standards of the
SF and SFHD zones, including setback, lot coverage, building height, and covered
parking standards. Images of the proposed residences placed on each lot type are
provided in Figures 2 and 3 on the following page.

The 55-foot lots consist of four plans ranging in size from a single-story 1,817-square-foot
3-bedroom, 2-bath house to a two-story, 2,892-square-foot, 4-bedroom, 3.5-bath house.
All houses on 55-foot lots contain two-car garages. The 65-foot lots consist of four plans
ranging in size from a single-story 2,264-square-foot 3-bedroom, 2.5-bath house to a two-
story, 3,557-square-foot, 5-bedroom, 3.5-bath house. All houses on 65-foot lots contain
three-car garages. The largest 65-foot plan contains a multi-generational suite.
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FIGURE 2: TYPICAL 55’ LOT LAYOUTS
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Planning Commission
Folsom Heights Villages 1-6 (DRCL25-00144)
January 21, 2026

Design Review

The project is subject to the Folsom Heights Design Guidelines, dated June 2017 and
adopted by the City Council on July 11, 2017. The Design Guidelines were adopted to
establish a design framework within which developers, builders, and architects/ designers
could conceive and produce high-quality design and construction within the development.
The framework includes master home plan requirements that outline minimum numbers
of floor plans and elevation designs, massing and roof form variations, garage placement,
and maximum repetition of architectural styles. Key to the Design Guidelines is its
Architectural Collections, which are groups of architectural styles that include example
imagery and defining characteristics. The Architectural Collections include The Artisan
Collection, The Agrarian Collection, The Coastal Collection, The California Collection,
The Picturesque Collection, and The Nouveau Collection.

Architecture

The project includes the construction of 295 single family residential units, with eight
master plans with four different architectural styles. These are “Spanish Eclectic”,
“Prairie”, “Craftsman”, and “Santa Barbara”. Sixteen color schemes are proposed (four
for each architectural style). lllustrations of the architectural styles applied to the proposed
residential designs are shown in Figure 4 below and Figure 5 on the following page. The
full set of floor plans, elevations, and color & materials board is provided in Attachment 6.

FIGURE 4: 55’ LOT PLAN ELEVATIONS
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FIGURE 5: 65’ LOT PLAN ELEVATIONS
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Landscaping
The proposed project will install landscaping in the front and street-side yards of each

residence. As shown on the typical front yard landscape plan (Attachment 7), proposed
landscaping will feature California-native and low water-use trees, shrubs, and
groundcover selections intended to comply with the requirements of the Model Water
Efficiency Landscape Ordinance (MWELOQO). Each lot will include a front-yard tree and
smaller accent tree, with corner lots containing two additional trees along the side. All
non-paved areas along the front and street-side yards will be landscaped with
complementary shrubs and groundcover.

ANALYSIS

General Plan and Zoning Consistency

The 77.4-acre project site has General Plan designations of Single-Family (SF) and
Single-Family High Density (SFHD), with Specific Plan Designations of Single-Family
(SP-SF) and Single-Family High Density (SP-SFHD). The existing General Plan and the
Specific Plan land use designations are consistent with each other and are not proposed
to change as part of this project. The Specific Plan SF land use designation is intended
to allow for detached, single-family residences, while the SFHD designation allows for
detached single-family dwellings and attached two-family dwellings (duplexes). The
applicant proposes a single-family detached product, which is consistent with the site’s
land use designation on both the SF and SFHD portions of the project site.
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Design Review

FPASP Chapter 13 — Implementation requires that all projects include project-level design
review as outlined in FMC Chapter 17.06. The purpose of the Design Review process is
to review the project site design and evaluate the architectural design of the residential
buildings.

The Folsom Heights Villages 1-6 project is subject to the Folsom Heights Design
Guidelines, dated June 2017 and adopted by the City Council on July 11, 2017. The
Design Guidelines establish a design framework within which developers, builders, and
architects/designers can produce high-quality design within the Folsom Heights
development. Relevant to the Folsom Heights Villages 1-6 project are the architectural
design requirements, and particularly the Architectural Collections, which are groups of
architectural styles that include example imagery and defining characteristics.

As outlined in the Project Description section of this report, the applicant submitted
landscape plans, residential master plan elevations, floor plans, material sheets for
Design Review.

The applicable Design Guidelines requirements and the project’s compliance are outlined
below.

TABLE 2: DESIGN GUIDELINES COMPLIANCE

Design Guidelines Requirement Proposed Project
Master Home Plan Four or more Floor Plans Six Floor Plans
Requirements Three or more Elevations Four Elevations
Visually Distinct Roof One out of Every Three Condition No. 12(c) will ensure
Form Homes compliance with this
requirement
Porch Depth Minimum Six Feet Minimum Six Feet
Garage Depth Set back at least 5 feet from Set back at least 5 feet from
living space/porch or living space/porch

recessed into thickened
walls by at least 18 inches

Garage Size More than two-car garages | All three-car garages are either
only allowed in split or split or tandem
tandem configuration

Floor Plan/Elevation Same floor plans with same | Condition No. 12(c) will ensure

Repetition elevations shall be no less compliance with this

than three lots away requirement

The applicant’s proposed architectural styles (Spanish Eclectic, Prairie, Craftsman, and
Santa Barbara) are consistent with two of the Architectural Collections: the Artisan
Collection and the California Collection:
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e The Spanish Eclectic and Santa Barbara styles are consistent with the intent of
The California Collection, featuring one- to two-story rectangular forms, varied roof
forms featuring principally side-gabled roofs, low-pitched gabled roofs, flat tile roofs
with “s” or barrel ridge roofing, stucco as the dominant exterior finish with brick or
masonry at the first floor, a variety of shutter styles, roof vents, and arched windows
and entryways, all consistent with the California Collection architectural style.

e The Prairie and Craftsman styles are designed to reflect The Artisan Collection,
with one- to two-story massing, front- or side-gabled roofs, asymmetrical form,
deep front entry porches, stylized column and beam detailing, low-pitched roofs,
flat concrete tile roofing with shingles or composition shingles, exterior wall
materials with combinations of horizontal siding, and stucco, windows in groups of
two and three, and wood brackets or knee braces, all consistent with the Artisan
Collection architectural style.

Staff reviewed the materials provided and can confirm that the proposed site and
architectural designs comply with the Design Guidelines and therefore recommend
approval of the requested Design Review.

ENVIRONMENTAL REVIEW

An Addendum to the Folsom Plan Area Environmental Impact Report was previously
approved for the Folsom Heights Subdivision project (PN 15-303) on July 25, 2017, in
accordance with the California Environmental Quality Act (CEQA). The proposed Design
Review does not contain substantial changes to the approved project for purposes of
CEQA and therefore does not require further CEQA review under CEQA Guidelines
Sections 15162(a), 15163(a) and 15164(a).

In addition, none of the conditions described in Section 21166 of the Public Resources
Code or Section 15162 of the CEQA Guidelines calling for the preparation of a
subsequent EIR have occurred. Therefore, no additional environmental review is required
under CEQA.

STAFF RECOMMENDATION/PLANNING COMMISSION ACTION

Move to confirm staff's determination that no further CEQA review is required for the
Folsom Heights Villages 1-6 design review project, and approve the application for Design
Review for said project (DRCL25-00144), based on the findings (Findings A-l) and subject
to the conditions of approval (Conditions 1-17) attached to the staff report.



Planning Commission
Folsom Heights Villages 1-6 (DRCL25-00144)
January 21, 2026

GENERAL FINDINGS

A.

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

THE PROJECT IS CONSISTENT WITH THE GENERAL PLAN AND THE
FOLSOM PLAN AREA SPECIFIC PLAN.

CEQA FINDINGS

C.

THE CITY, AS LEAD AGENCY, PREVIOUSLY CERTIFIED AN
ENVIRONMENTAL IMPACT REPORT/ENVIRONMENTAL IMPACT
STATEMENT FOR THE FOLSOM PLAN AREA SPECIFIC PLAN.

THE CITY, AS LEAD AGENCY, PREVIOUSLY APPROVED AN ADDENDUM TO
THE ENVIRONMENTAL IMPACT REPORT / ENVIRONMENTAL IMPACT
STATEMENT FOR THE FOLSOM PLAN AREA SPECIFIC PLAN FOR THE
FOLSOM HEIGHTS SUBDIVISION PROJECT.

THE PROPOSED PROJECT IS CONSISTENT WITH THE FOLSOM PLAN AREA
SPECIFIC PLAN.

THE FEASIBLE MITIGATION MEASURES SPECIFIED IN THE FOLSOM PLAN
AREA SPECIFIC PLAN ENVIRONMENTAL IMPACT REPORT AND FOLSOM
HEIGHTS SUBDIVISION ADDENDUM WILL BE IMPLEMENTED FOR THE
PROPOSED DESIGN REVIEW PROJECT.

NONE OF THE EVENTS SPECIFIED IN SECTION 21166 OF THE PUBLIC
RESOURCES CODE OR SECTION 15162 OF THE CEQA GUIDELINES
REQUIRING SUBSEQUENT ENVIRONMENTAL REVIEW HAVE OCCURRED.

DESIGN REVIEW FINDINGS

THE PROJECT IS IN COMPLIANCE WITH THE GENERAL PLAN, THE
FOLSOM PLAN AREA SPECIFIC PLAN, AND APPLICABLE ZONING
ORDINANCES.

THE PROJECT IS IN CONFORMANCE WITH THE FOLSOM HEIGHTS
DESIGN GUIDELINES, ADOPTED JULY 2017.

THE BUILDING MATERIALS, TEXTURES, AND COLORS OF THE PROJECT
WILL BE COMPATIBLE WITH SURROUNDING DEVELOPMENT AND
CONSISTENT WITH THE GENERAL DESIGN THEME OF THE
NEIGHBORHOOD.
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ATTACHMENT 2
BACKGROUND

BACKGROUND

The Folsom Plan Area Specific Plan (FPASP), approved in 2011, is a development plan
for over 3,500 acres of previously undeveloped land located south of Highway 50, north
of White Rock Road, east of Prairie City Road, and adjacent to the Sacramento County/El
Dorado County line in the southeastern portion of the City.

The FPASP includes a mix of residential, commercial, employment and public uses,
complemented by recreational amenities including a significant system of parks and open
space, all within proximity to one another and interconnected by a network of “complete
streets”, trails and bikeways. The Specific Plan is consistent with the SACOG Blueprint
Principles and the requirements of SB 375 (Sustainable Communities and Climate
Protection Act).

On June 28, 2016, the City Council approved a General Plan Amendment and Specific
Plan Amendment for a 189.7-acre site located in the northeast corner of the Folsom Plan
Area, known as the Folsom Heights project. The approved General Plan Amendment and
Specific Plan Amendment resulted in an increase in the amount of land designated for
single-family development, a decrease in the amount of land designated for multi-family
development, a reduction in the amount of land designated for commercial development,
and an increase in the amount of open space within the project area.

On July 11, 2017, the City Council subsequently approved a Large-Lot Vesting Tentative
Subdivision Map, Small-Lot Vesting Tentative Subdivision Map, Project Design
Guidelines, and an Inclusionary Housing Plan for the development of a 530-unit
residential and commercial development (Folsom Heights Subdivision) on a 189.7-acre
site located in the northeast corner of the Folsom Plan Area. The City Council also
approved an Amendment to the First Amended and Restated Tier 1 Development
Agreement between the City of Folsom and Folsom Heights, LLC, on July 25, 2017. The
Tentative Subdivision Maps received two extension approvals, with the Large-Lot Vesting
Map being recorded in 2021 and the Small-Lot Final Map in the process of being finalized
as of the time of this report.
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Attachment 3

Conditions of Approval
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CONDITIONS OF APPROVAL FOR THE FOLSOM HEIGHTS VILLAGES 1-6
RESIDENTIAL DESIGN REVIEW PROJECT (DRCL25-00144)

Mitigation
Measure

Condition/Mitigation Measure

When
Required

Responsible
Department

Final Development Plans

The applicant shall submit final site development plans to the Community Development
Department that shall substantially conform to the exhibits referenced below and provided in
Attachments 6-7:

o Folsom Heights Villages 1-6 Design Review Package dated August 13, 2025
e Landscape and Irrigation Plans dated November 26, 2025

This project approval is for the Folsom Heights Villages 1-6 Residential Design Review, which
includes design review approval for 295 traditional single-family residential units located within
Villages 1-6 of the previously approved Folsom Heights Subdivision project (DRCL25-00144).
Implementation of the project shall be consistent with the above-referenced items as modified by
these conditions of approval. The species of the trees and plants will be subject to the review
and approval of the City Arborist upon submittal of the final landscape plans.

CD (P)E)A)

Building Plan Submittal

Building 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.

CD (P)E)B)

Validity

The project approvals granted under this staff report (Residential Design Review) shall remain in
effect for two years from final date of approval (expires January 21, 2028). Failure to obtain the
relevant building (or other) permits within this time period, without the subsequent extension of
this approval, shall result in the termination of this approval.

CD (P)
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CONDITIONS OF APPROVAL FOR THE FOLSOM HEIGHTS VILLAGES 1-6
RESIDENTIAL DESIGN REVIEW PROJECT (DRCL25-00144)

Mitigation
Measure

Condition/Mitigation Measure

When
Required

Responsible
Department

Indemnity for City

The owner/applicant shall 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. 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.

oG

CD (P)(E)(B)
PW, PR, FD,
PD, NS

Compliance with Development Agreement

The owner/applicant shall comply with all provisions of the Folsom Heights First Amended and
Restated Tier 1 Development Agreement and Amendment No. 1 thereto (collectively
“Development Agreement”) and any approved amendments thereafter by and between the City
and the owner/applicant of the project.

CD (E)

DEVELOPMENT COSTS AND FEE REQUIREMENTS

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)

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)

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 applicant shall reimburse the City for all outside legal fees and costs
incurred by the City for such services. The 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 applicant shall be responsible for reimbursement to the City for the services
regardless of whether a deposit is required.

CD (P)(E)
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CONDITIONS OF APPROVAL FOR THE FOLSOM HEIGHTS VILLAGES 1-6
RESIDENTIAL DESIGN REVIEW PROJECT (DRCL25-00144)

Mitigation
Measure

Condition/Mitigation Measure

When
Required

Responsible
Department

If the City utilizes the services of consultants to prepare special studies or provide specialized
design review or inspection services for the project, the applicant shall reimburse the City for
actual costs it incurs in utilizing these services, including administrative costs for City personnel.
A deposit for these services shall be provided prior to initiating review of the Final Map,
improvement plans, or beginning inspection, whichever is applicable.

CD (P)(E)

10.

This project shall be subject to all City-wide development impact fees, unless exempt by
previous agreement. This project shall be subject to all City-wide development impact fees in
effect at such time that a building permit is issued. These fees may include, but are not limited
to, fees for fire protection, park facilities, park equipment, Humbug-Willow Creek Parkway, Light
Rail, TSM, capital facilities and traffic impacts. The 90-day protest period for all fees,
dedications, reservations or other exactions imposed on this project will begin on the date of
final approval (January 21, 2026). The fees shall be calculated at the fee rate in effect at the
time of building permit issuance.

CD (P)(E),
PW, PK

11.

The owner/applicant agrees to pay to the Folsom-Cordova Unified School District the maximum
fee authorized by law for the construction and/or 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.

CD (P)
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ARCHITECTURE/SITE DESIGN REQUIREMENTS

12.

a)

b)

)

The project shall comply with the following architecture and design requirements:

This approval is for eight, one- and two-story master plans (six building elevations with
sixteen color and material options) for Villages 1-6 of the Folsom Heights Subdivision. The
applicant shall submit building plans that comply with this approval and the attached
building elevations dated August 13, 2025.

The design, materials, and colors of the proposed Folsom Heights Villages 1-6 single-
family residential homes shall be consistent with the attached building elevations, materials
samples, and color scheme to the satisfaction of the Community Development
Department.

The Community Development Department shall approve the individual lot permits to
assure no duplication or repetition of the same floor plans with the same elevation are no
less than three lots away, and that at least one out of every three homes has a visually
distinct roof form, consistent with the Folsom Heights Design Guidelines.

Driveways shall only be placed in the locations shown in plot plans approved by
Community Development Department. No additional driveways shall be built on these lots.

All mechanical equipment shall be ground-mounted and concealed from view of public
streets, neighboring properties and nearby higher buildings. For lots abutting the open
space areas, mechanical equipment shall be located out of view from open space areas.

Decorative light fixtures, consistent with the Folsom Heights Design Guidelines and unique
to each architectural design theme, shall be added to the front and rear building elevation
of each Master Plan to the satisfaction of the Community Development Department.

A minimum of one tree shall be planted in the front yard of each residential lot within the
subdivision. A minimum of two trees are required along the street-side of all corner lots.
All front yard irrigation and landscaping shall be installed prior to a Building Permit Final.

CD (P) (B)
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13. Final exterior building and site lighting plans shall be submitted for review and approval by
Community Development Department for aesthetics, level of illumination, glare and trespass prior
to the issuance of any building permits. The exterior building and site lighting will be required to
achieve energy efficient standards by installing high-intensity discharge (mercury vapor, high- B CD (P)
pressure sodium, or similar) lamps. Lighting shall be equipped with a timer or photo condenser.
Lighting shall be designed to be directed downward onto the project site and away from adjacent
properties and public rights-of-way.

FIRE DEPARTMENT REQUIREMENT

14. The building shall have illuminated addresses visible from the street or drive fronting the property.
Size and location of address identification shall be reviewed and approved by the Fire Marshal. B FD

POLICE/SECURITY REQUIREMENT

15. The owner/applicant shall consult with the Police Department in order to incorporate all

reasonable crime prevention measures. The following security/safety measures shall be required:

e A security guard shall be on-duty at all times at the site or another approved security measure
shall be in place including but not limited to a six-foot security fence shall be constructed
around the perimeter of construction areas. (This requirement shall be included on the B PD
approved construction drawings).

o Security measures for the safety of all construction equipment and unit appliances shall be
employed.

e Landscaping shall not cover exterior doors or windows, block line-of-sight at intersections or
screen overhead lighting.

LANDSCAPING/WALLS/FENCES

16. The final location, design, height, materials, and colors of the walls and fences shall be consistent
with the submitted exhibits subject to review and approval by the Community Development
Department to ensure consistency with the Folsom Ranch Central District Design Guidelines. The B CD(P)
location of the fencing shall remain in perpetuity as shown and installed originally by the Applicant
(i.e., fence may not be moved into the PUE on side/corner lots).
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Final landscape plans and specifications shall be prepared by a registered landscape
architect and approved by the City prior to the approval of the first building permit or
Small-Lot Final Map, whichever occurs first. Said plans shall include all on-site landscape
specifications and details including a tree planting exhibit demonstrating sufficient diversity
and appropriate species selection in accordance with the Folsom Master Tree List for
Small Lot Development to the satisfaction of the Community Development Department.
The tree exhibit shall include all street trees, accent trees, parking lot shade trees, and
mitigation trees proposed within the development. Said plans shall comply with all State B, M CD(P), (A),
and local rules, regulations, Governor’s declarations and restrictions pertaining to water PW
conservation and outdoor landscaping.

Landscaping shall meet shade requirements as outlined in the Folsom Plan Area Specific Plan
where applicable. The landscape plans shall comply and implement water efficient requirements
as adopted by the State of California (Assembly Bill 1881) (State Model Water Efficient Landscape
Ordinance) until such time the City of Folsom adopts its own Water Efficient Landscape Ordinance
at which time the owner/applicant shall comply with any new ordinance.
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For all projects subject to the Model Water Efficient Landscape Ordinance (MWELO), the
developer/owner shall submit parcel-by-parcel landscape water budgets to the City once
the subdivision construction is complete. Landscape water budgets shall be prepared in
accordance with MWELO requirements and include, but not be limited to, the following:

a. Landscape Design Plan (must include landscape area in square feet for
each parcel)

Landscape Irrigation Plan

Maximum Applied Water Allowance

Estimated Total Water Use

®ooo

In addition to parcel-by-parcel water budgets, the developer/owner shall also submit to the
City a digital shape file, provided on a flash drive, that includes each parcel’s landscape
budget boundaries and associated landscape area data.

To ensure compliance with State nonfunctional turf regulations, all landscape plans and
projects shall be designed, installed, and maintained in full accordance with Assembly Bill
1572, as codified in California Water Code Section 10608.14. This includes all
requirements related to nonfunctional turf, water-efficient landscape design, and irrigation.

RESPONSIBLE DEPARTMENT WHEN REQUIRED

CD | Community Development Department Prior to approval of Improvement Plans

I
(P) | Planning Division M Prior to approval of Final Map
(E) | Engineering Division B Prior to issuance of first Building Permit
(B) | Building Division 0 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

U Utilities Department
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Attachment 4

Vicinity Map
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Attachment 5

Folsom Heights Villages 1-6 Lot Sizes and Land
Use, dated December 2025



4 FOLSOM HEIGHTS

LOT SIZES AND LAND USE

CITY OF FOLSOM, CALIFORNIA
DECEMBER 2025

A
L]

0 100' 200 400

SCALE IN FEET

RUSSELL RANCH
PHASE 1

VILLAGE 2

——VILLAGE 5

VILLAGE 8

VILLAGE 6

VILLAGE 4 ] VILLAGE 1

RUSSELL RANCH
VILLAGES 1,2 & 4

VILLAGE 1 - 65'X105' SF
VILLAGE 2 - 65'X105' SF
VILLAGE 3 - 65'X105' SF
VILLAGE 4 - 55'X105' SFHD
VILLAGE 5 - 55'X105' SFHD
VILLAGE 6 - 55'X105' SFHD
VILLAGE 7 - 45'X105' SFHD
VILLAGE 8 - 45'X105' SFHD

VILLAGE 3

Q05 Sutter Street Suite 200 Folsom CA 95630
(Q16) 366-3040 Fax (Q16) 366-3303

R _E Y. ENGINEERS, Inc

Civl Engineers | Land Surveyors | LDAR

FOLSOM PLAN AREA SPECIFIC PLAN
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Attachment 6

Folsom Heights Villages 1-6 Design Review
Package, dated August 13, 2025



SD_AO0_COVER_24x36L

/Users/michelelaplante/Library/CloudStorage/Egnyte-jdaarch/Shared/02 PROJECTS/ELLIOTT HOMES/22030 FOLSOM HEIGHTS 55/01 DESIGN/02 WORKING FILES/02 LAYOUT/01 SD/22030

FOLSOM REIGRTS

SHEET IN

A1l.1
A1.2
A1.3
Al.4

A21
A2.2
A2.3
A2.4

A3.1
A3.2
A3.3
A3.4

A4.1
A4.2
A4.3
Ad4.4

A5.1
A5.2
A5.3
A5.4
A5.5

A6.1
A6.2
A6.3
A6.4
A6.5
A6.6
AB.7
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A Tradition of Quality since 1914
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55 LOT | PLAN 1 | SCHEMATIC FLOOR PLAN

55 LOT | PLAN 1 | SCHEMATIC ELEVATIONS - “SPANISH ECLECTIC”
55’LOT | PLAN 1 | SCHEMATIC ELEVATIONS - “PRAIRIE”

55’LOT | PLAN 1 | SCHEMATIC ELEVATIONS - “CRAFTSMAN”

55’ LOT | PLAN 2 | SCHEMATIC FLOOR PLAN

55 LOT | PLAN 2 | SCHEMATIC ELEVATIONS - “SPANISH ECLECTIC”
55 LOT | PLAN 2 | SCHEMATIC ELEVATIONS - “PRAIRIE”

55’ LOT | PLAN 2 | SCHEMATIC ELEVATIONS - “CRAFTSMAN”

55’ LOT | PLAN 3 | SCHEMATIC FLOOR PLAN
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65’ LOT | PLAN 1 | SCHEMATIC ELEVATIONS - “CRAFTSMAN”
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A7.1
A7.2
A7.3
A7.4
A7.5
A7.6
A7.7
A7.8

A8.1
A8.2
A8.3
A8.4
A8.5
A8.6
A8.7
A8.8

A9.1
A9.2
A9.3
A9.4
A9.5
A9.6
A9.7
A9.8

A10.1
A10.2
A10.3
A10.4

39 + 60 LOTS

65 LOT | PLAN 2 | SCHEMATIC FIRST FLOOR PLAN

65 LOT | PLAN 2 | SCHEMATIC SECOND FLOOR PLAN

65’ LOT | PLAN 2 | SCHEMATIC ELEVATIONS - “SANTA BARBARA”
65’ LOT | PLAN 2 | SCHEMATIC ELEVATIONS - “SANTA BARBARA”
65’ LOT | PLAN 2 | SCHEMATIC ELEVATIONS - “PRAIRIE”

65 LOT | PLAN 2 | SCHEMATIC ELEVATIONS - “PRAIRIE”

65 LOT | PLAN 2 | SCHEMATIC ELEVATIONS - “CRAFTSMAN”

65 LOT | PLAN 2 | SCHEMATIC ELEVATIONS - “CRAFTSMAN”

65’ LOT | PLAN 3 | SCHEMATIC FIRST FLOOR PLAN

65’ LOT | PLAN 3 | SCHEMATIC SECOND FLOOR PLAN

65 LOT | PLAN 3 | SCHEMATIC ELEVATIONS - “SANTA BARBARA”
65 LOT | PLAN 3 | SCHEMATIC ELEVATIONS - “SANTA BARBARA”
65 LOT | PLAN 3 | SCHEMATIC ELEVATIONS - “PRAIRIE”

65’ LOT | PLAN 3 | SCHEMATIC ELEVATIONS - “PRAIRIE”

65’ LOT | PLAN 3 | SCHEMATIC ELEVATIONS - “CRAFTSMAN”

65’ LOT | PLAN 3 | SCHEMATIC ELEVATIONS - “CRAFTSMAN”

65 LOT | PLAN 4 | SCHEMATIC FIRST FLOOR PLAN

65 LOT | PLAN 4 | SCHEMATIC SECOND FLOOR PLAN

65’ LOT | PLAN 4 | SCHEMATIC ELEVATIONS - “SANTA BARBARA”
65’ LOT | PLAN 4 | SCHEMATIC ELEVATIONS - “SANTA BARBARA”
65’ LOT | PLAN 4 | SCHEMATIC ELEVATIONS - “PRAIRIE”

65 LOT | PLAN 4 | SCHEMATIC ELEVATIONS - “PRAIRIE”

65 LOT | PLAN 4 | SCHEMATIC ELEVATIONS - “CRAFTSMAN”

65 LOT | PLAN 4 | SCHEMATIC ELEVATIONS - “CRAFTSMAN”

COLOR + MATERIALS | SCHEMES 1-4 - “SPANISH ECLECTIC”
COLOR + MATERIALS | SCHEMES 5-8 - “SANTA BARBARA”
COLOR + MATERIALS | SCHEMES 9-12 - “PRAIRIE”

COLOR + MATERIALS | SCHEMES 13-16 - “CRAFTSMAN”
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65" LOT | SCHEMATIC STREET SCENE
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SHEET NOTES

MATERIALS

TILE ROOF
WESTLAKE | BARCELONA 900

STUCCO
DECORATIVE SHUTTER

DECORATIVE CANALES

OJOI0R0.

18’-10” a.f.f.
P OFRDGE RN A AR

S ATICO FRONT ELEVATION | SCHEME # 1

ELEVATION ENHANCEMENTS AT HIGH VISIBILITY LOTS;
1- PAINTED WINDOW TRIM 2 - SHUTTERS

18’-10” a.f.f.
OB OE RIDGE g
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REAR ELEVATIO

ELEVATION ENHANCEMENTS AT HIGH VISIBILITY LOTS;
1- PAINTED WINDOW TRIM 2 - SHUTTERS

55" LOT | PLAN 1 | SCHEMATIC ELEVATIONS | SPANISH ECLECTIC

Eliott Homes F 0L SOM HEIGHTS | 55L0TS ™ JDN Az 2
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SHEET NOTES

MATERIALS

TILE ROOF
WESTLAKE | SAXONY 900 SLATE

STUCCO

HORIZONTAL LAP SIDING
6” EXPOSURE

STONE VENEER
ELDORADO STONE | LEDGE CUT
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RIGHT ELEVATION FRONT ELEVATION | SCHEME # 9

ELEVATION ENHANCEMENTS AT HIGH VISIBILITY LOTS
1 - PAINTED WINDOW TRIM 2 - STYLE SPECIFIC WINDOW GRIDS

15’-9” a.f.f.
OB OF RIDGE

LEFT ELEVATION REAR ELEVATION

ELEVATION ENHANCEMENTS AT HIGH VISIBILITY LOTS
1- PAINTED WINDOW TRIM 2 - STYLE SPECIFIC WINDOW GRIDS

) 55' LOT | PLAN 1 | SCHEMATIC ELEV. s
FOLSOM HEIGHTS | 550LOTS IV
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