Folsom City Council

Staff Regort

MEETING DATE: 2/23/2021

AGENDA SECTION: | Public Hearing

SUBJECT: Alder Creek Apartments - Southeast Corner of Alder Creek
Parkway and Westwood Drive in the Folsom Plan Area (PN 18-
222)

i. Resolution No. 10596 - A Resolution to Adopt an
Addendum to the Folsom Plan Area Specific Plan EIR/EIS
and Approve a General Plan Amendment, Specific Plan
Amendment, and Planned Development Permit for the
Alder Creek Apartments Project

FROM: Community Development Department

RECOMMENDATION / CITY COUNCIL ACTION

Move to adopt Resolution No. 10596 - A Resolution to Adopt an Addendum to the Folsom
Plan Area Specific Plan EIR/EIS and Approve a General Plan Amendment, Specific Plan
Amendment, and Planned Development Permit for the Alder Creek Apartments Project.

BACKGROUND /ISSUE

The applicant, the Spanos Corporation, is requesting approval of a General Plan Amendment,
Specific Plan Amendment, Planned Development Permit, and Minor Administrative
Modification for the development and operation of a 265-unit market rate apartment
community (Alder Creek Apartments) on a 10.8-acre site located at the southeast corner of the
intersection of Alder Creek Parkway and Westwood Drive within the Mangini Ranch Phase 2
portion of the Folsom Plan Area. A vicinity map showing the specific location of the project
site is shown in Figure 1 on the following page.



FIGURE 1: VICINITY MAP
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Project Site

As noted previously, the applicant is requesting approval of four entitlements to allow for
development of the proposed apartment community. The first entitlement is a request for
approval of a General Plan Amendment to change the General Plan land use designation for a
5.0-acre portion of the project site from MLD (Multi-Family Low Density) to MHD (Multi-
Family High Density). The second entitlement is a request for approval of a Specific Plan
Amendment to change the Specific Plan land use designation for the same 5.0-acre portion of
the project site from SP-MLD-PD (Specific Plan, Multi-Family Low Density, Planned
Development District) to SP-MHD-PD (Specific Plan, Multi-Family High Density, Planned
Development District).

The third entitlement is a request for approval of a Planned Development Permit to establish
project-specific development standards, review the project site design, evaluate the
architectural design of the multi-family apartment buildings and clubhouse, and establish
signage criteria. The fourth entitlement is a request for approval of a Minor Administrative
Modification (MAM) for the transfer of development rights to move 62 allocated dwelling
units from other locations within the Folsom Plan Area Specific Plan to the project site and to
relocate dwelling units among three other parcels located within the Folsom Plan Area. Full
details regarding the proposed project entitlements and associated analysis are provided in the
Planning Commission Staff Report which is included as Attachment 2 to this staff report.



The proposed project was considered by the Planning Commission at its February 3, 2021
meeting. The Commission engaged in a thorough review of the proposed project including
discussions regarding site design, pedestrian circulation, bicycle parking, renewable energy
features, traffic study methodology, environmental review procedures, transfer of development
The proposed project was considered by the Planning Commission at its February 3, 2021
meeting. The Commission engaged in a thorough review of the proposed project including
discussions regarding site design, pedestrian circulation, bicycle parking, renewable energy
features, traffic study methodology, environmental review procedures, transfer of development
rights, and inclusionary housing requirements.

In relation to pedestrian circulation, the Commission recommended that a condition of
approval be added (Condition No. 34, last bullet point) that requires the proposed project to
include an additional pedestrian connection that provides access from the project site to the
sidewalk along Quail Meadow Way located in the southeast corner of the project site. The
Commission indicated that the additional pedestrian connection would provide residents of the
apartment community with better access to a future elementary school site located across Old
Ranch Way to the south. A detailed discussion of each of the aforementioned topics is included
within the Planning Commission Staff Report (Attachment 2). No members of the public
spoke regarding the proposed project. The Planning Commission adopted a motion (7-0-0-0)
to recommend approval of the proposed project to the City Council.

POLICY /RULE

The Folsom Municipal Code (FMC) requires that applications for General Plan Amendments
and Specific Plan Amendments be forwarded to the City Council for final action, following a
public hearing and recommendation by the Planning Commission. City Council actions
regarding General Plan and Specific Plan Amendments are covered under Sections 17.68.080
and 17.37.090 of the Folsom Municipal Code.

ANALYSIS

Detailed analysis for the Alder Creek Apartments project is provided in the Planning
Commission Staff Report which is included as Attachment 2 to this report.

FINANCIAL IMPACT

This is a private development, not a City project. No financial impact to the FPA Public
Facilities Financing Plan is anticipated with approval of the Alder Creek Apartments project
as the proposed development will not result in any change in the total number of residential
units or total amount of commercial square footage within the Folsom Plan Area.



ENVIRONMENTAL REVIEW

The City, as the lead agency under the California Environmental Quality Act (CEQA), has
determined that, in accordance with Section 15164 of the State CEQA Guidelines, the proposed
land use and density changes, and other changes constitute minor changes to the development
scenario described in the Final EIR/EIS for the Folsom Plan Area Specific Plan, warranting
the preparation of an Addendum. An Addendum is appropriate where a previously certified
EIR has been prepared and some changes or revisions to the project are proposed, or the
circumstances surrounding the project have changed, but none of the changes or revisions
would result in significant new or substantially more severe environmental impacts, consistent
with CEQA Section 21166 and State CEQA Guidelines Sections 15162 and 15163.

An Environmental Checklist and Addendum was prepared in accordance with CEQA
Guidelines Section 15164 to evaluate whether the proposed project’s effects were adequately
examined in the FPASP EIR/EIS. The Environmental Checklist and Addendum concluded
that no changes associated with the proposed project and no changed circumstances trigger
subsequent or supplemental environmental review. The Environmental Checklist and
Addendum are included at Attachment 18 to this staff report. In addition, the Mitigation
Monitoring and Reporting Program are included as Attachment 19 to this staff report. The
Addendum and associated appendices prepared for the Alder Creek Apartments project are
also available for viewing on the City’s Website at the following link:
https://www.folsom.ca.us/community/planning/current_project_information.asp

ATTACHMENTS

1. Resolution No. 10596 - A Resolution to Adopt an Addendum to the Folsom Plan Area
Specific Plan EIR/EIS and Approve a General Plan Amendment, Specific Plan
Amendment, and Planned Development Permit for the Alder Creek Apartments Project

2. Planning Commission Staff Report, dated February 3, 2021

3. Vicinity Map

4.  General Plan/Specific Plan Amendment Exhibit, dated November 9, 2020

5. Preliminary Site Plan, dated May 12, 2020

6. Preliminary Utility Plan, dated May 12, 2020

7. Preliminary Grading and Drainage Plan, dated May 12, 2020

8. Preliminary Landscape Plan and Details, dated January 11, 2021

9. Preliminary Access and Circulation Plan, dated November 23, 2020

10. Preliminary Wall, Fence, and Sign Exhibit, dated May 8, 2020

11. Preliminary Lighting Plan and Details, dated December 11, 2019

12. Building Elevations and Floor Plans, dated December 6, 2019

13. Color Renderings, dated December 6, 2019

14. Color and Materials Board, dated December 6, 2019

15. Building and Parking Summary, dated November 18, 2020

16. Site Photographs



17. Transportation Impact Study, dated December 21, 2020
18. Environmental Checklist and Addendum for the Alder Creek Apartments Project, dated

January, 2021
19. Mitigation Monitoring and Reporting Program for the Alder Creek Apartments Project,

dated January, 2021
20. Summary of Amendments to the Folsom Plan Area Specific Plan, 2011-2020

21. Folsom Ranch Central District Design Guidelines
22. City Council PowerPoint Presentation

Submitted,
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PAM JOHNS
Community Development Director



ATTACHMENT 1



RESOLUTION NO. 10596

A RESOLUTION TO ADOPT AN ADDENDUM TO THE FOLSOM PLAN AREA
SPECIFIC PLAN EIR/EIS AND APPROVE A GENERAL PLAN AMENDMENT,
SPECIFIC PLAN AMENDMENT, AND PLANNED DEVELOPMENT PERMIT FOR
THE ALDER CREEK APARTMENTS PROJECT

WHEREAS, the Planning Commission on February 3, 2021, held a public hearing on the
proposed General Plan Amendment, considered public comment and determined that the
development of a market-rate apartment community on the project site is consistent with the goals,
policies, and objectives of the City of Folsom General Plan and will not result in a net loss of
residential capacity within the Folsom Plan Area; and

WHEREAS, the Planning Commission on February 3, 2021, held a public hearing on the
proposed Specific Plan Amendment, considered public comment and determined that the
development of a market-rate apartment community on the project site is consistent with the goals,
policies, and objectives of the Folsom Plan Area Specific Plan and the City’s General Plan, as
Amended, and will not result in a net loss of residential capacity within the Folsom Plan Area; and

WHEREAS, the Planning Commission on February 3, 2021 held a public hearing on the
proposed Planned Development Permit, considered public comment and determined that based
on the proposed site design, building heights, building setbacks, building coverage, residential
density, parking, and signage, the project is consistent with the City’s General Plan, the Folsom
Plan Area Specific Plan, and Chapter 17.38 “Planned Development District”, of the Folsom
Municipal Code; and

WHEREAS, notice has been given at the time and in the manner required by State Law
and City Code; and

WHEREAS, an Environmental Checklist and Addendum to the 2011 Folsom Plan Area
Specific Plan Environmental Impact Report/Environmental Impact Statement (FPASP EIR/EIS)
has been prepared for the proposed project in accordance with the California Environmental
Quality Act (CEQA).

NOW, THEREFORE, BE IT RESOLVED that the City Council of the City of Folsom
hereby Approve and Adopt the Addendum to the Folsom Plan Area Specific Plan EIR/EIS for the
Alder Creek Apartments Project, Amend the General Plan land use designations, Amend the
Specific Plan land use designations, and Approve a Planned Development Permit for the Alder
Creek Apartments Project, as set forth in the General Plan and Specific Plan Amendment Exhibit
attached as Exhibit “A” and as set forth in the conditions of approval attached as Exhibit “B” and
the following findings:

Resolution No. 10596
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GENERAL FINDINGS

A.

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

THE PROJECT IS GENERALLY CONSISTENT WITH THE GENERAL PLAN AS
AMENDED, THE FOLSOM PLAN AREA SPECIFIC PLAN AS AMENDED, AND
THE FOLSOM RANCH CENTRAL DISTRICT DESIGN GUIDELINES.

CEQA FINDINGS

&

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

AN ADDENDUM TO THE FOLSOM PLAN AREA SPECIFIC PLAN FINAL
ENVIRONMENTAL IMPACT REPORT/ENVIRONMENTAL IMPACT STATEMENT
WAS CERTIFIED BY THE CITY IN 2015 FOR THE WESTLAND EAGLE SPECIFIC
PLAN AMENDMENT PROJECT IN ACCORDANCE WITH CEQA.

THE CITY HAS DETERMINED THAT THE ALDER CREEK APARTMENTS
PROJECT IS CONSISTENT WITH THE FOLSOM PLAN AREA SPECIFIC PLAN AS
AMENDED BY THE WESTLAND EAGLE SPECIFIC PLAN AMENDMENT AND
THE AMENDMENT SOUGHT AS A PART OF THIS PROJECT.

THE CITY HAS DETERMINED THAT NONE OF THE CIRCUMSTANCES
DESCRIBED IN PUBLIC RESOURCES CODE SECTION 21166 OR CEQA
GUIDELINES SECTION 15162 GENERALLY REQUIRING THE PREPARATION
OF A SUBSEQUENT EIR EXIST IN THIS CASE.

THE CITY HAS PREPARED AN ADDENDUM TO THE FINAL ENVIRONMENTAL
IMPACT REPORT FOR THE FOLSOM PLAN AREA SPECIFIC PLAN AND HAS
DETERMINED THAT THE PROJECT CREATES NO NEW IMPACTS AND DOES
NOT REQUIRE ANY MITIGATION MEASURES IN ADDITION TO THOSE IN THE
FINAL ENVIRONMENTAL IMPACT REPORT AND THE ADDENDUM FOR THE
WESTLAND EAGLE SPECIFIC PLAN AMENDMENT PROJECT.

THE CITY HAS DETERMINED THAT THE IMPACTS OF THE ALDER CREEK
APARTMENTS PROJECT ARE ADEQUATELY ADDRESSED BY THE FINAL
ENVIRONMENTAL IMPACT REPORT FOR THE FOLSOM PLAN AREA SPECIFIC
PLAN, THE ADDENDUM FOR THE WESTLAND EAGLE SPECIFIC PLAN
AMENDMENT PROJECT, AND THE ADDENDUM FOR THE ALDER CREEK
APARTMENTS PROJECT.

THE CITY COUNCIL HAS CONSIDERED THE ADDENDUM WITH THE FINAL
EIR BEFORE MAKING A DECISION ON THE PROJECT.
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GENERAL PLAN AMENDMENT FINDINGS

I,

THE PROPOSED GENERAL PLAN AMENDMENT IS CONSISTENT WITH THE
GOALS, POLICIES AND OBJECTIVES OF THE CITY OF FOLSOM GENERAL
PLAN .

THE PROPOSED GENERAL PLAN AMENDMENT IS CONSISTENT WITH THE
OBJECTIVES OF THE LAND USE ELEMENT OF THE CITY’S GENERAL PLAN
AND DEVELOPMENT POLICIES.

THE PROPOSED GENERAL PLAN AMENDMENT WILL NOT RESULT IN A NET
LOSS OF RESIDENTIAL CAPACITY.

THE PROPOSED GENERAL PLAN AMENDMENT IS IN THE PUBLIC INTEREST.

PURSUANT TO GOVERNMENT CODE SECTION 65352.3, THE CITY
CONTACTED ALL CALIFORNIA NATIVE AMERICAN TRIBES ON THE
CONTACT LIST MAINTAINED BY THE NATIVE AMERICAN HERITAGE
COMMISSION IN ASSOCIATION WITH THIS PROJECT. THE CITY RECEIVED
TWO REQUESTS FOR CONSULTATION FROM NATIVE AMERICAN TRIBES,
BOTH TRIBES LATER FAILED TO PURSUE CONSULTATION WITH THE CITY.

FOLSOM PLAN AREA SPECIFIC PLAN AMENDMENT FINDINGS

0.

THE PROPOSED AMENDMENT TO THE FOLSOM PLAN AREA SPECIFIC PLAN
IS CONSISTENT WITH THE CITY'S GENERAL PLAN (AS AMENDED).

THE PROPOSED AMENDMENT TO THE FPASP WILL NOT RESULT IN A NET
LOSS OF RESIDENTIAL CAPACITY.

THE PROPOSED SPECIFIC PLAN AMENDMENT IS IN THE PUBLIC INTEREST.

THE PROPOSED SPECIFIC PLAN AMENDMENT IS CONSISTENT WITH THE
GOALS, POLICIES, AND OBJECTIVES OF THE FOLSOM PLAN AREA SPECIFIC

PLAN.

PLANNED DEVELOPMENT PERMIT FINDINGS

S.

THE PROPOSED PROJECT COMPLIES WITH THE INTENT AND PURPOSES OF
THE FOLSOM PLAN AREA SPECIFIC PLAN AS AMENDED AND OTHER
APPLICABLE ORDINANCES OF THE CITY AND THE GENERAL PLAN AS
AMENDED.
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T THE PROPOSED PROJECT IS GENERALLY CONSISTENT WITH THE
OBJECTIVES, POLICIES AND REQUIREMENTS OF THE DEVELOPMENT
STANDARDS OF THE CITY. THE MINOR MODIFICATION TO THOSE
STANDARDS PROPOSED AS PART OF THIS PROJECT WILL RESULT IN A
DEVELOPMENT THAT IS SUPERIOR TO THAT OBTAINED BY THE RIGID
APPLICATION OF THE STANDARDS.

U. THE PHYSICAL, FUNCTIONAL AND VISUAL COMPATIBILITY BETWEEN THE
PROPOSED PROJECT AND EXISTING AND FUTURE ADJACENT USES AND
AREA CHARACTERISTICS IS ACCEPTABLE.

V. AS CONDITIONED, THE PROJECT WILL MAKE AVAILABLE NECESSARY
PUBLIC FACILITIES, INCLUDING BUT NOT LIMITED TO, WATER, SEWER
AND DRAINAGE, AND THE PROJECT WILL ADQUATELY PROVIDE FOR THE
FURNISHING OF SUCH FACILITIES.

W. THE PROPOSED PROJECT WILL NOT CAUSE ADVERSE ENVIRONMENTAL
IMPACTS WHICH HAVE NOT BEEN MITIGATED TO AN ACCEPTABLE LEVEL.

X. THE PROPOSED PROJECT WILL NOT CAUSE UNACCEPTABLE VEHICULAR
TRAFFIC LEVELS ON SURROUNDING ROADWAYS, AND THE PROPOSED
PROJECT WILL PROVIDE ADEQUATE INTERNAL CIRCULATION, INCLUDING
INGRESS AND EGRESS.

¥, THE PROPOSED PROJECT WILL NOT BE DETRIMENTAL TO THE HEALTH,
SAFETY AND GENERAL WELFARE OF THE PERSONS OR PROPERTY WITHIN
THE VICINITY OF THE PROJECT SITE, AND THE CITY AS A WHOLE.

Z. ADEQUATE PROVISION IS MADE FOR THE FURNISHING OF SANITATION
SERVICES AND EMERGENCY PUBLIC SAFETY SERVICES TO THE
DEVELOPMENT.

Resolution No. 10596
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PASSED AND ADOPTED this 23" day of February, 2021, by the following roll-call

vote:
AYES: Council Member(s):
NOES: Council Member(s):

ABSENT:  Council Member(s):
ABSTAIN: Council Member(s):

Mike Kozlowski, MAYOR

ATTEST:

Christa Freemantle, CITY CLERK

Resolution No. 10596
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Exhibit A
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Exhibit B
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CONDITIONS OF APPROVAL FOR THE ALDER CREEK APARTMENTS PROJECT (PN 18-222)
SOUTHEAST CORNER OF THE INTERSECTION OF ALDER CREEK PARKWAY AND WESTWOOD DRIVE
GENERAL PLAN AMENDMENT, SPECIFIC PLAN AMENDMENT, PLANNED DEVELOPMENT PERMIT, AND

MINOR ADMINISTRATIVE MODIFICATION

o Mitigation Condition of Approval When Responsible
Condition :
No Measure Required Department

1L The owner/applicant shall submit final site development plans to the Community
Development Department that shall substantially conform to the exhibits referenced
below:

General Plan/Specific Plan Amendment Exhibit, dated November 9, 2020
Preliminary Site Plan, dated May 12, 2020
Preliminary Site Plan, dated May 12, 2020
Preliminary Utility Plan, dated May 12, 2020
Preliminary Grading and Drainage Plan, dated May 12, 2020
Preliminary Landscape Plan and Details, dated December 12, 2019
Preliminary Access and Circulation Plan, dated November 23, 2020
Preliminary Wall, Fence, and Sign Exhibit, dated May 8, 2020
Preliminary Lighting Plan and Details, dated December 11, 2019
. Building Elevations and Floor Plans, dated December 6, 2019
. Color Renderings, dated December 6, 2019
. Color and Materials Board, dated December 6, 2019
. Building and Parking Summary, dated November 18, 2020
. Transportation Impact Study, dated December 21, 2020
. Environmental Checklist and Addendum for the Alder Creek Apartments Project,
dated January, 2021
16. Mitigation Monitoring and Reporting Program for Alder Creek Apartments Project,
dated January, 2021
The General Plan Amendment, Specific Plan Amendment, Planned Development
Permit, and Minor Administrative Modification are approved for the development and
operation of a 265-unit multi-family residential project (Alder Creek Apartments).

Implementation of the project shall be consistent with the above referenced items and
these conditions of approval.

IR
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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.

G LB

CD (PXEXB)

The project approvals granted under this staff report (Planned Development Permit)
shall remain in effect for two years from final date of approval (February 23, 2023).
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. The General Plan Amendment and Specific Plan Amendment, which will
take effect 30 days following City Council approval of the project do not have an
expiration date. The Minor Administrative Modification (MAM) does not have an
expiration date.

CD (P)

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. If the City should fail to cooperate fully in the defense, the owner
owner/applicant shall not thereafter be responsible to defend, indemnify and hold
harmless the City or its agents, officers, and employees, pursuant to this condition. The
City may, within its unlimited discretion, participate in the defense of any such claim,
action or proceeding if both of the following occur:

e The City bears its own attorney’s fees and costs; and
¢ 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 Final Map is ultimately recorded with respect to this project.

oG

CD (P)(E)(B)
PW, PR, FD,
PD
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The owner/applicant shall comply with all provisions of Amendments No. 1 and 2 to
the First Amended and Restated Tier 1 Development Agreement and any approved
amendments thereafter by and between the City and the owner/applicant of the project.

CD (E)

The owner/applicant shall participate in a mitigation monitoring and reporting program
pursuant to City Council Resolution No. 2634 and Public Resources Code 21081.6.

The mitigation monitoring and reporting measures identified in the Folsom Plan Area
Specific Plan FEIR/EIS have been incorporated into these conditions of approval in
order to mitigate or avoid significant effects on the environment. These mitigation
monitoring and reporting measures are identified in the mitigation measure column.
Applicant shall fund on a Time and Materials basis all mitigation monitoring (e.g., staff
and consultant time).

oG

CD (P)
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The owner/applicant acknowledges that the State adopted amendments to Section
65850 of the California Government Code (specifically Section 65850(g)), effective
January 1, 2018, to allow for the implementation of inclusionary housing requirements
in residential rental units, upon adoption of an ordinance by the City. In the event that
the City amends its Inclusionary Housing Ordinance (IHO) with respect to inclusionary
requirements for rental housing units prior to owner/applicant’s submittal of a complete
application for a building permit for the Alder Creek Apartments Project, the
owner/applicant (or successor in interest) agrees that FPASP Parcel 82-B1 shall be
subject to said rental unit inclusionary requirements, as amended.

City agrees, however, that FPASP Parcel 82-B1 shall not be subject to the inclusionary
requirements of any future amendment of the City’s IHO occurring prior to submittal of
a complete building permit application, if both of the following conditions are met:

a) adeed restriction is recorded on FPASP Parcel 148 requiring Parcel 148 to be
developed only with multi-family housing affordable to low-, very-low, and/or
extremely-low income households (as those terms are specified in Sections
50079.5, 50093, 50105, and 50106 of the Health and Safety Code), which shall
remain in place for 55 years from the date of recording; and

b) the foregoing deed restriction on FPASP Parcel 148 is recorded prior to
issuance of a building permit for the Alder Creek Apartments Project.

The form of deed restriction shall be submitted with owner/applicant’s application for a
building permit and will be subject to the City Attorney’s approval, which shall not be
unreasonably withheld.

CD (P)

Resolution No. 10596
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POLICE/SECURITY REQUIREMENT

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
considered:

e A security guard on-duty at all times at the site or a six-foot security fence shall be
constructed around the perimeter of construction areas.

e Security measures for the safety of all construction equipment and unit appliances.

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

G LB

PD

DEVELOPMENT COSTS AND FEE REQUIREMENTS

The owner/applicant shall pay all applicable taxes, fees and charges for the project at
the rate and amount required by the Public Facilities Financing Plan and Amendments
No. 1 and No. 2 to the Amended and Restated Tier 1 Development Agreement.

CD (P)(E)

10.

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)

1L,

The owner/applicant shall be subject to all Folsom Plan Area Specific Plan Area
development impact fees established at the time of approval consistent with the Public
Facilities Financing Plan (PFFP), Development Agreement and amendments thereto,
unless exempt by previous agreement. The owner/applicant shall be subject to all
applicable Folsom Plan Area plan-wide development impact fees in effect at the time of
approval at the rates in effect when a building permit is issued. These fees may include,
but are not limited to, the Folsom Plan Area Specific Plan Fee, Specific Plan
Infrastructure Fee (SPIF), Solid Waste Fee, Corporation Yard Fee, Transportation
Management Fee, Transit Fee, Highway 50 Interchange Fee, General Park Equipment
Fee, Housing Trust Fee, etc.

Any protest to such for all fees, dedications, reservations or other exactions imposed on
this project will begin on the date of final approval, or otherwise shall be governed by
the terms of Amendments No. 1 and 2 to ARDA. The fees shall be calculated at the fee
rate set forth in the PFFP and the ARDA.

CD (P), PW, PK
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12

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
ownet/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.

oG

CD (P)XE)

13,

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, Final Map, improvement plans, or beginning inspection, whichever is
applicable.

G LB

CD (PXE)

GRADING PERMIT REQUIREMENTS

14.

The owner/applicant shall locate and remediate all antiquated mine shafts, drifts, open
cuts, tunnels, and water conveyance or impoundment structures existing on the project
site, with specific recommendations for the sealing, filling, or removal of each that meet
all applicable health, safety and engineering standards. Recommendations shall be
prepared by an appropriately licensed engineer or geologist. All remedial plans shall be
reviewed and approved by the City prior to approval of grading plans.

CD (E)

15;

The owner/applicant shall obtain all required State and Federal permits and provide
evidence that said permits have been obtained, or that the permit is not required, subject
to staff review prior to approval of any grading or improvement plan.

CD (P)(E)

16.

The final location, design, height, materials, and colors of the retaining walls, seat
walls, and fences shall be consistent with the submitted Wall and Fence Exhibit, dated
May 8, 2020 subject to review and approval by the Community Development
Department to ensure consistency with the Folsom Ranch Central District Design
Guidelines. In addition, the four-foot-tall vinyl-coated chain link fencing at the dog
park shall be replaced with tubular steel fencing or a similar decorative fencing design
to the satisfaction of the Community Development Department.

G LB

CD (P)(E), FD
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IMPROVEMENT PLAN REQUIREMENTS

17.

The improvement plans for the required public and private improvements necessary to
serve the project shall be reviewed and approved by the Community Development
Department prior to approval of a building permit for the project.

CD (E)

18.

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 latest edition of the City of
Folsom Standard Construction Specifications and Details and the Design and
Procedures Manual and Improvement Standards.

CD (P)(E)

19.

The on-site water and sewer systems shall be privately owned and maintained. The fire
protection system shall be separate from the domestic water system. The fire system
shall be constructed to meet the National Fire Protection Association Standard 24. The
domestic water and irrigation system shall be metered per City of Folsom Standard
Construction Specifications.

CD (E)

20.

The owner/applicant of all project phases shall submit a lighting plan for the project to
the Community Development Department. The lighting plan shall be consistent with
the Folsom Ranch Central District Design Guidelines:

e Shield or screen lighting fixtures to direct the light downward and prevent light spill
on adjacent properties;

e Place and shield or screen flood and area lighting needed for construction activities,
nighttime sporting activities, and/or security so as not to disturb adjacent residential
areas and passing motorists;

e For public lighting in residential neighborhoods, prohibit the use of light fixtures
that are of unusually high intensity or that blink or flash;

e Use appropriate building materials (such as low-glare glass, low-glare building
glaze or finish, neutral, earth toned colored paint and roofing materials), shielded or
screened lighting, and appropriate signage in the office/commercial areas to prevent
light and glare from adversely affecting motorists on nearby roadways; and

e Design exterior on-site lighting as an integral part of the building and landscaping
design in the Specific Plan Area. Lighting fixtures shall be architecturally
consistent with the overall site design. Lights used on signage should be directed to
light only the sign face with no off-site glare.

CD (P)
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21

The owner/applicant shall coordinate the planning, development and completion of this
project with the various utility agencies (i.e., SMUD, PG&E, etc.). The
owner/applicant shall provide the City with written confirmation of public utility
service prior to approval of the final map.

CD (PXE)

22.

The owner/applicant shall be responsible for replacing any, and all damaged or
hazardous public sidewalk, curb, and gutter, and/or bicycle trail facilities along the site
frontage and/or boundaries, including pre-existing conditions and construction damage,
to the satisfaction of the Community Development Department.

CD (E)

23,

All future utility lines lower than 69 KV that are to be built within the project shall be
placed underground within and along the perimeter of the project at the developer’s
cost. The owner/applicant shall dedicate to SMUD all necessary underground
easements for the electrical facilities that will be necessary to service development of
the project.

CD (E)

24,

The owner/applicant shall pay for, furnish, and install all infrastructure associated with
the water meter fixed network system for any City-owned and maintained water meter
for the project.

CD (E), EWR

25;

The owner/applicant shall provide sanitary sewer, water, and storm drainage
improvements with corresponding easements, as necessary, in accordance with these
studies and the latest edition of the City of Folsom Standard Construction
Specifications and Details. and the Design and Procedures Manual and Improvement
Standards. The storm drainage design shall provide for no net increase in run-off under
post-development conditions.

G,1

CD(E), EWR, PW

26.

The storm drain improvement plans shall provide for “Best Management Practices” that
meet the requirements of the water quality standards of the City’s National Pollutant
Discharge Elimination System Permit issued by the State Regional Water Quality
Control Board.

In addition to compliance with City ordinances, the owner/applicant shall prepare a
Stormwater Pollution Prevention Plan (SWPPP) and implement Best Management
Practices (BMPs) that comply with the General Construction Stormwater Permit from
the Central Valley RWQCB, to reduce water quality effects during construction.
Detailed information about the SWPPP and BMPs are provided in Chapter 3A.9,
“Hydrology and Water Quality.”

CD (E)
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27.

During Construction, the owner/applicant shall be responsible for litter control and
sweeping of all paved surfaces in accordance with City standards. All on-site storm
drains shall be cleaned immediately before the official start of the rainy season
(October 15).

oG

CD (E)

28.

The owner/applicant shall dedicate public utility easements for underground facilities
on properties adjacent to the public streets. A minimum of twelve and one-half-foot
(12.5%) wide Public Utility Easements for underground facilities (i.e., SMUD, Pacific
Gas and Electric, cable television, telephone) shall be dedicated adjacent to all public
rights-of-way. The owner/applicant shall dedicate additional width to accommodate
extraordinary facilities as determined by the City. The width of the public utility
easements adjacent to public right of way may be reduced with prior approval from
public utility companies.

CD (E)
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29,

The owner/applicant shall disclose to the renters in the rental lease agreement the
following items:

1) Future public parks and public schools are located in relatively close proximity
to the proposed project site, and that the public parks may include facilities
(basketball courts, a baseball field, softball fields, soccer fields, and playground
equipment) that may generate noise impacts during various times, including but
not limited to evening and nighttime hours. The owner/applicant shall also
disclose that the existing public parks include nighttime sports lighting that
may generate lighting impacts during evening and nighttime hours.

2) Future Fire and Police stations are located in close proximity to the project site
and may include facilities and equipment that generate noise and light impacts
during various times, including but not limited to evening and nighttime hours.

3) The soil at the project site may contain naturally occurring asbestos and
naturally occurring arsenic.

4) The collecting, digging, or removal of any stone, artifact, or other prehistoric or
historic object located in public or open space areas, and the disturbance of any
archaeological site or historic property, is prohibited.

5) The project site is located close to the Mather Airport flight path and overflight
noise may be present at various times.

That all properties located within one mile of an on- or off-site area zoned or used for
agricultural use (including livestock grazing) shall be accompanied by written
disclosure from the transferor, in a form approved by the City of Folsom, advising the
owner/applicant and renters of the potential adverse odor impacts from surrounding
agricultural operations, which disclosure shall direct the transferee to contact the
County of Sacramento concerning any such property within the County zoned for
agricultural uses within one mile of the subject property being transferred.

CD (P) PK
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FIRE DEPT REQUIREMENTS

30.

The owner/applicant comply with the following Fire Department requirements:

The apartment building(s)/clubhouse 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.

Prior to the issuance of any improvement plans or building permits, the Community
Development and Fire Departments shall review and approve all detailed design
plans for accessibility of emergency fire equipment, fire hydrant flow location, and
other construction features.

All fire protection devices shall be designed to be located on site: fire hydrants, fire
department connections, post indicator valves, etc. cannot be used to serve the
building. A water model analysis that proves the minimum fire flow will be required
before any permits are issued. The fire sprinkler riser location shall be inside a Fire
Control Room (5° X 7° minimum) with a full-sized 3°-0” door. This room can be a
shared with other building utilities. The room shall only be accessible from the
exterior.

All-weather emergency access roads and fire hydrants (tested and flushed) shall be
provided before combustible material or vertical construction is allowed on site. All-
weather access is defined as 6 of compacted AB from May 1 to September 30 and
2”AC over 6” AB from October 1 to April 30.

GILB

CD (P), FD
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LANDSCAPE/TREE PRESERVATION REQUIREMENTS

31.

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. Said
plans shall include all on-site landscape specifications and details including a tree
planting exhibit demonstrating sufficient diversity and appropriate species selection to
the satisfaction of the Community Development Department. The tree exhibit shall
include all street trees, accent trees, parking lot shading trees, and mitigation trees
proposed within the development. Said plans shall comply with all State and local rules,
regulations, Governor’s declarations and restrictions pertaining to water 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. Shade and ornamental trees shall be maintained according to
the most current American National Standards for Tree Care Operations (ANSI A-300)
by qualified tree care professionals. Tree topping for height reduction, view protection,
light clearance or any other purpose shall not be allowed. Specialty-style pruning, such
as pollarding, shall be specified within the approved landscape plans and shall be
implemented during a 5-year establishment and training period. The owner/applicant
shall comply with city-wide landscape rules or regulations on water usage. The
owner/applicant shall comply with any state or local rules and regulations relating to
landscape water usage and landscaping requirements necessitated to mitigate for drought
conditions on all landscaping in the Alder Creek Apartments project.

CD (PX(E)

32,

The owner/applicant shall be responsible for on-site landscape maintenance throughout
the life of the project to the satisfaction of the Community Development Department.
Vegetation or planting shall not be less than that depicted on the final landscape plan,
unless tree removal is approved by the Community Development Department because
the spacing between trees will be too close on center as they mature.

B, OG

CD (P)E)
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TRAFFIC/ACCESS/CIRCULATION/PARKING REQUIREMENTS

33;

Based on the recommendations of the Transportation Impact Study dated December 21,
2020 (Attachment 20), the following conditions of approval shall be implemented to the
satisfaction of the Community Development Department:

e Eastbound U-Turns on Alder Creek Parkway at Quail Meadow Way shall be
prohibited. “No U-turn” signs (CA MUTCD R3-4 or similar) shall be installed
facing the eastbound approach, in the median on the near and far side of the
intersection.

e Eastbound U-Turns on Alder Creek Parkway at Placerville Road shall be prohibited.

“No U-turn” signs (CA MUTCD R3-4 or similar) shall be installed facing the
eastbound approach, in the median on the near and far side of the intersection.

CD (E), PW, FD
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34.

To further ensure safe travel within the project site, the following measures shall be
implemented to the satisfaction of the Community Development Department:

e A “stop” sign and appropriate pavement markings shall be installed at the internal
northbound approach to the project driveway located on Alder Creek Parkway.

e A “stop” sign and appropriate pavement markings shall be installed at the internal
southbound approach project driveway located on Old Ranch Way.

e The vehicle entry gates at the two project driveway locations shall open inward,
away from Alder Creek Drive and Old Ranch Way respectively. In addition, the
design of the vehicle entry gates and the vehicle entry gate area shall conform to all
requirements established by the City of Folsom for gated multi-family residential
developments.

e [Ifvehicles are observed backing up into Alder Creek Parkway or Old Ranch Way at

either of the two gated project entries, City staff will evaluate and require
appropriate measures to alleviate the traffic congestion including but not limited to
requiring the two project entry gates to remain open during the AM (7:00 a.m. to
9:00 a.m.) and PM (4:00 p.m. to 6:00 p.m.) peak hours on weekdays.

e The project driveway on Old Ranch Way shall be restricted for use solely by

residents of Alder Creek Apartment project. Signage shall be installed that indicates

the Old Ranch Way project driveway is restricted for use by residents only. In

addition, signage shall be installed that directs guests and visitors to the Alder Creek

Parkway project driveway for access to the apartment community.

e Residents of the Alder Creek Apartments project shall be issued remote transmitters

to allow them to open the entry gates without needing to stop to enter a code in the
keypad at either entrance location.

e An internal pedestrian connection shall be added to provide access from the project
site to the sidewalk located along the west side of Quail Meadow Way (the
connection should be located in close proximity to the intersection of Old Ranch
Way and Quail Meadow Way).

CD (E), PW, FD

33.

A minimum of 518 on-site parking spaces shall be provided for the project.

LLO

CD (P)(E)
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36. A minimum of 180 on-site bicycle parking spaces shall be provided for the project in
locations as identified on the preliminary site plan (Attachment 7). 20 additional bicycle LLO CD (P)E)
parking spaces shall be provided at the community clubhouse building (inside or
outside) to serve residents of the community.
ARCHITECTURE/SITE DESIGN REQUIREMENTS
37. The Alder Creek Apartments project shall comply with the following architecture and
design requirements:
1. This approval is for five four-story apartment buildings and a two-story clubhouse
building associated with the Alder Creek Apartments project. The applicant shall
submit building plans that comply with this approval and the attached building
elevations and color renderings dated December 6, 2019.
2. The design, materials, and colors of the proposed Alder Creek Apartments apartment
buildings and clubhouse shall be consistent with the submitted building elevations,
color renderings, materials samples, and color scheme to the satisfaction of the
Community Development Department.
3. Brick pavers or another type of colored masonry material (ADA compliant) shall be = CD (P)(B)
used to designate pedestrian crosswalks on the project site, in addition to where
pedestrian paths cross drive aisles, and shall be incorporated as a design feature at the
driveway entrances at Alder Creek Parkway and Old Ranch Way to the satisfaction of
the Community Development Department.
4. Roof-mounted mechanical equipment, including satellite dish antennas, shall not
extend above the height of the parapet walls. Ground-mounted mechanical equipment
shall be shielded by landscaping or trellis type features.
5. Utility equipment such as transformers, electric and gas meters, electrical panels, and
junction boxes shall be screened by walls and or landscaping.
38. The final location, design, materials, and colors of the trash/recycling enclosures shall be B CD (P) (E)
subject to review and approval by the Community Development Department.
39. The owner/applicant shall obtain a sign permit prior to installation of the two monument B CD (P)
signs.
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MISCELLANEOUS REQUIREMENTS

40.

The proposed project shall comply with all State and local rules, regulations, Governor’s
Declarations, and restrictions including but not limited to: Executive Order B-29-15
issued by the Governor of California on April 1, 2015 relative to water usage and
conservation, requirements relative to water usage and conservation established by the
State Water Resources Control Board, and water usage and conservation requirements
established within the Folsom Municipal Code. (Section 13.26 Water Conservation), or
amended from time to time.

L, B, OG

CD (P)(E)

41.

The owner/applicant shall update the Folsom Plan Area Specific Plan Document to
reflect any textural and graphic changes associated with the proposed project including
but not limited General Plan Amendment modifications, Specific Plan Amendment
modifications, and Minor Administrative Modification changes to the satisfaction of the
Community Development Department. In addition, the owner/applicant shall provide
the City an electronic copy of the updated FPASP Document.

CD (P)

42.

The owner/applicant shall complete and record a Lot Merger that combines the two
parcels (APN No. 072-3670-011 and 072-3670-012) associated with the proposed
project into one parcel prior to issuance of the first building permit for the project.

CD (E)(P)

MITIGATION MEASURES

43,

Alder Creek Apartments Mitigation Monitoring Reporting Program (MMRP). The
owner/applicant shall implement all of the applicable mitigation measures from the
FPASP (May 2011) MMRP, as amended by the Revised Proposed Water Supply Facility
Alternative (November 2012), the Folsom South of U.S. Highway 50 Backbone
Infrastructure Mitigated Negative Declaration (December 2014), the Westland Eagle
Specific Plan Amendment (September 2015), and the Alder Creek Apartments
Addendum (February 2021). The Mitigation Monitoring and Reporting Program for the
Alder Creek Apartments project is included as Attachment 15 to the staff report.

L, G, B, OG

CD (E)(P), PW, FD,
EWR, PD, PR
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CONDITIONS
See attached tables of conditions for which the following legend applies.

RESPONSIBLE DEPARTMENT WHEN REQUIRED

CD | Community Development Department | I 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
(F) | Fire Division G | Prior to issuance of Grading Permit

PW | Public Works Department DC | During construction

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

PD | Police Department
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CiTY OF

FOLSOM

AGENDA ITEM NO. 1
Type: Public Hearing
Date: February 3, 2021

Planning Commission Staff Report

50 Natoma Street, Council Chambers
Folsom, CA 95630

Project: Alder Creek Apartments
File #: PN-18-222
Requests: General Plan Amendment
Specific Plan Amendment
Planned Development Permit
Minor Administrative Modification
Location: The proposed Alder Creek Apartments project is located at the
southeast corner of the intersection of Alder Creek Parkway and
Westwood Drive within the Folsom Plan Area
Staff Contact: Steve Banks, Principal Planner, 916-461-6207
sbanks@folsom.ca.us
Property Owner Applicant
Name: Carpenter East, LLC Name: The Spanos Corporation
Address: 4370 Town Center Blvd., Address: 10100 Trinity Parkway,
Suite 100 Suite 500
El Dorado Hills CA 95762 Stockton CA 95219

Recommendation: Conduct a public hearing and upon conclusion recommend
approval of a General Plan Amendment, Specific Plan Amendment, Planned
Development Permit, and Minor Administrative Modification for the Alder Creek
Apartments project, subject to the findings (Findings A-Z) and conditions of approval
(Conditions 1-43) attached to this report.

Project Summary: The proposed project includes development of a 265-unit market-
rate apartment community on a 10.8-acre site situated at the southeast corner of the
intersection of Alder Creek Parkway and Westwood Drive within the Mangini Ranch
Phase 2 portion of the Folsom Plan Area. The following are the specific entitlements
requested with the proposed project.
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A General Plan Amendment to change the General Plan land use designation
for a 5.0-acre portion of the project site from MLD (Multi-Family Low Density) to
MHD (Multi-Family High Density).

A Specific Plan Amendment to change the Specific Plan land use designation
for a 5.0-acre portion of the project site from SP-MLD-PD (Specific Plan, Multi-
Family Low Density, Planned Development District) to SP-MHD-PD (Specific
Plan, Multi-Family High Density, Planned Development District).

A Planned Development Permit which contains detailed development and
architectural standards for the proposed 265-unit residential apartment community.

A Minor Administrative Modification to transfer 62 allocated dwelling units from
other locations within the Folsom Plan Area Specific Plan to the project site and
to transfer dwelling units among three other parcels located within the Folsom
Plan Area.

These proposed actions are described in detail and analyzed later in this report.

Table of Contents:

Attachment 1 - Background and Setting

Attachment 2 - Project Description

General Plan Amendment
Specific Plan Amendment
Planned Development Permit
Minor Administrative Modification

Attachment 3 - Analysis

General Plan Amendment
Specific Plan Amendment
Planned Development Permit
Minor Administrative Modification

Attachment 4 - Conditions of Approval

Attachment 5 - Vicinity Map

Attachment 6 - General Plan/Specific Plan Amendment Exhibit, dated November 9,

2020
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Attachment 7 - Preliminary Site Plan, dated May 12, 2020

Attachment 8 - Preliminary Utility Plan, dated May 12, 2020

Attachment 9 - Preliminary Grading and Drainage Plan, dated May 12, 2020
Attachment 10 - Preliminary Landscape Plan and Details, dated January 11, 2021
Attachment 11 - Preliminary Access and Circulation Plan, dated November 23, 2020
Attachment 12 - Preliminary Wall, Fence, and Sign Exhibit, dated May 8, 2020
Attachment 13 - Preliminary Lighting Plan and Details, dated December 11, 2019
Attachment 14 - Building Elevations and Floor Plans, dated December 6, 2019
Attachment 15 - Color Renderings, dated December 6, 2019

Attachment 16 - Color and Materials Board, dated December 6, 2019
Attachment 17 - Building and Parking Summary, dated November 18, 2020
Attachment 18 - Alder Creek Apartments Booklet (Separate Bound Document)
Attachment 19 - Site Photographs

Attachment 20 - Transportation Impact Study, dated December 21, 2020

Attachment 21 - Environmental Checklist and Addendum for the Alder Creek
Apartments Project, dated January, 2021

Attachment 22 - Mitigation Monitoring and Reporting Program for the Alder Creek
Apartments Project, dated January, 2021

Attachment 23 - Summary of Amendments to the Folsom Plan Area Specific Plan, 2011-
2020

Attachment 24 - Folsom Ranch Central District Design Guidelines

Attachment 25 - Planning Commission PowerPoint Presentation
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ATTACHMENT 1
BACKGROUND AND SETTING

Background:

The proposed project site is part of the approved Folsom Plan Area Specific Plan
(FPASP), a comprehensively planned community that proposes new development based
“Smart Growth” and Transit Oriented Development principles. The FPASP, approved in
2011, is a development plan for over 3,500 acres of previously undeveloped land located
south of U.S. Highway 50, north of White Rock Road, east of Prairie City Road, and west
of 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 close 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).

The FPASP includes 11,461 residential units at various densities on approximately 1,630
acres; 310 acres designated for commercial and industrial use; +/-130 acres designated
for public/quasi-public uses, elementary/middle school/high schools, and
community/neighborhood parks; and +/-1,110 acres for open-space areas.

Since FPASP adoption in 2011, the City Council has approved eight amendments to the
Specific Plan with land use and density refinements (summarized in Attachment 23 to this
staff report). Overall, the changes to the Specific Plan have reduced the amount of
commercial development planned for the area and increased the amount of residential
development:

Approved 2011 As Amended to Date
Commercial: 5,199,408 SF 2,788,844 SF (-2,410,564 SF)
Residential Units: 10,210 Units 11,461 Units (+1,251 Units)

Based on the approved changes, the projected population of the FPASP has increased
from 24,362 (based on approved development in 2010) to 27,965 (as approved to date).

In addition to the amendments listed in Attachment 23, a number of Minor Administrative
Modifications have been approved. These minor modifications moved allocated
residential dwelling units to new locations in the FPASP area, but did not affect the overall
number of approved residential units. Because they do not increase or decrease
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residential units, these minor modifications do not affect the ultimate population of the
FPASP area.

The Alder Creek Apartments project site is currently comprised of two separate parcels,
FPASP Parcel 151 and FPASP Parcel 82-B1 as shown in the Folsom Plan Area Specific
Plan. Parcel 82-B1 is currently designated as Multi-Family Low Density (MLD) which
provides for development of 7 to 12 dwelling units per acre, while Parcel 151 is designated
at Multi-family High Density (MHD) which allows for development of 20 to 30 units per
acre. The proposed project includes a request for approval of a General Plan Amendment
and Specific Plan Amendment which would result in the entire project site being
designated as MHD. An excerpt from the FPASP Land Use Map is shown below.

FIGURE 1: FPASP LAND USE MAP EXCERPT
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Physical Setting

The square-shaped 10.8-acre project site, which is comprised of a 5.8-acre parcel (APN:
072-3670-012) and a 5.0-acre parcel (APN: 072-3670-011), has been mass graded as
part of development of the Mangini Ranch Phase 2 Subdivision. The project site is
bounded by Alder Creek Parkway to the north with a future single-family residential
subdivision beyond, Old Ranch Way to the south with a future park and elementary school
beyond, Westwood Drive to the west with a future single-family residential subdivision
beyond, and Quail Meadow Way to the east with a future single-family residential
subdivision beyond.
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ATTACHMENT 2
PROJECT DESCRIPTION

APPLICANT’S PROPOSAL

The applicant, the Spanos Corporation, is requesting approval of a General Plan
Amendment, Specific Plan Amendment, Planned Development Permit, and Minor
Administrative Modification for the development and operation of a 265-unit market rate
apartment community (Alder Creek Apartments) on a 10.8-acre site located at the
southeast corner of the intersection of Alder Creek Parkway and Westwood Drive within
the Mangini Ranch Phase 2 portion of the Folsom Plan Area.

As noted above, the applicant is requesting approval of four entittements to allow for
development of the proposed apartment community. The first entitlement is a request for
approval of a General Plan Amendment to change the General Plan land use designation
for a 5.0-acre portion of the project site from MLD (Multi-Family Low Density) to MHD
(Multi-Family High Density). The second entitlement is a request for approval of a Specific
Plan Amendment to change the Specific Plan land use designation for the same 5.0-acre
portion of the project site from SP-MLD-PD (Specific Plan, Multi-Family Low Density,
Planned Development District) to SP-MHD-PD (Specific Plan, Multi-Family High Density,
Planned Development District). The third entitlement is a request for approval of a
Planned Development Permit to establish project-specific development standards, review
the project site design, evaluate the architectural design of the multi-family apartment
buildings and clubhouse, and establish signage criteria. The fourth entitlement is a
request for approval of a Minor Administrative Modification (MAM) for the transfer of
development rights to move 62 allocated dwelling units from other locations within the
Folsom Plan Area Specific Plan to the project site and to relocate dwelling units among
three other parcels located within the Folsom Plan Area.

The proposed Alder Creek Apartments project, which includes development of five four-
story apartment buildings and a two-story clubhouse building, is comprised of 265 luxury
apartments within a gated community. The four-story apartment buildings include a total
of 145 one-bedroom units (571 to 812 square feet), 100 two-bedroom units (964 to 1,158
square feet), and 20 three-bedroom units (1,343 square feet). All apartment units are
proposed to be accessible from interior hallways and include a full kitchen, living space,
storage closets, bedrooms, bathrooms, and an outdoor patio/balcony. The two-story
clubhouse building features a fitness studio, a yoga studio, offices, a lounge, a game
room, a media room, a storage room, a mail room, and restroom facilities. Outdoor
amenities associated with the clubhouse building include a pool, a spa, a lounge area, an
outdoor kitchen, a bocce ball court, a turf amphitheater, and landscaped open grounds
for gathering. Other outdoor amenities distributed throughout the project site include a
dog run, barbeque pavilions, and seating areas.
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In relation to site design, the five rectangular apartment buildings are distributed evenly
throughout the project site, with Buildings 1 and 5 being positioned at the northwest and
southwest corners of the project site respectively, Buildings 3 and 4 being located in the
central portion of the project site, and Building 2 and the clubhouse building being situated
in the northeast corner of the project site. With respect to architectural style, the proposed
project features a contemporary design that utilizes strong articulation of building forms
and massing to break up the large scale of the apartment buildings. Proposed building
materials include stucco walls, stone wall tiles, stucco accents, metal awnings, and
tubular steel balcony and patio railing. The color scheme for the buildings is proposed to
be generally earth tone, with extensive use of tan and brown colors accented by a mixture
of lighter and darker colors.

Primary vehicle access to the project site includes a new driveway located on the south
side of Alder Creek Parkway and a new driveway located on the north side of Old Ranch
Way, both of which will have access controlled by a vehicle gate. The project driveway
located on Alder Creek Parkway will accommodate right-turn in and right-turn out
movements only, while the project driveway on Old Ranch Way will allow all turning
movements into and out of the project site. Proposed internal vehicle circulation consists
of a primary 27-foot-wide north-south drive aisle that connects to a number of other drive
aisles within the project site. Pedestrian circulation is provided by new sidewalks located
along the street frontages of Alder Creek Parkway, Old Ranch Way, Westwood Drive,
and Quail Meadow Way. Internal pedestrian circulation is accommodated by a series of
new pedestrian pathways that provide connectivity to the apartment buildings, the
clubhouse building, and the perimeter sidewalks. Additional site improvements include:
541 parking spaces (includes combination of garage, carport, and uncovered spaces),
180 bicycle parking spaces, electric vehicle charging stations, underground utilities,
drainage swales, site lighting, site landscaping, retaining walls, fencing, and project
identification signs. The proposed site plan is shown in Figure 2 on the following page.
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FIGURE 2: PROPOSED SITE PLAN
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ATTACHMENT 3
ANALYSIS

The following sections provide an analysis of the applicant’s proposal. Staff's analysis
includes:

A. General Plan and Specific Plan Amendment
B. Planned Development Permit

e Development Standards
e Building Architecture and Design
e Signage

Traffic/Access/Circulation

Parking

Noise Impacts

Walls/Fencing

Site Lighting

Trash/Recycling

Existing and Proposed Landscaping

Frontage Improvements

Lot Merger

Minor Administrative Modification (Transfer of Development Rights)

T rRAEST-TIOMMmOO

. Conformance with Relevant Folsom General Plan and Folsom Plan Area Specific
Plan Objectives and Policies

=

Native American Consultation (SB 18)

AL General Plan and Specific Plan Amendment

General Plan and Specific Plan Amendment and Consistency

The 10.8-acre project site has a General Plan land use designation of Multi-Family Low
Density (MLD) and Multi-Family High Density (MHD), and a Specific Plan land use
designation of Specific Plan-Multi-Family Low Density-Planned Development Permit (SP-
MLD-PD and Specific Plan-Multi-Family High Density-Planned Development Permit (SP-
MHD-PD). The proposed project includes a request for approval of a General Plan
Amendment to change the General Plan land use designation for a 5.0-acre portion of
the project site from MLD to MHD and a Specific Plan Amendment to change the Specific
Plan land use designation for the same 5.0-acre portion of the project site from SP-MLD-
PD to SP-MHD-PD. With approval of the proposed amendments, the entire project site
will have a General Plan land use designation of MHD and a Specific Plan land use




Planning Commission
Alder Creek Apartments (PN 18-222)
February 3, 2021

designation of SP-MHD-PD.

The project is consistent with both the General Plan land use designation and the Specific
Plan land use designation, as multi-family apartments are identified as a permitted land
use within the Folsom Plan Area Specific Plan (FPASP, Table A.1). The proposed
project, which will be developed with 24.5 dwelling units per acre, is also consistent with
the allowable density range (20-30 dwelling units per acre) established by the General
Plan (Table LU-1: Residential Designations). In addition, the proposed project meets the
development requirements established by the Folsom Plan Area Specific Plan (Table A.5)
with respect to lot area, building height, building setbacks, and parking. Development
standards for the proposed project are discussed later within the Planned Development
Permit section of this staff report.

In reviewing the General Plan Amendment and Specific Plan Amendment, staff also took
into consideration a number of community benefits that the proposed apartment project
will provide relative to the supply of new housing units, the addition of a new housing type,
and potential economic benefits. According to the California Department of Housing and
Community Development (HUD), the state of California is facing a severe shortage with
regard to housing supply, with some estimates indicating a shortfall of up to 3.5 million
housing units. The housing shortage has a number of significant negative effects
including but not limited to causing housing prices to rise which limits affordability, and
increasing the homeless population in communities. The benefit of the proposed project
is that it will increase the City’s housing supply by providing 265 new rental units in a
portion of the City (Folsom Plan Area) that currently has no rental units.

The Folsom Plan Area Specific Plan includes a number of goals and policies that
encourage a wide variety of housing types to be constructed in the Plan Area to serve the
needs of residents. In this particular case, the applicant is proposing development of a
265-unit luxury apartment community designed for residents with a higher discretionary
income. State of the art amenities associated with the apartment community include
elevators, pet washing stations, bicycle cafes, a bocce ball court, a fithess center, a resort-
style swimming pool, a movie theater, and concierge services. According to the applicant,
high-end apartment units are not widely available in Folsom, but are in great demand
based on their market research. In addition to providing the Folsom residents with an
upscale rental housing opportunity, the project represents the first multi-family apartment
project of any type to be developed in the Folsom Plan Area to date.

Lastly, according to the applicant, the proposed project will provide a boost to the local
economy by generating approximately 13 million dollars in development impact fee
revenue, which will help fund local infrastructure improvements, parks, and schools. The
proposed project will also contribute to three local Community Facilities Districts (CFD’s),
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which will finance future roadway maintenance, common landscaping, parks, and school
facilities. In addition, the proposed project is expected to generate approximately 1 million
dollars on an annual basis in property tax, which will benefit the community in various
ways.

B. Planned Development Permit

The purpose of the Planned Development Permit process is to allow greater flexibility in
the design of integrated developments than otherwise possible through strict application
of land use regulations. The Planned Development Permit process is also designed to
encourage creative and efficient uses of land. The following are proposed as part of the
applicant’s Planned Development Permit:

e Development Standards
e Building Architecture and Design
e Signage

Development Standards

The applicant’s intent with the subject application is to create a set of development
standards that will comply with the development standards established within the Folsom
Plan Area Specific Plan for multi-family zoned residential (SP-MHD-PD) properties. The
table below outlines the existing and proposed development standards for the Alder
Creek Apartments:

TABLE 1: DEVELOPMENT STANDARDS TABLE

Development Standards Table
Alder Creek Apartments

Lot Lot Front Yard Rear Yard Side Yard Building

Area Width Setback Setback Setbacks Height

SP-MHD-PD 0.5-acres NA 10 feet 15 feet 10 feet 50 feet
minimum minimum minimum minimum maximum

Proposed 10.8-acres NA 14 feet to 15 feet plus 10 feet plus 48 feet

Project 37 feet

As shown on the development standards table, the proposed project meets or exceeds
all development standards established for the SP-MHD-PD (Multi-Family High Density)
zoning district within the Folsom Plan Area Specific Plan. However, the proposed project
is requesting approval to deviate from the signage requirements established within the
Folsom Municipal Code by having two project identification signs (the FPASP does not
have specific standards with regard to signage). A detailed discussion of the project
identification request is contained later on within the Signage section of this report. In
addition, parking is also addressed separately within the Parking Section of this staff
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report.

Building Architecture and Design

As detailed in the Project Description section of this report, the proposed project includes
development of five four-story apartment buildings which are strategically clustered
around the project site to create a walkable community. In addition, the proposed project
includes a two-story clubhouse building located in the northeast corner of the project site.
The design concept for the apartment buildings and clubhouse features a modern
architectural style with strong articulation of building forms and massing, both of which
are used to break up the significant scale of the apartment buildings. Proposed building
materials include traditional stucco walls, stone wall tiles, stucco accents, metal awnings,
and tubular steel balcony and patio railing. The color scheme for the buildings is proposed
to be rustic in nature with predominant use of tan and brown colors, accented with a
mixture of lighter and darker colors. Proposed elevations and renderings of the apartment
buildings and clubhouse are shown below and on the following pages.

FIGURE 3: FRONT APARTMENT BUILDING ELEVATIONS
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FIGURE 4: REAR APARTMENT BUILDING ELEVATIONS
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FIGURE 6: CLUBHOUSE BUILDING ELEVATIONS
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The proposed project is subject to the Multi-Family Design Guidelines established within
the Folsom Plan Area Specific Plan (Attachment 24). The purpose of the Design
Guidelines is to establish parameters which apply to all multi-family land use categories
in the Folsom Plan Area. The Design Guidelines are also intended to encourage creativity
in finding solutions to specific design opportunities. The following are general design
principles identified by the Design Guidelines to ensure a high-quality and aesthetically
cohesive environment in the Folsom Plan Area:

e Designs incorporating building types, orientation with site improvements, and
circulation in a manner to cohesively blend into the existing and planned
surroundings.

e Designs highlighting community features for enhanced appearance, safety,
convenience, and social interaction through circulation connectivity and sitting of
open space.

e Designs supporting high-quality of life with appropriate useable private and
common areas.

e Designs embodying high-quality design elements and project identity through
variation in massing, articulation, heights, materials, styles, and creativity.

In addition to the Folsom Plan Area Specific Plan Multi-Family Design Guidelines, the
proposed project is subject to the City’s Design Guidelines for Multi-Family Development.
The Design Guidelines for Multi-Family Development recommend that multi-family
projects be designed in a manner that compliments the surrounding community. The
following are some of the specific design recommendations suggested by the Design
Guidelines:

e Variety and distinctness in design are desirable

e Expanses of uninterrupted wall area, unbroken roof forms, and box-like structures
shall be prohibited. Balconies, porches, bay windows, chimneys, and other design
elements with projections and varied setbacks shall be used to break up the
physical characteristics of structures.

e Separations and changes in the height of roof planes shall be used to visually
separate the units. Articulation such as roof dormers, hips, gables, balconies, wall
projections, and porches shall be used to break up the visual massing of building
facades.

e The use of a variety and combination of building materials is encouraged. Building
materials selected for multi-family projects shall be very durable and require low
maintenance including, but not limited to, stucco, stone, and brick. Building
materials shall integrate quality design elements consistent with the design of the
development and the surrounding neighborhood.
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e Predominant roof materials shall be of high quality, durable material such as, but
not limited to, clay or concrete roof tiles and asphalt shingles.

o Exterior building colors shall be compatible with the surrounding neighborhood
setting and shall not be out of character or in visual competition with the existing
surrounding design elements.

e All accessory structures, including carports, garages, and solid waste enclosures,
shall be designed with materials and in a manner consistent with the architectural
design characteristics of the development.

As illustrated on the building elevations and color renderings (Attachments 14 and 15),
the proposed apartment buildings and clubhouse incorporates many of the key design
features recommended by the Folsom Plan Area Specific Plan Multi-Family Design
Guidelines and the Design Guidelines for Multi-Family Development including the use of
layered massing to create a sense of depth, use of varied building forms to create visual
relief, use of staggered building heights to create visual interest, and the inclusion of
unique design details to reinforce the modern design theme.

As shown on the color and materials board (Attachment 16), the proposed project utilizes
a variety of natural building materials to enhance the appearance of the apartment
buildings and clubhouse. In terms of building materials, traditional stucco is juxtaposed
with vintage ranch faux wood tile and dark-hued steel accents. Cladding, signage,
fencing, and other building materials have been incorporated to emulate the local context
of the surrounding residential neighborhoods, but with a focus on the modern design
theme. With respect to building colors, the proposed project utilizes earthy brown and
tan colors which are supplemented by a series of darker and lighter accent colors.

Based on the aforementioned analysis, staff has determined that the proposed project
features a high-quality design that is consistent with the design recommendations of the
Folsom Plan Area Specific Plan Multi-Family Design Guidelines and the Design
Guidelines for Multi-Family Development. As a result, staff recommends approval of the
applicant’s design with the following conditions:

1. This approval is for five four-story apartment buildings and a two-story clubhouse
building associated with the Alder Creek Apartments project. The applicant shall
submit building plans that comply with this approval and the attached building
elevations and color renderings dated December 6, 2019.

2. The design, materials, and colors of the proposed Alder Creek Apartments
apartment buildings and clubhouse shall be consistent with the submitted building
elevations, color renderings, materials samples, and color scheme to the
satisfaction of the Community Development Department.
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3. Brick pavers or another type of colored masonry material (ADA compliant) shall
be used to designate pedestrian crosswalks on the project site, in addition to
where pedestrian paths cross drive aisles, and shall be incorporated as a design
feature at the driveway entrances at Alder Creek Parkway and Old Ranch Way to
the satisfaction of the Community Development Department.

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

5. Utility equipment such as transformers, electric and gas meters, electrical
panels, and junction boxes shall be screened by walls and or landscaping.

These recommendations are included in the conditions of approval (Condition No. 37)
presented for consideration by the Planning Commission.

Signage
The proposed project includes two freestanding monument signs which are located

within a landscaped area at the project entrances on Alder Creek Parkway and Old Ranch
Way, respectively. The two proposed monument signs, which are approximately 24
square feet in size, are designed to complement the design of the apartment buildings
and feature the use of stucco, cast stone, stone cobbles, and tube steel. The two
monument signs, which are double sided, will feature copy that reads “Alder Creek
Apartments” as well as the project address. The two monument signs will be indirectly
illuminated by two inset-up spotlights. Staff has determined that the design of the
proposed monument identification signs are complementary to the design of the proposed
Alder Creek Apartments.

The Folsom Municipal Code (FMC, Section, 17.50.040 D) states that monument
identification signs are an acceptable form of identification for multi-family residential
projects. The Folsom Municipal Code also states that multi-family residential projects are
permitted one freestanding sign that is a maximum of six-feet-tall with a maximum sign
area of 32 square feet. Through the Planned Development Permit process, the applicant
is seeking approval for two monument signs to provide identification for the proposed
project. Staff has determined that two monument signs are appropriate given that the
project has two unique driveway entrances on different streets, and also based on the
large physical scale of the apartment community. Staff recommends that the
owner/applicant obtain a sign permit prior to installation of the two monument signs.
Condition No. 39 is included to reflect this requirement.
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C. Traffic/Access/Circulation

The Folsom Plan Area Specific Plan established a series of plans and policies for the
circulation system within the entire Plan Area. The FPASP circulation system was
designed with a sustainable community focus on the movement of people and provides
a number of mobility alternatives such as walking, cycling, carpooling, and viable forms
of public transportation in addition to vehicular circulation. The circulation plan evaluated
regional travel, both in terms of connectivity and capacity as well as local internal
connections and access. The circulation plan also addressed the concerns of regional
traffic, including parallel capacity to U.S. Highway 50, and connectivity with surrounding
jurisdictions while considering community-wide connectivity, alternative modes of travel,
and the provision of complete streets.

The 2011 Folsom Plan Area Specific Plan Environmental Impact Report/Environmental
Impact Statement included not only a detailed analysis of traffic-related impacts within the
Plan Area, but also an evaluation of traffic-related impacts on the surrounding
communities. In total, there are fifty-five (55) traffic-related mitigation measures
associated with development of the FPASP which are included as conditions of approval
for the Alder Creek Apartments project. Many of these mitigation measures are expected
to reduce traffic impacts to East Bidwell Street. Included among the mitigation measures
are requirements to; fund and construct roadway improvements within the Plan Area, pay
a fair-share contribution for construction of improvements north of U.S. Highway 50,
participate in the City’'s Transportation System Management Fee Program, and
Participate in the U.S. Highway 50 Corridor Transportation Management Association.
The Alder Creek Apartment project is subject to all traffic-related mitigation measures
required by the 2011 FPASP EIR/EIS (Condition No. 43).

On May 5, 2015, Fehr & Peers completed a Traffic Impact Analysis for the Westland-
Eagle Specific Plan Amendment project (an Addendum to the FPASP EIR/EIS was
certified in association with the Westland-Eagle Specific Plan Amendment) and
determined that the traffic impacts associated with that project had been adequately
addressed in the 2011 Folsom Plan Area Specific Plan EIR/EIS with inclusion of some
minor adjustments to account for changes that have occurred since the EIR/EIS was
certified. The adjustments include requiring the project to modify the westbound
approach to the East Bidwell Street/lron Point Road intersection to include three left-turn
lanes, two through lanes, and one right-turn lane. In addition, the project was required to
pay a fair-share contribution towards improvements to the East Bidwell Street/Alder Creek
Parkway intersection including the addition of a channelized westbound right-turn lane.

On December 1, 2017, T.KEAR Transportation Planning & Management completed a
Transportation Impact Study for the Mangini Ranch Phase 2 Subdivision project to ensure
that no additional impacts would occur that were not previously identified and addressed
by the 2011 FPASP EIR/EIS and the 2015 Westland-Eagle Specific Plan Addendum to
the FPASP EIR/EIS. The Study determined that, with planned street and intersection
improvements, the Mangini Ranch Phase 2 Subdivision project would not create any new
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significant impacts when compared to the FPASP EIR/EIS and the Westland-Eagle
Specific Plan Amendment Addendum.

Existing Roadway Network

The project site is located at the southeast corner of the intersection of Alder Creek
Parkway and Westwood Drive. Significant roadways in the project vicinity include U.S.
Highway 50, Alder Creek Parkway, Westwood Drive, Old Ranch Way, and Quail Meadow
Way. U.S. Highway 50 is a six-lane east-west highway with a 65-mph posted speed limit
that passes through Folsom and connects the Sacramento region to Lake Tahoe and
points beyond. Alder Creek Parkway currently exists from East Bidwell Street to
Placerville Road and beyond into the Russell Ranch Subdivision to the east. Westwood
Drive between Alder Creek Parkway and Old Ranch Way is currently being constructed
as part of the Enclave Subdivision project and will be open to traffic prior to completion of
the proposed project. Old Ranch Way between East Bidwell Street and Westwood Drive
is currently being constructed as part of the Enclave Subdivision project and will be open
to traffic prior to completion of the proposed project. Old Ranch Way east of Westwood
Drive is currently being constructed as part of the Mangini Ranch Villages 4 and 8
Subdivision project and will be open to traffic prior to completion of the proposed project.
Quail Meadow Way is currently under construction as part of the Mangini Ranch Villages
4 and 8 project and will be open before completion of the proposed project.

On December 21, 2020, Fehr & Peers completed a Transportation Impact Study (included
as Attachment 20 to this staff report) that evaluated traffic, access, and circulation impacts
associated with the proposed project. The Study relies, in part, on data and analysis
contained in the transportation impact studies prepared for the Mangini Phase 2
Subdivision project and the Toll Brothers at Folsom Ranch Subdivision project. The Study
analyzed traffic operations at the following 10 study intersections in the vicinity of the
project site:

East Bidwell Street/U.S. Highway 50 Westbound Ramps
East Bidwell Street/U.S. Highway 50 Eastbound Ramps
East Bidwell Street/Alder Creek Parkway

East Bidwell Street/Old Ranch Way

East Bidwell Street/Savannah Parkway

East Bidwell Street/Mangini Parkway

Alder Creek Parkway/Westwood Drive

Alder Creek Parkway/Quail Meadow Drive

Old Ranch Way/Westwood Drive

Old Ranch Way/Quail Meadow Drive

Two different scenarios were evaluated in reviewing traffic operations at the 10
aforementioned study intersections including Baseline No Project Conditions (2024) and
Baseline Plus Project Conditions (2024). The results of the Study are discussed below.
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The proposed Alder Creek Apartments project is expected to generate a total of 89
vehicle-trips during the weekday AM peak hour (23 inbound and 66 outbound) and 113
during the weekday PM peak hour trips (69 inbound and 44 outbound). Overall, the
proposed project is projected to generate approximately 1,443 daily vehicle trips. Based
on the expected number of project-related vehicle trips, the Study concluded that the
proposed project would not have a significant impact on vehicle level of service (LOS) at
any of the study intersections under Baseline No Project Conditions or Baseline Plus
Project Conditions. In addition, the Study determined that the proposed project would not
result in any new traffic-related impacts that were not previously identified and addressed
by traffic studies and environmental documents associated with the 2011 Folsom Plan
Area Specific Plan, the 2015 Westland/Eagle Specific Plan Amendment, the 2017
Mangini Ranch Phase 2 Subdivision, and the 2020 Toll Brothers at Folsom Ranch
Subdivision.

The Governors’ Office of Planning and Research (OPR) has published guidance
recommending a CEQA threshold for transportation impacts of land use projects of a 15
percent Vehicle Miles Traveled (VMT) reduction per capita, relative to either city or
regional averages, based on the California’s Climate Scoping Plan'. Qualitative
assessment of VMT reduction was determined to be acceptable to screen projects?.
Under State Law (SB 743), VMT became the only CEQA threshold of significance for
transportation impacts on July 1, 2020.

As provided in CEQA Guidelines Section 15007, amendments to the guidelines apply
prospectively only,” and CEQA documents must meet the “content requirements in effect
when the document was set out for public review,” and “shall not need to be revised to
conform to any new content requirements in guideline amendments taking effect before
the document is finally approved. The FPASP EIR/EIS was set out for public review in
2010 and certified in 2011, long before the amendment to the CEQA Guidelines adding
VMT as the measure of transportation impacts. The FPASP EIR/EIS and all subsequent
review of projects in the Folsom Plan Area have utilized the LOS threshold of significance
for traffic related impacts. As directed by CEQA (Section 15007), the FPASP EIR/EIS
does not need to be revised to conform to the new VMT requirements.

Nevertheless, the Study determined that the changes proposed by the Alder Creek
Apartments project will result in a negligible change in VMT when compared to the
existing FPASP. The proposed project includes a Minor Administrative Modification
(MAM) that will shift residential units among several parcels in the Folsom Plan Area.
This transfer of residential units would not create additional dwelling units or change the
FPASP'’s total off-site trip generation. A small change in VMT would result from changes
in travel distance among the effected parcels within the FPASP; however, given the
relatively short distances between the effected parcels where the shift of dwelling units

1 OPR (2018) Technical Advisory on Evaluating Transportation Impacts In CEQA,
http://www.opr.ca.gov/docs/20190122-743 Technical Advisory.pdf.
2 OPR's webinar on SB 743 implementation, 4/16/2020.
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will occur and the small number of trips being shifted, the change in net VMT generated
would be negligible compared to the FPASP total VMT of 612,800.

Project Access and On-Site Circulation

As shown on the submitted site plan (Attachment 7), access to the project site is provided
by a new driveway on the south side of Alder Creek Parkway and a new driveway on
north side of Old Ranch Way. The project driveway located on Alder Creek Parkway,
which includes a vehicle gate to control access into and out of the project site, will
accommodate right-turn in and right-turn out movements only. The project driveway
located on Old Ranch Way, which also includes a vehicle gate, will accommodate all
turning movements into and out of the project site. Internal circulation is facilitated by
numerous drive aisles which provide for vehicle circulation throughout the project site.
Pedestrian circulation is provided by new sidewalks located along the street frontages of
Alder Creek Parkway, Westwood Drive, Old Ranch Way, and Quail Meadow Way and by
new internal pedestrian walkways that provide access throughout the project site.
Pedestrian gates at the two driveway entrances will facilitate access into and out of the
project site. A Vehicle Access and Circulation Exhibit and Pedestrian Circulation Exhibit
associated with the proposed project are shown in Figures 8 and 9 on the following pages.
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FIGURE 8: VEHICLE ACCESS AND CIRCULATION EXHIBIT
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FIGURE 9: PEDESTRIAN CIRCULATION EXHIBIT
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The Transportation Impact Study prepared for the proposed project evaluated the
operation and configuration of the project access system in terms of driveway spacing,
driveway throat depth, on-site circulation, adjacent street circulation, and deceleration
lane requirements. The Study determined that the two proposed driveways, located on
Alder Creek Parkway and Old Ranch Way respectively, provide adequate spacing from
the nearest street intersections and meet the City’s Design Standards for driveways
located on collector streets. The Study also determined that the two proposed project
driveways provide sufficient throat depth for inbound and outbound vehicles so as to avoid
excessive vehicle queuing into the project site and onto adjacent public streets.

The Study considered on-site circulation and determined that the project features a well-
designed parking lot layout which minimizes offset drive aisles and provides adequate
drive aisle widths of 25 feet or greater. In addition, the Study determined that there are
abundant pedestrian facilities provided by the project including sidewalks, pedestrian
walkways, and pedestrian connections which facilitate pedestrian movements in and
around the project site.
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In terms of adjacent street circulation, the Study evaluated the adjacent streets and street
intersections to ensure that adequate vehicle circulation would occur around the project
site. The Study identified a number of concerns regarding potential turning movements
that project residents may attempt to perform after exiting the project site. In particular,
the Study indicated that project residents may exit the Alder Creek Parkway project
driveway and attempt to make an eastbound U-turn movement at Quail Meadow Way in
an attempt to get to East Bidwell Street. The street design of Alder Creek Parkway at
Quail Meadow Way (consists of eastbound through lane, raised median, and westbound
through lane) does not provide adequate width (33 feet) for U-turn movements to be
performed safely. As a result, the Study recommends that the following measure
(Condition No. 33) be implemented to restrict U-turn movements at this location:

e Eastbound U-Turns on Alder Creek Parkway at Quail Meadow Way shall be
prohibited. “No U-turn” signs (CA MUTCD R3-4 or similar) shall be installed
facing the eastbound approach, in the median on the near and far side of the
intersection.

The Study also indicated that project residents may attempt to reach East Bidwell Street
by exiting the Alder Creek Parkway project driveway and performing an eastbound U-turn
movement at Placerville Road. The street design of Alder Creek Parkway at Placerville
Road is not designed to safety accommodate U-turn movements. As a result, the Study
recommends that the following measure (Condition No. 33) be implemented to restrict U-
turn movements at this location:

e Eastbound U-Turns on Alder Creek Parkway at Placerville Road shall be
prohibited. “No U-turn” signs (CA MUTCD R3-4 or similar) shall be installed
facing the eastbound approach, in the median on the near and far side of the
intersection.

The Study evaluated the submitted site plan to determine whether the submitted site plan
met the City’s deceleration lane requirements (Section 12.5 of the City of Folsom Design
Standards) relative to the project driveways on Alder Creek Parkway and Old Ranch Way.
The Study noted that a right-turn deceleration lane has already been constructed along
the Alder Creek Parkway project frontage to serve that project driveway. The Study
determined that a deceleration lane is not required at the project driveway on Old Ranch
Way as this street is not considered a major or minor arterial street.

To ensure implementation of the traffic control measures identified on the submitted site
plan, staff recommends the following recommendations be included as conditions of
approval for the project (Condition No. 34)

e A “stop” sign and appropriate pavement markings shall be installed at the
internal northbound approach to the project driveway located on Alder Creek
Parkway.
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e A “stop” sign and appropriate pavement markings shall be installed at the
internal southbound approach project driveway located on Old Ranch Way.

e The vehicle entry gates at the two project driveway locations shall open
inward, away from Alder Creek Drive and Old Ranch Way respectively. In
addition, the design of the vehicle entry gates and the vehicle entry gate area
shall conform to all requirements established by the City of Folsom for gated
multi-family residential developments.

o [f vehicles are observed backing up into Alder Creek Parkway or Old Ranch
Way at either of the two gated project entries, City staff will evaluate and
require appropriate measures to alleviate the traffic congestion including but
not limited to requiring the two project entry gates to remain open during the
AM (7:00 a.m. to 9:00 a.m.) and PM (4:00 p.m. to 6:00 p.m.) peak hours on
weekdays.

e The project driveway on Old Ranch Way shall be restricted for use solely by
residents of Alder Creek Apartment project. Signage shall be installed that
indicates the Old Ranch Way project driveway is restricted for use by residents
only. In addition, signage shall be installed that directs guests and visitors to
the Alder Creek Parkway project driveway for access to the apartment
community.

* Residents of the Alder Creek Apartments project shall be issued remote
transmitters to allow them to open the entry gates without needing to stop to
enter a code in the keypad at either entrance location.

D. Parking

As noted in the Project Description, the proposed project includes a total of 265
apartment units including 145 one-bedroom units, 100 two-bedroom units, and 20 three-
bedroom units. The Folsom Plan Area Specific Plan (Table A.14) requires that apartment
developments located within a Multi-Family High Density (MHD) designated area provide
one parking space for each one-bedroom unit, two parking spaces for each two or three-
bedroom unit, and 0.5 guest parking spaces for each apartment unit. As shown and
described on the submitted site plan, the proposed project includes a total of 541 parking
spaces including 320 covered carport parking spaces, 85 coverage garage parking
spaces, and 136 uncovered parking spaces. Staff has determined that the proposed
project meets the parking requirements prescribed by the Folsom Plan Area Specific Plan
by providing 541 parking spaces whereas a minimum of 518 parking spaces are required.

The Folsom Plan Area Specific Plan (Table A.14) requires that apartment developments
located within a Multi-Family High Density (MHD) designated area provide one bicycle
parking space for each apartment unit that does not have a garage. In this case, there
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are 180 apartment units that do not have their own garage, thus 180 bicycle parking
spaces would be required. The submitted site plan indicates that the proposed project
will include a total of 180 bicycle parking spaces including 85 spaces (17 spaces per
building) located within interior bike storage areas in each apartment building, 50 external
spaces (10 spaces per building) located outside of each apartment building, and 45
spaces dispersed evenly around each apartment building. Staff has determined that the
proposed project meets the bicycle parking requirements dictated by the Folsom Plan
Area Specific Plan by providing 180 bicycle parking spaces whereas a minimum of 180
parking spaces are required. However, staff does recommend that 20 additional bicycle
parking spaces be provided at the community clubhouse building (inside or outside) to
serve residents of the community. Condition No. 36 is included to reflect this requirement.

E. Noise Impacts

Based on the proximity of the project site to U.S. Highway 50, Alder Creek Parkway,
Westwood Drive, and Placerville Road, acoustical measurements and modeling were
prepared by J.C. Brennan & Associates on February 13, 2018 to analyze potential noise
impacts at the proposed Alder Creek Apartments project site. The purpose of the Noise
Analysis was to quantify existing noise levels associated with traffic on the
aforementioned roadways and to compare those noise levels against the applicable City
of Folsom noise standards for acceptable noise exposure at the project site. In addition,
noise generated by the proposed project including construction activities, on-site
parking/circulation, and mechanical equipment noise, was also evaluated in the Noise
Analysis.

Two aspects of noise impacts were evaluated relative to the proposed apartment
community, noise directed at the proposed project, and noise caused by the proposed
project. As noted previously, the predominant existing noise sources in the project vicinity
that cause an impact to the project site are from vehicles traveling on U.S. Highway 50,
Alder Creek Parkway, Westwood Drive, and Placerville Road, as well as background
noises from adjacent nearby residential land uses. Potential noise impacts that might
result from development of the Alder Creek Apartments project are construction-related
activities and operational activities. Construction-related noise would have a short-term
effect, while operational noise would continue throughout the lifetime of the project.

The Noise Element of the City of Folsom General Plan regulates noise emissions from
public roadway traffic on new development of residential or other noise sensitive land
uses. The Noise Element states that noise from traffic on public roadways shall not
exceed 65 CNEL for outdoor use areas and 45 CNEL for interior use areas. The Noise
Analysis determined that exterior noise levels at the outdoor use areas on the project site
would range from 51 CNEL to 61 CNEL, which complies with the City’s 65 CNEL outdoor
use area noise standard. The Noise Analysis also determined that the interior noise levels
on the project site would range from 26 CNEL to 36 CNEL, which complies with the City’s
45 CNEL interior noise level standard. However, to further ensure the interior noise level
standard would be satisfied, the Noise Analysis recommended that air conditioning be
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provided to allow residents to close windows and doors for appropriate acoustical
isolation. Condition No. 43 is included to reflect this requirement.

Construction of the Alder Creek Apartments project would temporarily increase noise
levels in the project vicinity during the construction period, which would take
approximately 16 to 20 months. Construction activities, including site clearing,
excavation, grading, building construction, and paving, would be considered an
intermittent noise impact throughout the construction period of the project. The City’s
Noise Ordinance excludes construction activities from meeting the General Plan Noise
Element standards, provided that all phases of construction are limited to the hours
between 7:00 a.m. and 6:00 p.m. on weekdays, and between 8:00 a.m. and 5:00 p.m. on
Saturdays. To ensure compliance with the City’s Noise Control Ordinance and General
Plan Noise Element, staff recommends that hours of construction operation be limited
from 7:00 a.m. to 6:00 p.m. on weekdays and 8:00 a.m. to 5:00 p.m. on Saturdays with
no construction permitted on Sundays or holidays. In addition, staff recommends that
construction equipment be muffled and shrouded to minimize noise levels. Condition No.
43 is included to reflect these requirements.

Operational noises generated by the proposed project include sounds associated with
new vehicle trips, vehicle parking, and mechanical equipment associated with the
apartment community. Persons and activities potentially sensitive to noise in the project
vicinity include future residents within the Enclave Subdivision (approximately 100 feet)
across Westwood Drive to the west, future residents within the Mangini Ranch Phase 2
Subdivision (approximately 50 feet) across Quail Meadow Way to the east, and future
residents within the Mangini Ranch Phase 2 Subdivision (approximately 100 feet) across
Alder Creek Parkway to the north. Based on residential nature of the proposed project
and the fact that the project site will be surrounded by residential development in the
future, staff has determined that potential noise impacts relative to these operational noise
sources will not be significant.

F. Walls/Fencing

As shown on the preliminary wall and fence exhibit (Attachment 12), the proposed project
includes a combination of retaining walls, gravity walls, seat walls, open-view fencing, and
vinyl-coated chain link fencing. Split-face CMU retaining walls that range from two to six
feet in height are proposed at various locations around the perimeter of the site, and also
along a small stretch of an interior drive aisle. A three-foot-tall interlocking concrete block
gravity wall is proposed along a small portion of the southern property boundary. Two-
foot-tall cast concrete seat walls are proposed are strategic locations throughout the
project site including within the clubhouse area. Six-foot-tall tube steel open view fencing,
interspersed with decorative masonry pilasters, is proposed around the perimeter of the
site and around the clubhouse facility. In some areas around the perimeter of the site,
the open view fencing is positioned on top of retaining walls. Lastly, four-foot-tall vinyl-
coated chain link fencing is proposed at the dog park feature located in the southeast
corner of the project site. Staff recommends that the four-foot-tall vinyl-coated chain link
fencing at the dog park be replaced with tubular steel fencing or a similar decorative
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fencing design to the satisfaction of the Community Development Department. In
addition, staff recommends that the final location, design, height, materials, and colors of
the retaining walls, gravity walls, seat walls, and fencing be subject to review and
approval by the Community Development Department. Condition No. 16 is included to
reflect this requirement.

G. Site Lighting

As shown on the preliminary lighting plan (Attachment 13), the applicant is proposing to
use a combination of pole-mounted parking lot lighting, carport lighting, building-attached
lighting, and bollard lights along the walkways on the project site. All lighting would be
designed to minimize light/glare impacts to the adjacent properties by ensuring that all
exterior lighting is shielded and directed downward. Staff recommends that the final
exterior building and site lighting plans be submitted for review and approval by
Community Development Department for location, height, aesthetics, level of illumination,
glare and trespass prior to the issuance of any building permits. In addition, staff
recommends all lighting is designed to be shielded and directed downward onto the
project site and away from adjacent properties and public rights-of-way. Condition No. 20
is included to reflect these requirements.

H. Trash/Recycling

The proposed project includes three trash/recycling enclosures that are distributed evenly
throughout the project site. As part of their concierge service, the Alder Creek Apartments
maintenance staff will be responsible for transporting trash and recycling items from the
collection areas within each building outside to one of the three trash/recycling
enclosures. Staff recommends that the final location, design, materials, and colors of the
trash/recycling enclosures be subject to review and approval by the Community
Development Department. Condition No. 38 is included to reflect these requirements.

l. Existing and Proposed Landscaping

The square shaped 10.8-acre project site has previously been mass graded as part of
development of the Mangini Ranch Phase 2 Subdivision. There are no trees or other
significant vegetation are present on the project site.

The proposed project will include landscaping along the project’s four street frontages
and also landscaping interior to the project site. A landscape buffer (includes sidewalk)
is proposed along each street frontage including an 18-foot-wide buffer along Alder Creek
Parkway, a 15-foot-wide landscape buffer along Westwood Drive, and an 18.5-foot-wide
buffer along Old Ranch Way and Quail Meadow Way.

As shown on the landscape plans (Attachment 10), the applicant is proposing to install
landscaping that features California-native and low water-use trees, shrubs, and
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groundcover selections intended to comply with the requirements of the Model Water
Efficiency Landscape Ordinance (MWELO). Proposed landscape improvements include
a variety of drought-tolerant trees, shrubs, and groundcover. Among the proposed trees
are; Chinese Elm, Cork Oak, Deodar Cedar, Flame Tree, Glory Maple, Japanese Elm,
Maidenhair Tree, and Southern Magnolia. Proposed shrubs and groundcover include;
Asian Jasmine, Brittlebrush, Cape Rush, Carolina Cherry, Dwarf Strawberry Tree, Gold
Dust Plant, Japanese Holly, Mexican Heather, Red Yucca, Russian Olive, St. John’s
Wort, and Yellow Lantana. The preliminary landscape plan meets the City shade
requirement (50%) by providing 50% shade in the parking lot area within fifteen (15)
years. Staff recommends that the final landscape plans be reviewed and approved by
the Community Development Department. Condition No. 31 is included to reflect this
requirement.

J. Frontage Improvements

Existing improvements to Alder Creek Parkway (adjacent to project site) include
underground utilities, two travel lanes, bicycle lanes, an eastbound right-turn deceleration
lane, a raised median for landscaping, curbs, and gutters. Existing improvements to
Westwood Drive include underground utilities, two travel lanes, bicycle lanes, a raised
median for landscaping, curbs, and gutters. Existing improvements to Old Ranch Way
include underground utilities, two travel lanes, curbs, and gutters. Existing improvements
to Quail Meadow Way include underground utilities, two travel lanes, a partial median for
landscaping, curbs, and gutters. The owner/applicant will be required to install sidewalks,
landscaping, streetlights, retaining walls, and site fencing along the street frontages of
Alder Creek Parkway, Westwood Drive, Old Ranch Way, and Quail Meadow Way
(Condition No. 18). The recommended conditions of approval require the applicant to
submit detailed plans for all sidewalks, landscaping, streetlights, retaining walls, and site
fencing prior to construction to ensure compliance with the Folsom Ranch Central District
Design Guidelines.

K. Lot Merger

The 10.8-acre project site currently consists of two separate parcels, FPASP Parcel 151
(APN No. 072-3670-012) which is approximately 5.8-acres in size, and FPASP Parcel 82-
B1 (APN No. 072-3670-011) which is approximately 5.0-acres in size. Since the
proposed apartment project is an integrated community with shared access, parking, and
amenities, the applicant is proposing to merge the two parcels together to form a single
parcel. Staff recommends that the owner/applicant complete and record a Lot Merger
that combines the two parcels (APN No. 072-3670-011 and 072-3670-012) associated
with the proposed project into one parcel prior to issuance of the first building permit for
the project. Condition No. 42 included to reflect this requirement.
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L. Minor Administrative Modification (Transfer of Development Rights)

The project site, which consists of two separate parcels (FPASP Parcel 151 and 82-B1),
is designated by the FPASP for the development of a total of 203 residential units, with
145 units allocated to Parcel 151 and 58 dwelling units allocated to Parcel 82-B1. Based
on the fact that the applicant is proposing to construct 265 residential units on the project
site, a Minor Administrative Modification is being requested for the transfer of
development rights to move 62 allocated dwelling units from other parcels (Parcels 74
and 158) with the Folsom Plan Area Specific Plan to the project site. In addition, a Minor
Administrative Modification is being requested to transfer dwelling units among three
other parcels situated within the Folsom Plan Area. Specifically, the Minor Administrative
Modification seeks to relocate 89 residential units from Parcels 74 and 158 and move
them to Parcel 148. The exhibit shown below contains the existing and proposed
reallocation of units within the Folsom Plan Area as proposed by the subject Minor
Administrative Modifications.

FIGURE 10: MINOR ADMINISTRATIVE MODIFICATION EXHIBIT
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The Folsom Plan Area Specific Plan provides for Minor Administrative Modifications,

“... that are consistent with and do not substantially change its overall intent,
such as minor adjustments to the land use locations and parcel boundaries
shown in Figure 4.1 — Land Use and Figure 4.4 — Plan Area Parcels and the
land use acreages shown in Table 4.1 — Land Use Summary.” [FPASP
Section 13.3]

Minor administrative modifications can be approved at a staff level, provided the following
criteria are met:

The proposed modification is within the Plan Area.
The modification does not reduce the size of the proposed town center.

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

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

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

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

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

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

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

As mentioned previously, the proposed project includes a request for approval of a Minor
Administrative Modification to transfer development rights among one of the subject
parcels and other residential parcels located in the Folsom Plan Area. The FPASP
permits flexibility in transferring residential unit allocations to reflect changing market
demand. The FPASP states that “the City shall approve residential dwelling unit
allocation transfers or density adjustments between any Plan Area resident land parcel
or parcels, provided the following conditions are met”:

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

The transferor and transferee parcel or parcels conform to all applicable
development standards contained in Appendix A — Development Standards.
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e The transfer of units does not result in increased impacts beyond those identified
in the FPASP EIR/EIS

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

Based on staff's review, the proposed reallocation of 62 residential units from other
parcels within the Folsom Plan Area to the project site, and the relocation of residential
units among three other parcels within the Folsom Plan Area, meet all of the required
criteria mentioned above. As a result, staff is able to approve the proposed Minor
Administrative Modifications and the transfer of development rights as proposed.

M. Conformance with Relevant General Plan and Folsom Plan Area Specific Plan
Goals and Policies

The recently approved City of Folsom 2035 General Plan outlines a number of goals,
policies, and implementation programs designed to guide the physical, economic, and
environmental growth of the City. In addition, the Folsom Plan Area Specific Plan includes
goals and policies intended to ensure successful development within the Folsom Plan
Area. Staff has determined that the proposed project is consistent with both the General
Plan and Specific Plan goals and policies. The following is a summary analysis of the
project’s consistency with the Folsom General Plan and with key policies of the Folsom
Plan Area Specific Plan.

APPLICABLE GENERAL PLAN GOALS AND POLICIES

GP GOAL LU 1.1 (Land Use/Growth and Change)

Retain and enhance Folsom’s quality of life, unique identity, and sense of community
while continuing to grow and change.

GP POLICY LU 1.1.12-1 (Infill Development)

Respect the local context: New development should improve the character and
connectivity of the neighborhood in which it occurs. Physical design should respond to
the scale and features of the surrounding community, while improving critical elements
such as transparency and permeability.

Analysis: The proposed project is consistent with this policy in that the project
features significant site and design improvements which will enhance the overall
character of the area including introducing new upscale apartment units with a
contemporary residential design intended to compliment the design of approved
residential and commercial developments in the vicinity. In addition, the proposed
project is consistent with the Folsom Ranch Central District Design Guidelines.
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GP POLICY LU 1.1.15 (SACOG Blueprint Principles)
Strive to adhere to the Sacramento Regional Blueprint Growth Principles.

Analysis: The proposed project is consistent with this policy in that the project has
been designed to adhere to the primary SACOG Blueprint Principles including
Compact Development, Housing Choice and Diversity, Use of Existing Assets, and
Quality Design. Compact Development involves creating environments that are
more compactly built and use space in an efficient but attractive manner and helps
to encourage more walking, biking, and transit use and shorter auto trips. Housing
Choice and Diversity includes providing a variety of places where people can live
(apartments, townhomes, condominiums, and single-family detached homes) and
also creating opportunities for the variety of people who need them such as
families, singles, seniors, and people with special needs. Use of Existing Assets
entails intensification of the existing use or redevelopment in order to make better
use of existing public infrastructure, including roads. Quality Design focuses on
the design details of any land development (such as relationship to the street,
placement of buildings, sidewalks, street widths, landscaping, etc.), which are all
factors that influence the attractiveness of living in a compact development and
facilitate the ease of walking within and in and out of a community.

GP GOAL H-2 (Removing Barriers to the Production of Housing)
To minimize governmental constraints on the development of housing for households of
all income levels.

GP POLICYH 2.7
The City shall educate the community on the needs, the realities, and the benefits of
affordable and high-density housing.

Analysis: The proposed project is consistent with this policy in that the project will
result in development of a 265-unit multi-family high density apartment community
with a residential density of 24.5 units per acre. The project is also the first multi-
family apartment community to be proposed within the Folsom Plan Area,
providing a type of housing (rental apartments) not currently available in this
portion of the City.

GP GOAL M 4.1 (Vehicle Traffic and Parking)
Ensure a safe and efficient network of streets for car and trucks, as well as provide an
adequate supply of vehicle parking.

GP POLICY M 4.1.3 (Level of Service)

Strive to achieve a least traffic Level of Service “D” (or better) for local streets and
roadways throughout the City. In designing transportation improvements, the City will
prioritize use of smart technologies and innovative solutions that maximize efficiencies
and safety while minimizing the physical footprint. During the course of Plan buildout it
may occur that temporarily higher Levels of Service result where roadway improvements
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have not been adequately phased as development proceeds. However, this situation will
be minimized based on annual traffic studies and monitoring programs. Staff will report
to the City Council at regular intervals via the Capital improvement Program process for
the Council to prioritize project integral to achieving Level of Service D or better.

Analysis: The proposed project is consistent with this policy in that the project will
not result in a change in the level of service (LOS) at any of the ten study
intersections. In addition, the proposed project, while not technically subject to the
VMT requirement as discussed earlier within the Traffic/Access/Circulation Section
of this staff report, will result in a negligible change in VMT when compared to the
existing FPASP.

GP GOAL M 4.2 (Vehicle Traffic and Parking)
Provide and manage a balanced approach to parking that meets economic development
and sustainability goals.

GP POLICY M 4.2.4 (Electric Vehicle Charging Stations)
Encourage the installation of electric vehicle charging stations in parking spaces
throughout the city, prioritizing installations at multi-family residential units.

Analysis: The proposed project is consistent with this policy in that the project
includes electric vehicle charging stations in each of the 85 covered garages and
in the two “gang” stations positioned in the parking lot area. The number of
proposed electric vehicle charging station is consistent with the California Green
Buildings Standards Code’s provisions for multi-family residential development.

GP GOAL LU 6.1 (Residential Neighborhoods)
Allow for a variety of housing types and mix of uses that provide choices for Folsom
residents, create complete and livable neighborhoods, and encourage walking and biking.

GP POLICY LU 6.1.3 (Efficiency through Density)

Support an overall increase in average residential densities in identified urban centers
and mixed-use districts. Encourage new housing types to shift from lower-density, large-
lot developments to higher-density, small-lot and multifamily developments, as a means
to increase energy efficiency, conserve water, reduce waste, as well as increase access
to services and amenities (e.g., open space) through an emphasis of mixed uses in these
higher-density developments.

Analysis: The proposed project is consistent with this policy in that the project is
providing an upscale multi-family residential project developed at a residential
density of 24.5 units per acre. According to the applicant, upscale luxury
apartments are considered an underserved segment of the rental housing market
in Folsom today based on their market research. The proposed project design
also incorporates sustainable features (mechanical, electrical, plumbing, HVAC
systems, and rooftop photovoltaic systems) that are consistent with California
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Green Building Standards Code (CALGreen). In addition, the proposed project
includes electric vehicle charging stations, and electric vehicle parking spaces, and
cool surface paving materials consistent with CALGreen.

GP GOAL LU 9.1 (Land Use/Community Design)

Encourage community design that results in a distinctive, high-quality built environment
with a character that creates memorable places and enriches the quality of life of Folsom’s
residents.

GP POLICY LU 9.1.10 (Renewable and Alternative Energy Generation Systems)
Require the use of solar, wind, and other on-site renewable energy generation systems
as part of the design of new planned developments.

Analysis: The proposed project is consistent with this policy in that the project
includes the use of solar thermal hot water heaters at the community clubhouse
building and the apartment buildings will have necessary infrastructure for future
photovoltaic installation and expansion. The apartment buildings will also be wired
to accommodate future installation of rooftop photovoltaic systems. In addition,
while not considered renewable or alternative energy generation systems, electric
vehicle charging stations are proposed in each of the 85 covered garages as well
as in two “gang” stations located in the parking lot area. The proposed project also
includes the use of cool paving materials at the two project driveway entries and
in the site amenity areas located throughout the project site.

Conformance with Relevant Specific Plan Goals, Objectives, and Policies

The Folsom Plan Area Specific Plan identifies a number of goals, objectives, and policies
designed to guide the physical, economic, and environmental growth of the Specific Plan
Area. Staff has determined that the proposed project is consistent with the Specific Plan
goals, objectives, and policies as outlined and discussed below:

SP OBJECTIVE H-1 (Housing)
To provide an adequate supply of suitable sites for the development of a range of housing
types to meet the housing needs of all segments of the population.

GP and SP POLICY H-1.1
The City shall ensure that sufficient land is designated and zoned in a range of residential
densities to accommodate the City’s regional share of housing.

Analysis: The City provides residential lands at a variety of residential densities
as specified in the General Plan and in the Folsom Municipal Code. The Folsom
Plan Area Specific Plan includes specialized zoning (Specific Plan Designations)
that are customized to the Plan Area as adopted in 2011 and as Amended over
time. The FPASP provides residential lands at densities ranging from 1-4 dwelling
unit per acre (SF), 4-7 dwelling units per acre (SFHD), 7-12 dwelling units per acre
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(MLD), 12-20 dwelling units per acre (MMD), 20-30 dwelling units per acre (MHD),
and 9-30 dwelling units per acre (MU).

With approval of the proposed General Plan Amendment and Specific Plan
Amendment, the project site will have General Plan land use designation of MHD
and a Specific Plan land use designation of SP-MHD-PD. In addition, the Alder
Creek Apartments project will be developed at 24.5-units per acre, which is within
the allowed density range for the MHD designation.

SP POLICY 4.1

Create pedestrian-oriented neighborhoods through the use of a grid system of streets
where feasible, sidewalks, bike paths and trails. Residential neighborhoods shall be
linked, where appropriate, to encourage pedestrian and bicycle travel.

Analysis: The Alder Creek Apartments project proposes a multi-family apartment
community with a grid system of local streets provided with sidewalks on both sides
of the street. Bicycle and pedestrian circulation within the project site will be
accommodated by a series of interconnected walkways that will connect via
external sidewalks and Class Ill bicycle lanes with nearby neighborhoods, parks,
schools, and open space trails that have Class | bicycle trails.

SP POLICY 4.6

As established by the Folsom Plan Area Specific Plan, the total number of dwelling units
for the Plan Area shall not exceed 11,461. The number of units within individual land use
parcels may vary, so long as the number of units falls within the allowable density range
for a particular land use designation.

Analysis: There have been a number of Specific Plan Amendments approved by
the City Council within the Folsom Plan Area, which has generally led to an
increase in residentially zoned land and a decrease in commercially zoned land.
As a result, the number of residential units within the Plan Area increased from
10,210 to 11,461. The various Specific Plan Amendment EIRs and Addendums
analyzed impacts from the conversion of the commercial lands to residential lands;
impacts and associated mitigations measures can be found in the individual
project-specific environmental documents.

While the proposed project will result in an increase in the number of dwelling units
that were anticipated to be constructed on the project site (increase from 203 to
265 dwelling units), this is offset by the reallocation of dwelling units among three
other parcels within the Folsom Plan Area as described in the Minor Administrative
Modification section of this staff report. The reallocation of units among these
parcels will not exceed the allowable density for the parcels. In addition, the
proposed project does not result in any change in total dwelling units (11,461
dwelling units) in the FPASP.
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SP OBJECTIVE 7.1 (Circulation)

Consistent with the California Complete Streets Act of 2008 and the Sustainable
Communities and Climate Protection Act (SB 375), create a safe and efficient circulation
system for all modes of travel.

SP POLICY 7.1

The roadway network in the Plan Area shall be organized in a grid-like pattern of streets
and blocks, except where topography and natural features make it infeasible, for the
majority of the Plan Area in order to create neighborhoods that encourage walking, biking,
public transit, and other alternative modes of transportation.

Analysis: Consistent with the requirements of the California Complete Streets Act,
the FPASP identified and planned for hierarchy of connect “complete streets” to
ensure that pedestrian, bike, bus, and automobile modes are travel are designed
to have direct and continuous connections throughout the Plan Area. Every option,
from regional connector roadways to arterial and local streets, has been carefully
planned and designed. Recent California legislation to reduce greenhouse gas
emissions (AB 32 and SB 375) has resulted in an increased market demand for
public transit and housing located closer to service needs and employment
centers. In response to these changes, the FPASP includes a regional transit
corridor that will provide public transportation links between the major commercial,
public, and multi-family residential land uses in the Plan Area.

The Alder Creek Apartments project has been designed with multiple modes of
transportation options (vehicles, bicycle, walking, access to transit) and internal
drive aisles organized in a pattern consistent with the approved FPASP circulation
plan.

N. Native American Consultation (SB 18)

Senate Bill (SB) 18 was signed into law in September 2004 and became effective in March
2005. SB 18 requires city and county governments to consult with California Native
American tribes early in the planning process with the intent of protecting traditional tribal
cultural places. In accordance with Government Code 65352.3(a)(2), the City sent project
notifications to each of listed tribes on March 6, 2020 and afforded them 90 days to
respond and request consultation. The City received responses from two tribes who
expressed a desire to consult regarding the proposed project. The City organized
separate meetings to consult with the two tribes, however, the tribes failed to attend the
consultation meetings.

On April 16, 2020, and in accordance with Government Code §65352(a)(11), the City
mailed the 45-day referral notices to the listed tribes. No tribes provided comment within
that timeframe. The City will mail specific details of the pending City Council public hearing
to listed tribes at least 10 days in advance of the meeting, in accordance with Government
Code §65092. In summary, the City has assumed and concluded consultation
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responsibilities in accordance with the Tribal Consultation Guidelines: Supplement to
General Plan Guidelines (November 14, 2005) published by the Governor's Office of
Planning and Research.

ENVIRONMENTAL REVIEW

The City, as the lead agency under the California Environmental Quality Act (CEQA), has
determined that, in accordance with Section 15164 of the State CEQA Guidelines, the
proposed land use and density changes, and other changes constitute minor changes to
the development scenario described in the Final EIR/EIS for the Folsom Plan Area
Specific Plan, warranting the preparation of an Addendum. An Addendum is appropriate
where a previously certified EIR has been prepared and some changes or revisions to
the project are proposed, or the circumstances surrounding the project have changed,
but none of the changes or revisions would result in significant new or substantially more
severe environmental impacts, consistent with CEQA Section 21166 and State CEQA
Guidelines Sections 15162 and 15163.

An Environmental Checklist and Addendum was prepared in accordance with CEQA
Guidelines Section 15164 to evaluate whether the proposed project’s effects were
adequately examined in the FPASP EIR/EIS. The Environmental Checklist and
Addendum concluded that no changes associated with the proposed project and no
changed circumstances trigger subsequent or supplemental environmental review. The
Environmental Checklist and Addendum are included at Attachment 21 to this staff
report. In addition, the Mitigation Monitoring and Reporting Program are included as
Attachment 22 to this staff report.

RECOMMENDATION/PLANNING COMMISSION ACTION

Move to recommend that the City Council:

e Adopt an Addendum to the Final Environmental Impact Report for the Folsom Plan
Area Specific Plan prepared for the Alder Creek Apartments project (PN 18-222) per
Attachment 21; and

e Approve a General Plan Amendment to change the General Plan land use designation
for a 5.0-acre portion (APN No. 072-3670-011) of the Alder Creek Apartments project
site from MLD (Multi-Family Low Density) to MHD (Multi-Family High Density) per
Attachment 6; and

e Approve a Specific Plan Amendment to change the Specific Plan land use designation
for a 5.0-acre portion (APN No. 072-3670-011) of the Alder Creek Apartments project
site from SP-MLD-PD (Specific Plan, Multi-Family Low Density, Planned Development
District) to SP-MHD-PD (Specific Plan, Multi-Family High Density, Planned
Development District) per Attachment 6; and
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Approve a Planned Development Permit to establish detailed development and
architectural standards for the 265-unit Alder Creek Apartments project; and

Approve a Minor Administrative Modification to transfer 62 allocated dwelling units
from other locations within the Folsom Plan Area Specific Plan to the Alder Creek
Apartments project site and to transfer dwelling units among three other parcels
located within the Folsom Plan Area per Attachment 6.

These approvals are subject to the proposed findings below (Findings A-Z) and the
recommended conditions of approval (Conditions 1-43) attached to this report.

GENERAL FINDINGS

A

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

THE PROJECT IS GENERALLY CONSISTENT WITH THE GENERAL PLAN AS
AMENDED, THE FOLSOM PLAN AREA SPECIFIC PLAN AS AMENDED, AND
THE FOLSOM RANCH CENTRAL DISTRICT DESIGN GUIDELINES.

CEQA FINDINGS

C.

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

AN ADDENDUM TO THE FOLSOM PLAN AREA SPECIFIC PLAN FINAL
ENVIRONMENTAL IMPACT REPORT/ENVIRONMENTAL IMPACT
STATEMENT WAS CERTIFIED BY THE CITY IN 2015 FOR THE WESTLAND
EAGLE SPECIFIC PLAN AMENDMENT PROJECT IN ACCORDANCE WITH
CEQA.

THE CITY HAS DETERMINED THAT THE ALDER CREEK APARTMENTS
PROJECT IS CONSISTENT WITH THE FOLSOM PLAN AREA SPECIFIC PLAN
AS AMENDED BY THE WESTLAND EAGLE SPECIFIC PLAN AMENDMENT
AND THE AMENDMENT SOUGHT AS A PART OF THIS PROJECT.

THE CITY HAS DETERMINED THAT NONE OF THE CIRCUMSTANCES
DESCRIBED IN PUBLIC RESOURCES CODE SECTION 21166 OR CEQA
GUIDELINES SECTION 15162 GENERALLY REQUIRING THE PREPARATION
OF A SUBSEQUENT EIR EXIST IN THIS CASE.
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G.

THE CITY HAS PREPARED AN ADDENDUM TO THE FINAL
ENVIRONMENTAL IMPACT REPORT FOR THE FOLSOM PLAN AREA
SPECIFIC PLAN AND HAS DETERMINED THAT THE PROJECT CREATES
NO NEW IMPACTS AND DOES NOT REQUIRE ANY MITIGATION MEASURES
IN ADDITION TO THOSE IN THE FINAL ENVIRONMENTAL IMPACT REPORT
AND THE ADDENDUM FOR THE WESTLAND EAGLE SPECIFIC PLAN
AMENDMENT PROJECT.

THE CITY HAS DETERMINED THAT THE IMPACTS OF THE ALDER CREEK
APARTMENTS PROJECT ARE ADEQUATELY ADDRESSED BY THE FINAL
ENVIRONMENTAL IMPACT REPORT FOR THE FOLSOM PLAN AREA
SPECIFIC PLAN, THE ADDENDUM FOR THE WESTLAND EAGLE SPECIFIC
PLAN AMENDMENT PROJECT, AND THE ADDENDUM FOR THE ALDER
CREEK APARTMENTS PROJECT.

THE PLANNING COMMISSION HAS CONSIDERED THE ADDENDUM WITH
THE FINAL EIR BEFORE MAKING A DECISION ON THE PROJECT.

GENERAL PLAN AMENDMENT FINDINGS

J.

THE PROPOSED GENERAL PLAN AMENDMENT IS CONSISTENT WITH THE
GOALS, POLICIES AND OBJECTIVES OF THE CITY OF FOLSOM GENERAL
PLAN

THE PROPOSED GENERAL PLAN AMENDMENT IS CONSISTENT WITH THE
OBJECTIVES OF THE LAND USE ELEMENT OF THE CITY’S GENERAL PLAN
AND DEVELOPMENT POLICIES.

THE PROPOSED GENERAL PLAN AMENDMENT WILL NOT RESULT IN A
NET LOSS OF RESIDENTIAL CAPACITY.

THE PROPOSED GENERAL PLAN AMENDMENT IS IN THE PUBLIC
INTEREST.

PURSUANT TO GOVERNMENT CODE SECTION 65352.3, THE CITY
CONTACTED ALL CALIFORNIA NATIVE AMERICAN TRIBES ON THE
CONTACT LIST MAINTAINED BY THE NATIVE AMERICAN HERITAGE
COMMISSION IN ASSOCIATION WITH THIS PROJECT. THE CITY
RECEIVED TWO REQUESTS FOR CONSULTATION FROM NATIVE
AMERICAN TRIBES, BOTH TRIBES LATER FAILED TO PURSUE
CONSULTATION WITH THE CITY.
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FOLSOM PLAN AREA SPECIFIC PLAN AMENDMENT FINDINGS

0.

THE PROPOSED AMENDMENT TO THE FOLSOM PLAN AREA SPECIFIC
PLAN IS CONSISTENT WITH THE CITY'S GENERAL PLAN (AS AMENDED).

THE PROPOSED AMENDMENT TO THE FPASP WILL NOT RESULT IN A NET
LOSS OF RESIDENTIAL CAPACITY.

THE PROPOSED SPECIFIC PLAN AMENDMENT IS IN THE PUBLIC
INTEREST.

THE PROPOSED SPECIFIC PLAN AMENDMENT IS CONSISTENT WITH THE
GOALS, POLICIES, AND OBJECTIVES OF THE FOLSOM PLAN AREA
SPECIFIC PLAN.

PLANNED DEVELOPMENT PERMIT FINDINGS

S.

THE PROPOSED PROJECT COMPLIES WITH THE INTENT AND PURPOSES
OF THE FOLSOM PLAN AREA SPECIFIC PLAN AS AMENDED AND OTHER
APPLICABLE ORDINANCES OF THE CITY AND THE GENERAL PLAN AS
AMENDED.

THE PROPOSED PROJECT IS GENERALLY CONSISTENT WITH THE
OBJECTIVES, POLICIES AND REQUIREMENTS OF THE DEVELOPMENT
STANDARDS OF THE CITY. THE MINOR MODIFICATION TO THOSE
STANDARDS PROPOSED AS PART OF THIS PROJECT WILL RESULT IN A
DEVELOPMENT THAT IS SUPERIOR TO THAT OBTAINED BY THE RIGID
APPLICATION OF THE STANDARDS.

THE PHYSICAL, FUNCTIONAL AND VISUAL COMPATIBILITY BETWEEN THE
PROPOSED PROJECT AND EXISTING AND FUTURE ADJACENT USES AND
AREA CHARACTERISTICS IS ACCEPTABLE.

AS CONDITIONED, THE PROJECT WILL MAKE AVAILABLE NECESSARY
PUBLIC FACILITIES, INCLUDING BUT NOT LIMITED TO, WATER, SEWER
AND DRAINAGE, AND THE PROJECT WILL ADQUATELY PROVIDE FOR THE
FURNISHING OF SUCH FACILITIES.

THE PROPOSED PROJECT WILL NOT CAUSE ADVERSE ENVIRONMENTAL
IMPACTS WHICH HAVE NOT BEEN MITIGATED TO AN ACCEPTABLE
LEVEL.
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X.

THE PROPOSED PROJECT WILL NOT CAUSE UNACCEPTABLE VEHICULAR
TRAFFIC LEVELS ON SURROUNDING ROADWAYS, AND THE PROPOSED
PROJECT WILL PROVIDE ADEQUATE INTERNAL CIRCULATION, INCLUDING
INGRESS AND EGRESS.

THE PROPOSED PROJECT WILL NOT BE DETRIMENTAL TO THE HEALTH,
SAFETY AND GENERAL WELFARE OF THE PERSONS OR PROPERTY
WITHIN THE VICINITY OF THE PROJECT SITE, AND THE CITY AS A
WHOLE.

ADEQUATE PROVISION 1S MADE FOR THE FURNISHING OF SANITATION
SERVICES AND EMERGENCY PUBLIC SAFETY SERVICES TO THE
DEVELOPMENT.
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Vicinity Map
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General Plan/Specific Plan Amendment Exhibit
Dated November 9, 2020
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Preliminary Site Plan, dated May 12, 2020
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Attachment 6

Preliminary Utility Plan, dated May 12, 2020
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Attachment 7

Preliminary Grading and Drainage Plan
Dated May 12, 2020
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Attachment 8

Preliminary Landscape Plan and Details
Dated January 11, 2021
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January 11, 2021

Mr. Steve Banks

Principal Planner, City of Folsom
50 Natoma Street

Folsom, CA 95630

Response to Staff Report Info. request, Alder Creek Apartments

Steve:

The attached plant list is what | would recommend for shrub, perennial and groundcover planting. The landscape
exhibits are at 40 scale and | did not think this level of detail would read correctly.

| break the plant list into- screening and foundation shrubs, flowering accent shrubs, accent shrubs for specific
places such as building entries, flowering perennials, grasses and grass-like plants for high traffic areas such as
parking islands, and groundcovers.

In general, these plants are low to medium water use, predominantly evergreen, plants taken from the Folsom

Ranch Design Guidelines, or that we feel thrive in Folsom (taken from recent projects we have done there), and
broken into a hot sunny South-West group and cool shady North-East group. No separate plant list is currently

proposed for the pool/community clubhouse. No vines are currently proposed.

Shade screening and foundation shrubs

Arbutus u. compacta Dwarf Strawberry tree
Aucuba japonica Gold dust plant
Calycanthus occidentalis Western spicebush
Euonymus Silver Queen Variegated euonymus
llex crenata Japanese holly
Myrtus communis Myrtle

Pittosporum Golf Ball Dwarf Queensland laurel
Shade flowering shrubs

Abelia Kaleidoscope Variegated abelia
Hydrangea quercifolia Oak-leaf hydrangea
Osmanthus fragrans Sweet osmanthus
Viburnum davidii Blue berry viburnum

Shade accent shrubs

Fatsia japonica Japanese aralia
Mahonia Soft Caress Weeping mahonia
Nandina Seika Heavenly bamboo




Page two

Shade flowering perennials
Geranium Johnson’s Blue
Cuphea hyssopifolia
Agapanthus Tinkerbell
Hemerocallis Dixieland

Shade grasses and grass-like plants
Lomandra platinum

Lomandra Little Con

Carex tumicola

Shade groundcovers
Trachylospermum asiaticum

Liriope spicata
Vinca minor
Ajuga reptans

Sun screening and foundation shrubs
Elaeagnus Olive martini

Prunus Bright n’ Tight

Leucophyllum fruticosa

Westringia Smoky

Olea montra

Rhamnus San Bruno

Grevillea Canberra

Sun flowering shrubs
Viburnum Spring Bouquet
Hypericum Hidcote

Cistus crispus

Encelia farinosa

Sun accent shrubs
Anigozanthos Bush Baby
Hesperaloe parviflora
Chondropetalum tectorum

Sun flowering perennials
Lobelia laxa

Teuchrium chamadrys
Nepeta Blue Wonder
Zaucheneria Calistoga

Sun grasses and grass-like plants
Muhlenbergia capillaris
Helictotrichon sempervirens
Anamanthele lessoniana

Sun groundcovers
Rosmarinus prostratus
Lantana New Gold

Blue crane’s bill

Mexican heather

Dwarf variegated agapanthus
Orange striped Daylily

Variegated mat rush
Lemon-lime mat rush
Berkeley sedge

Asian jasmine
Giant blue liriope
Little leaf vinca
Carpet bugle

Russian olive
Carolina cherry
Texas ranger

Coast grey rosemary
Dwarf olive

Compact coffeeberry
Pink grevillea

Pink viburnum

St. John’s wort

White rockrose
Brittlebush

Kangaroo paw
Red yucca
Cape rush

Firecracker plant
Wall germander
Cat mint
California fuchsia

Cotton candy grass
Blue Oatgrass
Pheasant grass

Creeping rosemary
Yellow lantana
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Myoporum Putah Creek Creeping laurel
luniperus Blue Chip Prostrate juniper

Also, please see attached shade calculation exhibit.

To revise it, | found a small area that had been shown as parking and re-categorized that as pedestrian walkway.
| added two trees and replaced one tree with a larger canopy variety to achieve the 50% requirement.

Sincerely, for Great Valley Design

Scott Volmer, California Landscape Architect #4740

cc: Nicolas Ruhl, Donna Pasquantonio
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12 x 60' BOCCE COURT WITH RAISED BUMPERS
ACCESSIBLE HATCHES, D.G. SURROUND AND
SPECTATOR'S PAVLION

FRE PLACE, LOW WALL AND SPECIAL PAVING
TO CREATE EVENING FOCAL POINT AND
SEPERATION FROM BOCCE TERRACE

TUBE STEEL FENCES, ENHANCED PILASTERS AND
DENSE EVERGREEN PLANTING AT PERIMETERS




Attachment 9

Preliminary Access and Circulation Plan
Dated November 23, 2020
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Attachment 10

Preliminary Wall, Fence, and Sign Exhibit
Dated May 8, 2020
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Attachment 11

Preliminary Lighting Plan and Details
Dated December 11, 2019
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Building Elevations and Floor Plans
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Color Renderings, dated December 6, 2019
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Color and Materials Board
Dated December 6, 2019
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Transportation Impact Study
Dated December 21, 2020



Alder Creek
Apartments Final
Traffic Study

Prepared for:
The Spanos Corporation

December 21, 2020

FEHRA PEERS




Table of Contents

1. Introduction 1
o (o[ @l BT =Tl ] o) {To o FHRUN SO S NS TRNORIO T 1
B A Gl Ol I ey SO SSpe—————— 5
ANAIYEIE VIOETOT GlOGV ccisussasssesssansisssssesssarsasssvassesssssis oo ssatsessvsss esssossso8E5558sFas VS 5 A8 A S A 5
2. Existing Conditions 7
3. Project Travel Characteristics........ccccevcccrerrnrecmrcrcneensnnicscraacrencsaaes 11
T GONEIATION oottt seeie e es et et R L8 R e R bbb 11
THIP DiSTrDULION/ASSIGNIMENT ...co.iicveeereerrereerreeesseees e seeessassesssessesssseseesas s sss e ssasseessessesessases et seseassarsssesresassassens 12
4. 2024 Baseline No Project Conditions 15
5. 2024 Baseline Plus Project Conditions 22
6. Project Access Review 27
7. FPASP Mitigations and Conditions of Approval 32
8. CEQA Considerations for Analysis of Traffic Impacts 33
EVAITAtION CrITEFIR.....ceomucassuisssssssssser ommunsossssssses 5055350455848 83T e o TS S SR SR 34
Local Roadway, Intersections, and Freeway FaCilities ... eessseesssnesesmseesssesecees 35
Bicycle/Pedestrian/Transit FACHHIES .....o..icrimereiiressrssssasiissesissesisssssssssssssssesssssssessssesesssssessisssesssssssassssssesssesenees 36
Evaluation of Proposed Rezoning IMPacts ... issenssssessessassessssseceass 36
Senate Bill 743 & Assessment of Vehicle Miles Traveled....... s 37

Appendices

Appendix A Technical Analysis Report

Appendix B Final Mangini Ranch Phase 2 TIS Mitigation Measures



List of Figures

Figure 1. Study Area S e T oA e R e 2
Figure 2. Project Site Plan ... cerieencceriesesessemmssseeessesessssssssammsessessessssssessaseserassese 3
Figure 3. Folsom Plan Area Approved And Proposed Land Use...... 4
Figure 4. Existing Roadway Network 8
Figure 5. Existing Peak Hour Traffic Volumes, Lane Configurations, and Traffic Controls ... 9
Figure 6. Project THD DiSTrDULION......ucssimsmsusssscssssinmassssvssississsosssiassisssssessassanisssssssssststassinssusostsssassosssssiosssssvesisss +13
Figure 7. Assumed Land Development — 2024 Baseline Conditions..........c...coemmme: s 16
Figure 8. Roadway Network — 2024 Baseling CONAILIONS .......c.ucuuuereeeirmrsreesmsseemsmseessssmssesessasessessssess .19

Figure 9. Peak Hour Traffic Volumes, Lane Configurations, and Traffic Controls — Baseline No Project
Conditions 20

Figure 10. Peak Hour Traffic Volumes, Lane Configurations, and Traffic Controls — Project-Only Trips........ 23

Figure 11. Peak Hour Traffic Volumes, Lane Configurations, and Traffic Controls — Baseline Plus Project

Conditions - sosssses 22
Figure 12. Project Site Access RECOMMENAGLIONS..........cvcereurereriirereerieerieereeceseessesrieeseseresensecsesasssersessensescmsens 29
List of Tables
Table 1: Intersection Level of Service Criteria . 6
Table 2: Intersection Delay and Level of Service — Existing Conditions sl
Table 3: Freeway Density and Level of Service — EXiSting CONAITIONS........c..ccrrmmmuismiemrereesmasersesrenseseeesssssesresessees 10
Table 4: Project TriP GENEIBLION ..............eeveeeereeceeaeeesssessessssesnessssssssssssss s sssssssssssassssssssnssssssones 11
Table 5: Approved and Proposed ZONING.........rcsmsmsmssssmnssssssssssssssssssssessassssssanen 12
Table 6: Assumed Land Development — 2024 Baseline Conditions SR P A R s 15
Table 7: Intersection Delay and Level of Service — 2024 Baseline No Project Conditions...............ccccueeurieennnnne 18
Table 8: Freeway Density and Level of Service — 2024 Baseline No Project CONditions ... mnicanens 21
Table 9: Intersection Delay and Level of Service — 2024 Baseline Plus Project Conditions............ceenn: 25
Table 10: Freeway Density and Level of Service — 2024 Baseline Plus Project Conditions.............cccoummmeerssnnnnes 26

Table 11: Driveway TRroat DEPth........ o mmirceercsemseseesssessesessssssssesssssessssesssessssssessesssssssssssmsssssesssassanasecssssneessmsanes 27




1. Introduction

This study analyzes the transportation impacts associated with the proposed Alder Creek Apartments project
to be located in Folsom, CA. This report describes the project’s trip generation and distribution characteristics,
the potential impacts of the project, review of site access and circulation, and discussion of potential
transportation-related impacts pursuant to the California Environmental Quality Act (“CEQA”"). This report
relies, in part, on data contained in the Final Mangini Ranch Phase 2 Transportation Impact Study (TIS) (T. Kear
Transportation Planning & Management, Inc. 2017) and the Regency at Folsom Ranch Transportation Impact
Study (T. Kear Transportation Planning 8& Management, Inc. 2019).

Project Description

The Alder Creek Project proposes the construction 265 multi-family dwelling units situated on 10.8 acres
comprising Lots C and D within Mangini Ranch Phase 2 (also identified as Lots 11 and 12 on the Large Lot
Vesting Tentative Map, or Folsom Plan Area Specific Plan [FPASP] Parcel #82B-1 and #151 of the FPASP). The
apartment buildings would be accessed by two driveways, one located on Alder Creek Parkway and the other
located on Old Ranch Way. Figure 1 displays the location of the proposed project. Figure 2 displays the
project site plan and driveway configuration on Alder Creek Parkway and Old Ranch Way.

The FPASP covers approximately 3,510 acres of land south of US Highway 50 in the City of Folsom.
Development is underway in this area, with streets, utilities, and residences being built. Existing Lots C and D
are zoned Multifamily Low Density and Multifamily High Density, respectively. The project includes a Minor
Administration Modification (MAM) to support a shift of residential units among FPASP Parcels 151, 82B-1,
158, 74, and 148, as shown on Figure 3, in order to meet the maximum development intent of the subject
properties. The project also includes a shift in the land use designation of Parcel 82B-1 from Medium Low
Density (MLD) to Medium High Density (MHD), with accompanying General Plan and Specific Plan
amendments. The proposed MAM will not result in any change in the number of overall dwelling units within
the Folsom Plan Area. Section 3 describes the Project in more detail.
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rtments Final Traffic Study

Background

The Mangini Ranch Phase 2 TIS analyzed the transportation impacts of 545 dwelling units within Mangini
Ranch. The Alder Creek project was not included in this unit count, but was included in the study’s future land
use growth assumptions used for the "Existing Plus Planned and Approved Projects” scenario. That study had
assumed 203 dwelling units for the Alder Creek Apartments, considerably less than the 265 units that are
currently proposed. Thus, certain elements of the Mangini Ranch Phase 2 TIS can be utilized to support this
study, but it cannot be relied upon directly because it did not consider the currently proposed number of
units for the project.

Since completion of the Mangini Ranch Phase 2 TIS in 2017, project approvals and construction have
continued to occur in the Folsom Plan Area. Thus, it was necessary to review and utilize the most recent study
in the area for purposes of consistency of approach and recommendations.

The Regency at Folsom Ranch TIS (i.e. from 2019) documents existing conditions in the study area and
analyzes that project’s impact on traffic operations at the study intersections and freeway segments with
assumed absorption of other FPASP land uses over the next five years. As directed by City of Folsom staff
during a meeting on November 6, 2019, this study uses the Regency at Folsom Ranch TIS as a starting point
{including documentation of existing traffic operations, analysis methods, and future year scenarios) for
evaluating the proposed project’s impacts.

Analysis Methodology

The 2011 FPASP EIR/EIS and all subsequent review of projects within the Specific Plan have utilized level of
service (LOS) as the primary threshold of significance for traffic impacts. This traffic report is being prepared as
an Addendum to the FPASP EIR/EIS, therefore, Fehr & Peers analyzed traffic operations using LOS as the
primary performance measure.” Motorized vehicle LOS is a qualitative measure of traffic flow from the
perspective of motorists and is an indication of the comfort and convenience associated with driving. Typical
factors that affect motorized vehicle LOS include speed, travel time, traffic interruptions, and freedom to
maneuver. Empirical LOS criteria and methods of calculation are documented in the Highway Capacity Manual
(HCM) 6™ Edition published by the Transportation Research Board of the National Academies of Science
(Transportation Research Board, 2016). The HCM defines six levels of service ranging from LOS A
{representing free-flow vehicular traffic conditions with little to no congestion) to LOS F (oversaturated

conditions where traffic demand exceeds capacity resulting in long queues and delays). The LOS definitions
and calculations contained in the HCM are the prevailing measurement standard used throughout the United
States and are used in this study. Table 1 summarizes intersection level of service criteria for intersections.
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Table 1: Intersection Level of Service Criteria

| Average Control Delay (seconds per vehicle)
Level of
Service

Description Signalized Unsignalized
Intersections Intersections

Represents free flow. Individual users are virtually

< <
A unaffected by others in the traffic stream. %10 =10
B Stable ﬂovy, but the presence of othe_r users in the > 10 o0 20 > 1010 15
traffic stream begins to be noticeable.
Stable flow, but the operation of individual users
C becomes significantly affected by interactions with > 20to 35 > 15to0 25
others in the traffic stream.
D Represents high-density, but stable flow. >35to 55 >25t035
E Represents operating _condmons at or near the > 55 to 80 > 35 to 50
capacity level.
F Represents forced or breakdown flow. > 80 > 50

Source: Highway Capacity Manual 6" Edition, Transportation Research Board of the National Academies of Science, 2016.

The LOS at signalized intersections is based on the average control delay (i.e., delay resulting from initial
deceleration, queue move-up time, time stopped on an intersection approach, and final acceleration)
experienced per vehicle traveling through the intersection. The HCM 6™ Edition methodology for unsignalized
intersections reports the LOS using the control delay thresholds shown in Table 1. The HCM anticipates the
motorists expect signalized intersections to carry higher traffic volume that results in greater delay than an
unsignalized intersection. Unsignalized intersections are associated with more uncertainty as delays are less
predictable, which can reduce users’ delay tolerance.

As described in the HCM 6" Edition, the LOS for side-street stop-controlled intersections is evaluated
separately for each individual movement. LOS is reported based on the overall intersection delay for
signalized and all-way stop controlled intersections. LOS is reported based on the control delay experienced
by the worst-case movement at two-way stop controlled (TWSC) intersections.
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2. Existing Conditions

This section provides information on traffic operations under Existing Conditions. For CEQA purposes, impacts
of the proposed project would be compared to those identified in the FPASP EIR/EIS.

Figure 4 displays the existing (i.e., November 2020) roadway network within the study area. As shown, East
Bidwell Street consists of one lane in each direction from south of U.S. 50 to White Rock Road. Alder Creek
Parkway between East Bidwell Street and Westwood Drive consists of two lanes in the eastbound direction
and one lane in the westbound direction. Alder Creek Parkway between Westwood Drive and Placerville Road
is one lane in each direction.

A total of 10 study intersections were chosen for analysis based on coordination between Fehr & Peers and
City of Folsom staff. As of November 2020, four of the ten study intersections have been constructed and are
open to traffic. Figure 5 displays the existing AM and PM peak hour traffic volumes, lane configurations, and
traffic controls at those study intersections, as documented in the Regency at Folsom Ranch TIS. The traffic
volumes and intersection lane configurations reflect conditions present at the time of that study (i.e., 2019),
which is the typical timeframe being used in studies to represent a pre-COVID-19 traffic condition.

Table 2 presents the delay and LOS at the<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>