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DIRECTOR(S) 
Bruce Monighan, Design Director, 
Sean de Courcy, Preservation Director 
Kevin Colin, Zoning Administrator 
 

CITY STAFF 
Jordyn Tanaka, Administrative Technician 
 

 
Thursday May 02, 2024 

1:00 p.m. 
 

Join this meeting via Zoom 

https://cityofsacramento-org.zoom.us/j/87859833485?pwd=eVlISzZxckhBVUNnb1Zwb0xBejJnZz09  

Call In: US: +1-669-900-6833 
International Numbers 

Webinar ID: 878 5983 3485 
Access Code: 198541 (*195841# for call in attendees) 

 
Public Participation Instructions: Click the link below 

https://www.cityofsacramento.gov/community-development/meetings-and-hearings/director-hearings  

How to Submit Written Comments 

Written comments may be emailed to the planner associated with the agenda item of 
interest. See agenda below for planner email address.  

 

Staff Reports 

Each agenda item includes a link to download a staff report. 
 

Errata Items 

Information received after publication of the agenda and staff reports, if any, is available 
for download at the link below (see ‘Agenda for Upcoming Meetings’): 

 
https://www.cityofsacramento.gov/community-development/meetings-and-hearings/director-hearings  

 

Attendance Assistance 

If you have general questions or require special assistant to participate in the meeting, 
call (916) 264-5011 or email commissionsubmit@cityofsacramento.org at least 48 hours 

prior to the meeting.  

Agenda 
Director Hearing 

Published by the  
Community Development Department 

(916) 264-5011 

https://cityofsacramento-org.zoom.us/j/87859833485?pwd=eVlISzZxckhBVUNnb1Zwb0xBejJnZz09
https://cas5-0-urlprotect.trendmicro.com/wis/clicktime/v1/query?url=https%3a%2f%2fcityofsacramento%2dorg.zoom.us%2fu%2faT974yKMY&umid=caa067ac-b910-488b-99ea-2b36adb0d802&auth=0c78d5381d8efeba9ba4477b3ca23a49d0ab462f-6c692e2364b18e6591cbca322689dca7898ddee7
https://www.cityofsacramento.gov/community-development/meetings-and-hearings/director-hearings
https://www.cityofsacramento.gov/community-development/meetings-and-hearings/director-hearings
mailto:commissionsubmit@cityofsacramento.org
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1. Archer Estates (DR23-247) (Noticed 4/19/2024)  
Location: 4141 Dry Creek Road, APN: 237-0140-026-0000, 237-0140-033-0000, 
237-0140-056-0000, 237-0200-056-0000, 237-0200-074-0000, 237-0200-086-0000; 
(District 2, Represented by Councilmember Thao) 
Entitlements: Item A. Previously approved Initial Study/ Mitigated Negative 
Declaration as amended; and Item B. Site Plan and Design Review to construct 139 
single-unit dwellings with a deviation for bulk control on 7 lots totaling approximately 
27.90-acres in the Single Unit or Duplex Dwelling (R-1A) Zone within the Citywide 
Design Review District Subdivision approved with P14-069. 
Contact: Sarah Scott, Assistant planner, 916-808-2688, 
SScott@cityofsacramento.org 
 
 
 

2. Village at Dos Rios (Z23-071) (Noticed 4/19/2024) 
Location: 701 Dos Rios Street, APN: 001-0081-013-0000; (District 4, Represented 
by Mayor Steinberg) 
Entitlements: Item A. Environmental Exemption (Per Public Resources Code 
(PRC) section 21155.4); Item B. Tentative Map to subdivide the 4.17-acre parcel 
into two (2) lots within the Heavy Commercial (C-4-SPD) Zone and River District 
Special Planning District (SPD); Item C. Site Plan and Design Review for the review 
of the tentative map layout and the construction of a 128,108 square foot 
development consisting of 207 multi-unit dwellings within 16, three story buildings 
and associated site improvements with a deviation to parking lot tree shading 
requirements; and Item D. Tree permit for the removal of two private protected trees. 
Contact: Zach Dahla, Associate planner, 916-808-5584, 
ZDahla@cityofsacramento.org 
 
 
 

3. Bruceville Jacinto Residential; Tentative Map and Site Plan Design Review 
(Z23-087) (Noticed 4/19/2024) 
Location: APN: 117-0202-029-0000; (District 8, Represented by Councilmember 
Vang) 
Entitlements: Item A. Environmental Exemption (Per CEQA 15332-Infill 
Development); Item B. Tentative Subdivision Map to subdivide ±3.16-acres into 48 
parcels and 12 common lots; and Item C. Site Plan and Design Review of the map 
and construction of 48 single-unit dwellings, and associated site improvements with 
deviations to minimum interior and rear-yard setbacks in the Limited Commercial (C-
1-R) Zone. 
Contact: Angel Anguiano, Associate planner, 916-808-5519, 
AAnguiano@cityofsacramento.org 
 
 
 
 

mailto:SScott@cityofsacramento.org
mailto:ZDahla@cityofsacramento.org
mailto:AAnguiano@cityofsacramento.org
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4. 5081 10th Avenue Tentative Parcel Map (Z23-098) (Noticed 4/19/2024) 
Location: 5081 10th Ave, APN: 015-0191-063-0000; (District 6, Represented by 
Councilmember Guerra) 
Entitlements: Item A. Environmental Exemption (Per CEQA 15301-Existing 
Facilities, and 15332-Infill Development); Item B. Tentative Parcel Map to subdivide 
one 0.23-acre lot into two (2) lots within the Single-Unit Dwelling (R-1) Zone; and 
Item C. Site Plan and Design Review of the Tentative Parcel Map with deviations for 
lot size, lot width, and the creation of a parcel without public street frontage. The 
existing house is proposed to remain with alterations including a raised basement 
and new stairs. 
Contact: Danny Abbes, Associate planner, 916-808-5873, 
DAbbes@cityofsacramento.org 
 
 
 

5. 5801 Alder Avenue Tentative Parcel Map (Z23-099) (Noticed 4/19/2024) 
Location: 5801 Alder Ave, APN: 062-0080-010-0000; (District 6, Represented by 
Councilmember Guerra) 
Entitlements: Item A. Environmental Exemption (Per CEQA 15315-Minor Land 
Divisions); Item B. Tentative Parcel Map to subdivide one 3-acre lot into four lots 
within the Heavy Industrial (M-2S) Zone; and Item C. Site Plan and Design Review 
of the development standards of existing buildings and onsite parking lot to remain 
on each of the proposed lots. No new construction is proposed with this application. 
Contact: Danny Abbes, Associate planner, 916-808-5873, 
DAbbes@cityofsacramento.org 
 
 
 

6. Panhandle 105 Tentative Map Revision (Z24-018) (Noticed 4/19/2024) 
Location: 5701 Sorento Road, APN(s): 201-0540-073-0000, 225-0050-020-0000, -
021; (District 1, Represented by Councilmember Kaplan) 
Entitlements: Item A. Prior Environmental Impact Report and Mitigation Monitoring 
Program for the Project (CEQA Guidelines sections 15162, 15163, and 15164) 
(Resolution No. 2018-0280); and Item B. Tentative Subdivision Map Minor Revision 
of a previously approved project (Z21-124) to modify the wording of condition B16. 
Contact: Jose Quintanilla, Associate planner, 916-808-5879, 
JQuintanilla@cityofsacramento.org 
 

mailto:DAbbes@cityofsacramento.org
mailto:DAbbes@cityofsacramento.org
mailto:JQuintanilla@cityofsacramento.org
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Instructions for Public Participation in Director Hearings 

All Director Hearings are conducted via Teleconference Meetings Only. 

View Agendas and Staff Reports Online 

All meeting agendas and staff reports, including attachments, are available here:  

https://www.cityofsacramento.org/Community-Development/Meetings/Director-Hearings  

Submit Written Comments Electronically 

Written comments received are distributed to Directors, filed in the record, and will not be read 
aloud. Members of the public are encouraged to submit public comments electronically to the 
contact person identified for each agenda item. Use the link above to access the meeting agenda. 

Director Hearings 

Join this meeting via Zoom 

https://cityofsacramento-org.zoom.us/j/87859833485?pwd=eVlISzZxckhBVUNnb1Zwb0xBejJnZz09  

Webinar ID: 878 5983 3485  Passcode:  198541 

Dial in via telephone: +16694449171 (Toll Free)  

Meeting ID: 87859833485  Passcode: *198541# 

Address the Directors via Zoom 

1. LOCATE the meeting agenda and Zoom link here:

https://www.cityofsacramento.org/Community-Development/Meetings/Director-Hearings

2. LOGIN to the meeting by either clicking on the Zoom webinar link on the meeting’s agenda or
dialing the Zoom phone number and entering the webinar ID.

3. “RAISE YOUR HAND” to speak when a Director confirms the public comment speaking period
for your desired item.

a. Online: If you are online, click on “Raise Hand” on the bottom
of your screen. First click “reactions”; then click “Raise Hand”
(see image at right).

https://www.cityofsacramento.org/Community-Development/Meetings/Director-Hearings
https://cityofsacramento-org.zoom.us/j/98320277302?pwd=eEErODQ5WFlDR05seW9NM2NDbDQzdz09
https://www.cityofsacramento.org/Community-Development/Meetings/Director-Hearings


Community Development Department - Planning Division 
planning@cityofsacramento.org 

b. Mobile App: In the mobile Zoom app, you can raise your hand
by tapping the "Raise Hand" option in the "More" tab. See
image at right for “More” tab location.

c. Telephone: If you are calling in via telephone, to raise your
hand, dial *9 (star-nine). Then to unmute or mute, dial *6 (star-
six). Speakers will be called on by the last four digits of their
phone number.

When it is your time to speak, it is recommended, but not required, 
that you give your name. All speakers will have 3 minutes to address 
the Director(s) and will be muted after the allocated time. Participants 
who wish to speak on multiple agenda items will follow the same 
process. 

Video Tutorials 

• How to join and participate in a Zoom webinar
• How to raise your hand in a Zoom webinar

https://support.zoom.us/hc/en-us/articles/115004954946-Joining-and-participating-in-a-webinar-attendee-
https://support.zoom.us/hc/en-us/articles/205566129-Raise-Hand-In-Webinar
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CITY OF SACRAMENTO 
COMMUNITY DEVELOPMENT DEPARTMENT 

DIRECTOR HEARING 
300 Richards Blvd, 3rd Floor, Sacramento, CA 95811 

REQUESTED ENTITLEMENTS 

A. Previously Approved Initial Study/Mitigated Negative Declaration as amended. 

 

B. Request for Site Plan and Design Review to construct 139 single unit dwellings with a 
deviation for bulk control on 7 lots totaling approx. 27.29 acres in the Single Unit or Duplex 
Dwelling Zone (R-1A) within the Citywide Design Review District. 

 

PROJECT INFORMATION

Project Name: Archer Estates 

Location: 4141 Dry Creek Rd., Sacramento, CA 95838  

 District 2, Represented by Councilmember Thao  

Assessor’s Parcel Numbers: 237-0140-026-0000, 237-0140-032-0000, 237-0140-
033-0000, 237-0140-056-0000, 237-0200-056-0000, 
237-0200-074-0000, 237-0200-086-0000 

 
Applicant: David Judy, KB Home Sacramento, Inc., 
 3005 Douglas Blvd Suite 250, Roseville, CA 95661 

Property Owner: KB Home Sacramento Inc. 
3005 Douglas Blvd Suite 250, Roseville, CA 95661 

 
Project Planner: Sarah Scott, Assistant Planner, (916) 808-2688 

 
General Plan Designation: Suburban Neighborhood Medium Density (SNMD)  
 & Suburban Neighborhood Low Density (SNLD) 
  
Community Plan Area: North Sacramento 
Zoning: Single-Unit or Duplex Dwelling Zone (R-1A)  
  & Agricultural Open Space (A-OS) 
Design Review Area: Citywide Design Review 
Existing Land Use of Site: Vacant 

STAFF RECOMMENDATION 
 

Staff recommends the Design Director approve, with conditions, the Site Plan and Design 
Review for the construction of 139 single-unit dwellings with a deviation for bulk control for 
the project known as file DR23-247. Draft Findings of Fact and Conditions of Approval for the 
project are included below. 
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Surrounding Zoning and Land Use: 

North: R-1 Single-Unit Dwellings 
South: R-2A Vacant  
East: R-1 Church 
West: R-1 Single-Unit Dwellings   
 

Site Information: 

Existing Property Details: 7 parcels totaling approx. 27.29 acres  
Topography: Flat 
Street Improvements: None 
Utilities: None 
Parcels approved under P14-069: 143 approx. 3,609-7,652 sq ft each 

 
Setback Information:

All Parcels: Required: Proposed: 
Front 20’ Min. 20’ Min. 
Interior 5’ Min. 5’ Min. 
Street Side 12.5’ Min. 12.5’ Min. 
Rear 5’ Min. 5’ Min. 
 
PROPOSED PROJECT AND ANALYSIS 
 
Background: 

The project site consists of seven vacant parcels totaling approx. 27.29 acres located at 4141 Dry 
Creek Road. A Tentative Map for 188 lots was approved in 2006 under P04-079. The map 
included 184 lots for single-unit dwellings, a landscape lot, and a joint park and detention basin. In 
2015 the map was amended under P14-069 to reconfigure the lots to accommodate a traditional 
street pattern and reduce the number of single-unit dwelling lots to 144, while maintaining the 
park/detention basin. At a later date, a Substantial Conformance Review eliminated one of the lots 
by merging it into adjacent lots. The map originally approved under P14-069 and modified by the 
Substantial Conformance Review is the basis of this entitlement, though the map has not yet been 
recorded as of the drafting of this report. The previous applicant applied for and was approved for 
a Tentative Map time extension through Z22-081 which expires December 1, 2024. 
 
The development as approved under P14-069 connects to the surrounding community at Jessie 
Ave., May St., Cold Creek Way, and Clay Creek Way. 
 
Proposal: 

The applicant is proposing to construct 143 single-unit dwellings on individual lots averaging 4,785 
sq.ft. (avg. 5,193 square feet for corner lots) each, originally approved through the P04-079 
Tentative Map and amended under P14-069. 139 of these units are being considered under this 
entitlement, DR23-247, and four (lots 70, 116, 117, and 140) are being considered under P23-
035. The lots being considered in this entitlement are exclusively in the R-1A zone and the 2035 
General Plan designations of Suburban Neighborhood Medium Density (SNMD) and Suburban 
Neighborhood Low Density (SNLD). 
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The proposed project includes the sizeable 155,777 square foot joint park/detention basin 
envisioned in the original approvals. The park will serve not only the new residents of the 
proposed homes but also the public. 
 
Site Plan and Design Review: 

Site Plan and Design Review is required for the project to ensure compliance with applicable 
development standards and design guidelines. The project is in the Single-Unit or Duplex Dwelling 
Zone (R-1A) and Citywide Design Review Area. The proposed project complies with most of the 
applicable development standards of the R-1A zone, as shown in Table 1 below. 
 
Table 1: Applicable Development Standards R-1A Zone 
Standard Code Section Required Provided Deviation? 
Height §17.204.320(A) 35’-0” Max. 28’-6” Max. N 
Front Setback 

§17.204.340 

20’ Min. 20’ Min. N 
Interior Setback 5’-0” Min. 5’-0” Min. N  
Street Side-Yard 
Setback 

12’-6” Min. 12’-6” Min. N 

Rear-Yard 
Setback 

5’-0 Min. 5’-0” Min.  N 

Lot Coverage §17.204.320(C) 50% Max. 50% Max. N 
Garage Setback 4-2 Guidelines 5’-0” Min. 5’-0” – 14’-0” N 
Bulk Control
Front profile

2-11 Guidelines 
40 sq.ft. Max. 1.1 – 48.6 sq.ft. 

Y 
Bulk Control
Aggregate

15’-0” Max 37’-0” – 40’-0” 

Architectural Analysis: 

The proposed development includes five floor plans ranging from 1,429 to 2,689 square feet. The 
house plans are comprised of a 2:3 mix of single story and two-story floor plans. Each plan 
includes three elevations in the Prairie, Craftsman, and Farmhouse styles. This provides a variety 
of 15 different styles for the 143 lots.  
 
The three distinct elevation styles vary their façade design with exterior materials, colors, and 
design elements such as roof pitch, porch columns and accents, window accents, and gable end 
articulation. All plans include an attached two-car garage which is deemphasized by being 
stepped back from the main wall of the home a minimum of five feet. Plans also include enhanced 
elevations at all street views. 
 
Residences will have concrete tile roofing with smooth stucco exterior siding as the main siding 
material. Decorative accents such as faux shutters, shaped bellybands, stone veneers, board and 
batten siding, brick wainscot, variety of window/door trim and sills, gable end horizontal siding/trim 
and kneebraces/corbels shall be utilized throughout all front and street-facing elevations as shown 
on plans. All designs provide a good level of detailing, mix of materials and enhanced elevations 
for corner lots. The project does not propose any deviations from Title 17. 
 
This project is subject to standards listed within the Citywide Single-Unit Dwelling and Duplex 
Dwelling Design Guidelines. These guidelines seek to provide design principles for residential 
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structures to improve the character of neighborhoods by making them more attractive and inviting 
places to live while maintaining visual interest and a sense of place. Overall, the Design 
Guidelines are intended to encourage contextual design solutions while allowing for variety and 
innovation. 
 
This project is consistent with the goals and policies of the Citywide Single-Unit Dwelling and 
Duplex Dwelling Design Guidelines in that 1) the proposed dwellings present a cohesive 
architectural style with individual features that are consistent with and reemphasize the chosen 
style; 2) every elevation includes a substantial entry element with distinctive columns and 
detailing; 3) each elevation presents a good mix of materials that provide visual interest while 
maintaining overall harmony and consistency of design; and 4) the overall variety of architectural 
styles will create a neighborhood with visual interest and a distinct sense of place. 
 
Bulk Control Deviation: 

The purpose of the bulk control deviation is to allow for different roof styles that are representative 
of their respective architectural styles. The variety of roof shapes and styles creates visual interest 
in the neighborhood. In addition, the average lot size approved in P14-069 is smaller than the 
minimum allowable lot size for an R-1 zoned parcel, with the minimum approved lot size only 
3,609 square feet. However, the R-1A zone requires a minimum of 5’ side setback, regardless of 
lot size. Smaller lot sizes with larger side setbacks have less space within the bulk control 
envelope. This project proposes two-story floor plans that provide necessary housing for larger or 
multigenerational families offering four to five bedrooms, including a bedroom with ensuite 
downstairs on some floor plans. 
 
The purpose of bulk control, per the Single-Unit Dwelling and Duplex Dwelling Design Guidelines, 
is to ensure compatibility and consistency of the appearance of mass with surrounding 
development which this project does. This project is predominately establishing its own 
neighborhood and therefore the bulk control deviation will not be out of context on any one home. 
Where the proposed development connects to existing neighborhoods is primarily two-story 
homes that do not meet bulk control and will not be overwhelmed by the mass of the proposed 
development. 
 
Staff supports the deviation since: 1) the proposed encroachment does not visually impede on the 
adjacent neighbors and surrounding community as the proposed two-story designs are 
commensurate with the existing bulk and mass; and 2) the deviation will not present a detriment to 
the welfare of future residents as privacy and open air will still be maintained. 
 
Community Outreach: 

Property owners, tenants, and neighborhood groups within 500 feet of the subject site received 
notification of the public hearing occurring on Thursday, April 18, 2024. Neighborhood 
associations that were notified for the hearing include Preservation Sacramento, Civic Thread, 
Sacramento Area Bicycle Advocates, Region Builders, Robla Neighbors United, Robla Park 
Community Association, Del Paso Heights Community Association, Rancho Del Paso 
Neighborhood Association, North Sacramento Chamber Of Commerce, Benito Juarez 
Neighborhood Association. Staff received several inquiries from Robla Park Community 
Association, but no formal comments. As of the drafting of this report, staff have not received 
any additional public comments. 
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Environmental Considerations: 

On October 17, 2006, in compliance with the California Environmental Quality Act (CEQA), the 
City Council adopted a mitigated negative declaration (MND) and a Mitigation Monitoring Plan 
(MMP) and approved the Dunmore-Jessie Avenue (P04-079) Project (Original Project) 
(Resolution No. 2006-0761). Then on December 1, 2015, the City Council approved an 
addendum to the MND prepared for the Jessie Avenue Tentative Map Project (P14-069). The 
current project is for approval of the necessary remaining entitlements to construct 143 single-
unit dwellings on individual lots, originally approved through the P04-079 Tentative Map and 
amended under P14-069. Of this total of 143 units, 139 of these units are being considered 
under this entitlement, DR23-247, and four (lots 70, 116, 117, and 140) that require a 
Conditional Use Permit (CUP) due to zoning are being considered under P23-035.  

 

Planning staff has reviewed the proposed project and on the basis of the whole record before it, 
has determined that there are no substantial changes proposed to the project nor have any 
substantial changes occurred that would require major revisions to the 2006 MND as amended. 
Substantial evidence supports use of the MND and the subsequent review provisions of the 
CEQA Guidelines Section 15162 and an addendum was prepared. The Addendum to an 
adopted MND was prepared pursuant to Title 14, Section 15164 of the California Code of 
Regulations; the Sacramento Local Environmental Regulations (Resolution 91-892) adopted by 
the City of Sacramento.  

 

None of the conditions described in Section 15162 of the CEQA Guidelines are present. The 
Current Project is consistent with the project reviewed in the MND as amended, and the analysis 
of impacts and mitigation in the MND as amended remain applicable for the Current Project. 
With implementation of the applicable mitigation measures, the proposed project will result in 
less than significant impacts to the physical environment. The Addendum to the MND and the 
original MND and resolution 2015-0372) with MMP are available on the CDD EIR webpage at: 

 

https://www.cityofsacramento.gov/community-development/planning/environmental/impact-
reports 

200-Year Flood Protection: 

State Law (SB 5) and Planning and Development Code chapter 17.810 require that the City must 
make specific findings prior to approving certain entitlements for projects within a flood hazard 
zone. The purpose is to ensure that new development will have protection from a 200-year flood 
event or will achieve that protection by 2025. The project site is within an area for which the local 
flood-management agency has made adequate progress (as defined in California Government 
Code section 65007) on the construction of a flood-protection system that, for the area intended 
to be protected by the system, will result in flood protection equal to or greater than the urban 
level of flood protection in urban areas for property located within a flood-hazard zone, as 
demonstrated by the SAFCA Urban Level of Flood Protection Plan and Adequate Progress 
Baseline Report and the SAFCA Adequate Progress Toward an Urban Level of Flood Protection 
Engineer’s Report, each accepted by the City Council on June 21, 2016 (Resolution No. 2016-
0226), and the SAFCA 2023 Adequate Progress Annual Report accepted by the City Council on 
October 24, 2023 (Resolution No. 2023-0337). 
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DRAFT FINDINGS OF FACT: 
 
Environmental 

1. The Design Director of the City of Sacramento finds as follows: 
 

a. On October 17, 2006, pursuant to the California Environmental Quality Act (Public 
Resources Code §21000 et seq. (“CEQA”), the CEQA Guidelines (14 California Code of 
Regulations §15000 et seq.), and the City of Sacramento environmental guidelines, the 
City Council adopted a mitigated negative declaration (MND) and a mitigation monitoring 
plan (MMP) and approved Dunmore-Jessie Avenue (P04-079) Project (Resolution No. 
2006-0761). 

 
b. On December 1, 2015, the City Council approved an addendum to the MND prepared for 

the Jessie Avenue Tentative Map Project (P14-069) (Resolution No. 2015-0372) that 
modified the previously approved Project by subdividing 27.29+ acres into 144 residential 
parcels, a joint park and detention basin, and landscape lot in the R-1A and A-OS zones 
for future residential development.  
 

c. The current project (P23-035) consisting of a Conditional Use Permit for single-unit 
dwelling development in the Agriculture–Open Space (A-OS) zone; and Site Plan and 
Design Review to construct four (4) single-unit dwellings on 4 lots partially in the 
Agriculture–Open Space (A-OS) zone, will continue the residential development that was 
previously evaluated in P04-079 and P14-069. 

 

2. The Planning and Design Commission has reviewed and considered the information 
contained in the previously adopted MND for the Project, the addendum, and all oral and 
documentary evidence received during the hearing.  The Planning and Design Commission 
has determined that the previously adopted MND and the addendum constitute an 
adequate, accurate, objective, and complete review of the proposed Project Modification 
and finds that no additional environmental review is required based on the reasons set forth 
below: 

 
a. No substantial changes are proposed by the Project Modification that will require major 

revisions of the previously adopted MND due to the involvement of new significant 
environmental effects or a substantial increase in the severity of previously identified 
significant effects; 

 
b. No substantial changes have occurred with respect to the circumstances under which the 

Project Modification will be undertaken which will require major revisions to the previously 
adopted MND due to the involvement of new significant environmental effects or a 
substantial increase in the severity of previously identified significant effects; 

 
c. No new information of substantial importance has been found that shows any of the 

following: 
 

i. The Project Modification will have one or more significant effects not discussed in 
the previously adopted MND; 

    
ii. Significant effects previously examined will be substantially more severe than 

shown in the previously adopted MND; 
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iii. Mitigation measures previously found to be infeasible would in fact be feasible 

and would substantially reduce one or more significant effects of the Project 
Modification; or 
 

iv. Mitigation measures which are considerably different from those analyzed in the 
previously adopted MND would substantially reduce one or more significant 
effects on the environment. 

 

3. Based on its review of the previously adopted MND for the Project, the addendum, and all 
oral and documentary evidence received during the hearing on the Project Modification, the 
Planning and Design Commission finds that the MND and addendum reflect the Planning 
and Design Commission’s independent judgment and, and approves the addendum for the 
Project Modification  

4. The mitigation monitoring program for the Project is adopted for the Project Modification, 
and the mitigation measures shall be implemented and monitored as set forth in the 
program, based on the following findings of fact: 

 
a. The mitigation monitoring program has been adopted and implemented as part of the 

Project; 
 
b. The addendum to the MND does not include any new mitigation measures, and has not 

eliminated or modified any of the mitigation measures included in the mitigation 
monitoring program;  

 
c. The mitigation monitoring plan meets the requirements of CEQA section 21081.6 and 

CEQA Guidelines section 15074. 
 

5. Upon approval of the Project, the City Manager shall file or cause to be filed a Notice of 
Determination with the Sacramento County Clerk and, if the project requires a discretionary 
approval from any state agency, with the State Office of Planning and Research, pursuant to 
section 21152(a) of the Public Resources Code and the State EIR Guidelines adopted 
pursuant thereto. 

6. The documents and other materials that constitute the record of proceedings upon which the 
Planning and Design Commission has based its decision are located in the City of 
Sacramento Community Development Department, Environmental Planning Services, 300 
Richards Boulevard, Sacramento, CA 95811-0218. The custodian of these documents and 
other materials is the Community Development Department, Environmental Planning 
Services. 

 
Site Plan and Design Review 

1. The design, layout, and physical characteristics of the proposed project are consistent with 
the general plan and any applicable specific plan or transit village plan in that the proposal 
adheres to the goals and policies of the general plan land use designation of Suburban 
Neighborhood Low Density and Suburban Neighborhood Medium Density. 

2. The design, layout, and physical characteristics of the proposed project are consistent with 
all applicable design guidelines and with all applicable development standards in that the 
proposal meets all applicable development standards for the R-1A zone and the design 
standards for single-unit dwellings, with exception for the bulk control guidelines.  
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3. All streets and other public access ways and facilities, parking facilities, and utility 

infrastructure are adequate to serve the subject site and comply with all applicable design 
guidelines and development standards, in that, the project will be including these items as 
part of construction and final build out per the P14-069 tentative map. 

4. The design, layout, and physical characteristics of the proposed project are visually and 
functionally compatible with the surrounding neighborhood in that the exterior design and 
massing of the project is compatible with the existing and proposed development. 

 
5. The design, layout, and physical characteristics of the proposed project ensure energy 

consumption is minimized and use of renewable energy sources is encouraged. 

6. The design, layout, and physical characteristics of the proposed project are not detrimental 
to the public health, safety, convenience, or welfare of persons residing, working, visiting, or 
recreating in the surrounding neighborhood and will not result in the creation of a nuisance 
and will not be a detriment to the neighborhood. 

 
7. The project site is within an area for which the local flood-management agency has made 

adequate progress (as defined in California Government Code section 65007) on the 
construction of a flood-protection system that, for the area intended to be protected by the 
system, will result in flood protection equal to or greater than the urban level of flood 
protection in urban areas for property located within a flood-hazard zone, as demonstrated 
by the SAFCA Urban Level of Flood Protection Plan and Adequate Progress Baseline 
Report and the SAFCA Adequate Progress Toward an Urban Level of Flood Protection 
Engineer’s Report, each accepted by the City Council on June 21, 2016 (Resolution No. 
2016-0226), and the SAFCA 2023 Adequate Progress Annual Report accepted by the City 
Council on October 24, 2023 (Resolution No. 2023-0337). 

DRAFT CONDITIONS OF APPROVALS: 
 
Site Plan and Design Review 

Planning / Design Review 
 
1. The project shall be constructed per approved plans and these conditions of approval within 

the Jessie Avenue Subdivision. Any increase in the number of lots or any modification to 
the location of the lots specified for these house plans shall be reviewed by the Planning 
Division and may require additional entitlements. 
 

2. Any modification to the project, including changes in design, details, materials, or colors 
shall be submitted to Design Review staff and are subject to the review and approval of 
planning staff (and may require additional entitlements). 

3. All submitted house plans submitted and approved with this application shall be actively 
marketed and offered for sale within the subdivision covered by this approval (DR23-247). 
 

4. The applicant shall obtain all necessary building permits and encroachment permits prior to 
commencing construction. Building permits shall not be issued unless the Final Map has 
been recorded. 

 
5. Plot plans consistent with the approved Final Map (P14-069/Subdivision) shall be submitted 
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to the Building Division demonstrating compliance with setbacks and lot coverage for all lots 
included in this approval. All building elevations shall demonstrate compliance with 
enhancement requirements. 

 
6. Plans shall be consistent with the attached exhibits. If there are any discrepancies between 

the exhibits and the conditions, the conditions will take precedence.

7. The applicant shall comply with the originally approved Initial Study/Mitigated Negative 
Declaration and associated Mitigation Monitoring Plan as amended under P14-069 on file 
with the Planning Division unless otherwise conditioned per this approval (DR23-247). 

8. House placement shall conform to the approved setback development standards for the 
site: 

All Parcels: Required:  
Front  20’ Min. 
Interior  5’ Min. 
Street Side 12’-6” Min.  
Rear  5’ Min.  

 
9. Lot coverage shall not exceed 50% per Title 17.204.320(C). 

10. The attached optional rear covered patio may only be offered on the lots it will fit as defined 
by Title 17.624.040.5. A minimum of 5’ rear setback shall be maintained on all lots. 

11. Any HVAC units shall be ground-mounted and shall be screened or otherwise not be visible 
from any street or pedestrian views. No roof-mounted or wall-mounted HVAC units are 
allowed. 

12. Trash receptacles and irrigation controls shall be screened from street view. 

13. No two-house plans shall be placed on adjacent lots, unless they are of different elevations 
and do not repeat within three parcels of another of like design. Applicant shall provide to 
the Building Division a map that indicates the house plan and elevation on adjacent lots. 

14. Driveways and pedestrian paths shall comply with maximum paved area as permitted in 
Title 17 of the City Code. 

15. All driveways shall comply with City Municipal Code Section 17.508. This includes not 
placing driveways across lot lines, within 5’ of an interior side property line, within the radius 
of the corner at an intersection, and at a location that would create a hardship for the 
installation of public utilities. All residential driveways shall be a maximum of 20’ wide and 
have a minimum depth of 20’ if serving as a two-car parking pad. 

16. The applicant shall obtain all necessary building permits prior to commencing construction. 
No permits shall be issued within the 10-day reconsideration period. 

17. A model home/temporary sales office application and approval will be required for any 
model homes or temporary sales trailer. 

18. Inspections: An 89 Planning Final shall be called for prior to 29 Building Final for model 
homes. 
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19. The 10-day appeal period shall commence from May 2nd, 2024. 

20. All other notes and drawings on the final plans as submitted by the applicant are deemed 
conditions of approval. Any work that differs from the final set of plans approved by the 
Planning staff shall be subject to review and approval prior to issuance of a building permit 
or work undertaken. 

21. This approval shall expire in three (3) years from the approval date. 

Walls and Fences: 

22. Walls and fences shall be consistent with Title 17 and shall conform to the City standards 
for sight line requirements at intersections and driveways. 

23. Wherever a side elevation faces a public street, fencing shall start at or near the half-way 
point of the side elevation or as acceptable to Design Review staff. Walls and fences within 
the street side yard setback shall be minimum five feet from the property line. 

24. No fences or walls above 4’ shall be allowed within the front yard setback. 

Landscaping: 

25. Install an average of one 15-gallon trees, with an average of 20’ to 30’ on center, along the 
lot frontage of each unit. 

26. All street side yard parcels shall install one 15-gallon tree. The builder shall provide 
additional landscaping treatments such as accent trees and shrubs along the street side 
yard fence. Rain-sensing (i.e. “smart”) irrigation systems shall be installed for all 
landscaping. 

27. All landscaping and planting shall conform to City standards for sight line requirements at 
intersections and driveways. 

Materials: 

28. This project has been approved with details and elevation enhancements that are 
essential for each design and they shall not be omitted or modified during 
construction. 

29. Each house plan shall include three elevation styles (Prairie, Craftsman, Farmhouse). The 
building elevations shall have a consistency of detail and quality as indicated on the plans. 

30. Lots with street-facing side facades shall feature enhanced side elevations per approved 
plans. All street side elevations shall be enhanced with the continuation of architectural 
features such as: board and batten siding with kneebrace, brick wainscot, shutters, and 
shaped belly band.  

31. Side facades which do not face streets shall wrap secondary façade materials a minimum 
of two feet or as amended on plans. 

32. Provide the following building materials for all single-unit dwelling plans and elevation types 
as indicated per approved plans. 



11

 

a. Concrete flat tile roofing 
b. A variety of decorative raised-panel front entry door 
c. Decorative metal roll-up garage door 
d. Smooth or light sand stucco finish 
e. Fiber cement trim at all windows and doors—no rough sawn wood or wood grain 

allowed 
i. Color distinct from siding 

f. Stucco over foam trim 
g. Decorative coach lights at front entry and garage 
h. Illuminated address plate on front façade 
i. Wood fascia board 
j. Fascia gutter and downspout 
k. Vinyl or composition dual pane single/double hung, horizontal sliding, and fixed 

windows 
 

33. Provide the following building materials for the single-unit dwelling Plan 1429 elevation A 
‘Prairie’ as indicated per approved plans. 

a. Horizontal fiber cement siding 
b. Stacked stone veneer 

 
34. Provide the following building materials for the single-unit dwelling elevation Plan 1429 

elevation B ‘Craftsman’ as indicated per approved plans. 

a. Brick wainscot with trim to terminate at reentrant corner 
b. Shaped wood post with brick base 
c. Fiber cement board and batten siding with kneebrace applied to gable ends 

 
35. Provide the following building materials for the single-unit dwelling Plan 1429 elevation C 

‘Farmhouse’ as indicated per approved plans. 

a. Fiber cement board and batten siding applied to porch entry and gable end 
b. Shaped corbel 
c. Paneled shutters 
d. Trim band 

i. Color distinct from stucco siding 
 

36. Provide the following building materials for the single-unit dwelling Plan 1672 elevation A 
‘Prairie’ as indicated per approved plans. 

a. Stacked stone veneer on porch columns and as wainscot 
b. Horizontal fiber cement siding 

 
37. Provide the following building materials for the single-unit dwelling Plan 1672 elevation B 

‘Craftsman’ as indicated per approved plans. 

a. Brick wainscot with trim to terminate at reentrant corner 
b. Shaped wood post with brick base 
c. Fiber cement board and batten siding with kneebrace applied to gable end 

i. Kneebrace distinct color from board and batten siding 
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38. Provide the following building materials for the single-unit dwelling Plan 1672 elevation C 
‘Farmhouse’ as indicated per approved plans. 

a. Fiber cement board and batten siding to terminate at reentrant corner 
b. Shaped corbels 

i. Color distinct from board and batten siding 
c. Paneled shutters 

i. Color distinct from board and batten siding 
 

39. Provide the following building materials for the single-unit dwelling Plan 2148 elevation A 
‘Prairie’ as indicated per approved plans. 

a. Horizontal fiber cement siding to terminate at reentrant corner 
b. Trim bands 

i. Color distinct from stucco siding 
c. Stacked stone on porch columns 

 
40. Provide the following building materials for the single-unit dwelling Plan 2148 elevation B 

‘Craftsman’ as indicated per approved plans. 

a. Brick wainscot with trim to terminate at reentrant corner 
b. Shaped wood posts with brick base 
c. Fiber cement board and batten siding with kneebrace applied to gable ends 

i. Kneebrace color distinct from board and batten siding 
d. Stucco over foam shaped belly band trim 

 
41. Provide the following building materials for the single-unit dwelling Plan 2148 elevation C 

‘Farmhouse’ as indicated per approved plans. 

a. Fiber cement board and batten siding to terminate at reentrant corner 
b. Shaped corbels 
c. Paneled shutters 
d. Trim framing porch entry 

i. Color distinct from board and batten siding 
 

42. Provide the following building materials for the single-unit dwelling Plan 2388 elevation A 
‘Prairie’ as indicated per approved plans. 

 
a. Stacked stone veneer on porch columns 
b. Horizontal fiber cement siding to terminate at reentrant corners 
c. Stucco over foam shaped belly band trim 

 
43. Provide the following building materials for the single-unit dwelling Plan 2388 elevation B 

‘Craftsman’ as indicated per approved plans. 

a. Brick wainscot with trim to terminate at reentrant corner 
b. Shaped wood posts with brick base 
c. Fiber cement board and batten siding with kneebrace applied to gable ends 
d. Stucco over foam shaped belly band trim 
e. Batten shutters with diamond cut out 
f. Shaped corbels 
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44. Provide the following building materials for the single-unit dwelling Plan 2388 elevation C 
‘Farmhouse’ as indicated per approved plans. 

a. Fiber cement board and batten siding to terminate at reentrant corner 
b. Shaped corbels 
c. Paneled shutters 
d. Stucco over foam shaped bellyband trim 
e. Decorative vent on gable ends 

 
45. Provide the following building materials for the single-unit dwelling Plan 2686 elevation A 

‘Prairie’ as indicated per approved plans. 
 

a. Stacked stone wainscot to terminate at reentrant corner at upper  
b. Stacked stone veneer on lower 2/3rd of porch column 
c. Horizontal fiber cement siding to terminate at reentrant corners 
d. Stucco over foam shaped belly band trim 

 
46. Provide the following building materials for the single-unit dwelling Plan 2686 elevation B 

‘Craftsman’ as indicated per approved plans. 

a. Brick wainscot with trim to terminate at reentrant corner 
b. Shaped wood posts with brick base 
c. Fiber cement board and batten siding with kneebrace applied to gable ends 

i. Kneebrace color distinct from board and batten siding 
d. Batten shutters with diamond cut out 

 
47. Provide the following building materials for the single-unit dwelling Plan 2686 elevation C 

‘Farmhouse’ as indicated per approved plans. 

a. Fiber cement board and batten siding to terminate at reentrant corner 
b. Shaped corbels 
c. Paneled shutters 
d. Trim over porch entry 

i. Color distinct from stucco siding 
 

 
Sac Sewer 

48. Sacramento Area Sewer District/Regional San has the 48-inch Dry Creek Interceptor (N17) 
located to the west of the project site within the Sacramento Northern Parkway. Direct 
connections to this facility will not be allowed. 

PG&E 

49. The installation of new gas and electric facilities and/or relocation of existing PG&E facilities 
will be performed in accordance with common law or Rules and Tariffs as authorized by the 
California Public Utilities Commission. Following our review, PG&E recommends the 
following language be expressly stated for the offer to dedicate Public Utility Easements 
(PUE): I/We the undersigned, as Owner(s) of the land shown hereon, do hereby state that 
I/we am/are the only person(s) whose consent is necessary to pass clear title to said land 
and do hereby consent to the preparation and recordation of this map and offer for 
dedication and do hereby dedicate for public uses the Public Utility Easements (PUEs) 
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shown on this map for public utility purposes including electric, gas, communication facilities 
and all other public utility purposes; together with any and all appurtenances thereto, 
including the right from time to time to trim and to cut down and clear away or otherwise 
control any trees or brush. The PUEs hereby offered for dedication are to be kept open and 
free of buildings, structures and wells of any kind. The final map must contain a statement 
setting forth dedications and offers to dedicate interests in real property for public utility 
purposes. If the offer of dedication has terminated, or the local agency declines to accept it, 
the applicant maybe required to provide an easement in gross satisfactory to PG&E. 

SMUD 

50. SMUD has existing overhead 12kV and secondary facilities along Dry Creek Road and 
secondary facilities on the parcel, entering from the east side that will need to remain. 
The Applicant shall be responsible for maintaining all CalOSHA and State of California 
Public Utilities Commission General Order No. 95 safety clearances during construction 
and upon building completion. If the required clearances cannot be maintained, the 
Applicant shall be responsible for the cost of relocation. 

51. Structural setbacks less than 14-feet shall require the Applicant to conduct a pre-
engineering meeting with all utilities to ensure property clearances are maintained.  

52. Any necessary future SMUD facilities located on the Applicant’s property shall require a 
dedicated SMUD easement. This will be determined prior to SMUD performing work on 
the Applicant’s property. 

53. In the event the Applicant requires the relocation or removal of existing SMUD facilities 
on or adjacent to the subject property, the Applicant shall coordinate with SMUD. The 
Applicant shall be responsible for the cost of relocation or removal. 

54. SMUD reserves the right to use any portion of its easements on or adjacent to the 
subject property that it reasonably needs and shall not be responsible for any damages 
to the developed property within said easement that unreasonably interferes with those 
needs.  

55. The Applicant shall not place any building foundations within 5-feet of any SMUD trench 
to maintain adequate trench integrity. The Applicant shall verify specific clearance 
requirements for other utilities (e.g., Gas, Telephone, etc.). 

56. The Applicant shall comply with SMUD siting requirements (e.g., panel size/location, 
clearances from SMUD equipment, transformer location, service conductors). 
Information regarding SMUD siting requirements can be found at: 
https://www.smud.org/en/Business-Solutions-and-Rebates/Design-and-Construction-
Services. 

57. The Applicant shall provide separate SMUD service points to each parcel to the 
satisfaction of SMUD.  

58. The Applicant shall dedicate a 12.5-foot public utility easement for overhead and/or 
underground facilities and appurtenances adjacent to all public street rights-of-ways. 
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59. The Applicant shall dedicate any private drive, ingress and egress easement, (and 10-
feet adjacent thereto) as a public utility easement for (overhead and) underground 
facilities and appurtenances. All access roads shall meet minimum SMUD requirements 
for access roads.   

60. The Applicant shall dedicate and provide all-weather vehicular access for service 
vehicles that are up to 26,000 pounds. At a minimum: (a) the drivable surface shall be 
20-feet wide; and (b) all SMUD underground equipment and appurtenances shall be 
within 15-feet from the drivable surface.  

61. Applicant will include phasing of development and order of planned construction upon 
submitting a new service application to SMUD for the initial subdivision phase(s) and/or 
road improvement backbone project(s).  

62. Development should be phased to start adjacent to existing electrical infrastructure to 
minimize temporary overhead and/or underground electrical facilities.  

63. Development phases submitted for new service should include all lots fronting streets.  

Solid Waste

64. Project must meet the requirements outlined in City Code Chapter 13.10. 

65. There must be sufficient space to store three cans for each dwelling unit (garbage, mixed 
recycling, and organics recycling). The space needed is approximately 35 inches by 87 
inches and be screened from the public right-of-way, per City Code Chapter 13.10.100 C. 

66. There must be sufficient space to set out three cans (garbage, mixed recycling, and 
organics recycling) and remain in compliance with City Code Chapter 13.10.100. 
Depending on service levels, this may mean up to 8 feet of curb space required. Cans must 
be placed along the curb closest to the property for collection. 

67. Solid waste trucks must be able to safely move about the project, with minimum backing, 
and able to empty the bins and cans safely. 

Sacramento City Code can be found online here: Chapter 13.10: 
http://www.qcode.us/codes/sacramento/view.php?topic=13-13_10  

Sacramento Police Department 

During Construction: 

68. The applicant shall enclose the entire perimeter of the project with a chain link fence with 
necessary construction gates to be locked after normal construction hours. 

69. The location shall be monitored by security after normal construction hours during all 
phases of construction. This can be done via remote camera monitoring. 

70. Adequate security lighting shall be provided to illuminate vulnerable equipment and 
materials. Lighting shall be white light with full cut off fixtures. 
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Advisory Notes 

ADV.1. Prior to the ISSUANCE OF A BUILDING PERMIT: The owner must contact Permit 
Services Unit at PermitServices@sacsewer.com or by phone at (916) 876-6100 to 
determine if Regional San sewer impact fees are due. Fees are to be paid prior to 
the issuance of building permits. (SACSEWER) 

ADV.2. As per City Code, the applicant will be responsible to meet his/her obligations 
regarding:  

a. Title 18, 18.56 Park Development Impact Fee, due at the time of 
issuance of building permit. The Park Development Impact Fee for this 
project is estimated at $602,287. The Park Development Impact Fee due 
for this project is based on the Housing Incentive Zone Rate of $2.18 per 
square foot for residential projects, with a minimum rate of $1,624 for 
units under 750 square feet and a maximum of $4,333 for units over 
2,000 square feet. Any change in these factors will change the amount of 
the PIF due. The fee is calculated using factors at the time that the 
project is submitted for building permit. (PARKS) 

ADV.3. If the aggregate landscape area of this project is equal to or greater than 500 sq. ft., 
it is subject to Water Efficient Landscape Requirements, Chapter 15.92 of the 
Sacramento City Code, consistent with Chapter 2.7 of the California Code of 
Regulations, the Model Water Efficient Landscape Ordinance. (PLANNING) 

ADV.4. Alternate Water Systems Requirement. Pursuant to Chapter 15.24.030, 15.24.040 
and 15.24.050 of Sacramento City Code, beginning on July 1, 2023, new buildings 
that are 10,000 square feet or greater must include a gray water system to provide 
subsurface irrigation and buildings that are 50,000 square feet or greater must 
include installation of a separate, additional piping system for an on-site treated non-
potable gray water system for water closets and urinals. Limited exceptions apply. 
Please see City webpage for more details. 

Complete building permit applications (including payment of all required fees) filed 
with and accepted by the City’s Building Division prior to July 1, 2023, will not be 
subject to Alternate Water Systems requirements.  Applicants are advised to plan 
for alternate water systems beginning with initial early design. For more information, 
please visit the City’s website:  https://www.cityofsacramento.org/Community-
Development/Planning/Major-Projects/General-Plan/About-The-
Project/Climate_Change/Onsite-Water-Reuse-Study 

ATTACHMENTS: 
Exhibit A: Street Scene, Typ. Layout, P14-069 TPM, Site Plan, Elevations, Floor Plans, Bulk 
Control exhibits 

Sarah Scott Matthew Sites, AIA, LEED AP 
Assistant Planner Senior Architect 
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September 22, 2023 

Steve Fuhrman 
Fuhrman Leamy Land Group 
(916) 783-5263
Via Email: stevef@fllandgroup.com

PRE-DEVELOPMENT ARBORIST REPORT

RE: 701 Dos Rios Street, APN #001-0081-013, City of Sacramento jurisdiction 

Executive Summary: 
Steve Fuhrman of Fuhrman Leamy Land Group, on behalf of the property owner, contacted California Tree and 
Landscape Consulting, Inc. to inventory and evaluate the protected trees on the site or overhanging the site for purposes 

The property is within the jurisdiction of the City of Sacramento.  See Supporting Information Appendix A Tree Location 
Map. 

Edwin Stirtz, ISA Certified Arborist #WE-0510A, was on site September 1, 2023.  A total of 11 trees were evaluated, 1 of 
which may be located offsite1 on the neighboring parcel, 1000 Vine Street. There are 2 trees on the property considered 

-  All 11 trees evaluated are proposed 
for removal. All vegetation that could be a tree was identified and no other protected trees are on or overhanging the 
site.  

Table 1  Tree Inventory Summary 

Tree Species Trees 
Inventoried 

Trees located on 
the Parcel1 

Protected by Sacramento City 
Tree Preservation Code 

Proposed for 
Removal 

Blue elderberry, Sambucus nigra subsp. caerulea 1 1 0 1 

California sycamore, Platanus racemosa 1 1 1 (Private Protected) 1 

Chinese pistache, Pistacia chinensis  1 1 
(May be offsite) 

0 1 

Cottonwood, Populus sp. 1 1 0 1 

Elm, Ulmus sp. 2 2 0 2 

Interior live oak, Quercus wislizeni 1 1 0 1 

Tree-of-heaven, Ailanthus altissima 3 3 0 3 

Valley oak, Quercus lobata 1 1 1 (Private Protected) 1 

Total 11 11 
(1 may be offsite) 

2 (Private Protected) TBD 

See Appendices for specific information on each tree and preservation requirements and/or restrictions 

1 CalTLC is not a licensed land surveyor.  Tree ownership was not determined.  Conclusions within this report are based on existing fences or other landmarks which 
may not represent the actual property boundary.
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METHODS 

Appendix 2 in this report is the detailed inventory and recommendations for the trees.  The following terms 
and Table A  Ratings Description will further explain our findings. 

A Level 2  Basic Visual Assessment was performed in accordance with the International Society of 

and defects which are readily visible. Additional limiting factors, such as blackberries, poison oak, and/or 
debris piled at the base of a tree can inhibit the visual assessment.  

 

Swedish

measurements may also have been estimated due to obstructions.

Terms 
Field Tag # The pre-stamped tree number on the tag which is installed at approximately 6 feet above ground level on 

the north side of the tree.

City Tag # The number listed on the City of Sacramento tree inventory in the ARC GIS system found online at:  
saccity.maps.arcgis.com 

Species  The species of a tree is listed by our local and correct common name and botanical name by genus 
(capitalized) and species (lower case).  Oaks frequently cross-pollinate and hybridize, but the identification 
is towards the strongest characteristics.   

DBH 
 

DSH 
requirements): (1) For a tree that branches at or below 4.5 feet, DSH means the diameter at the narrowest 
point between the grade and the branching point; and (2) For a tree with a common root system that 
branches at the ground, DSH means the sum of the diameter of the largest trunk plus one-half the 
cumulative diameter of the remaining trunks at 4.5 feet above natural grade. 

Canopy 
radius and 
Protection 
Zone Area 

The farthest extent of the crown composed of leaves and small twigs.  Most trees are not evenly balanced.  
This measurement represents the longest extension from the trunk to the outer canopy.  The dripline 
measurement is from the center point of the tree and is shown on the Tree Location Map as a circle.  This 
measurement further defines the radius of the protection zone to be specified on any development plans 
unless otherwise indicated in the arborist recommendations, Appendix 2. 

Critical Root 
Zone  

The radius of the critical root zone is a circle equal to the trunk diameter inches converted to feet and 
factored by tree age, condition and health pursuant to the industry standard.  Best Management Practices: 
Managing Trees During Construction, the companion publication to the Approved American National 
Standard, provides guidance regarding minimum tree root protection zones for long term survival.  In 
instances where a tree is multi-stemmed the protected root zone is equal to the extrapolated diameter 
(sum of the area of each stem converted to a single stem) factored by tree age, condition and health. 
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Arborist 
Rating 

Subjective to condition and is based on both the health and structure of the tree.  All of the trees were 
rated for condition, per the recognized national standard as set up by the Council of Tree and Landscape 
Appraisers and the International Society of Arboriculture (ISA) on a numeric scale of 5 (being the highest) to 
0 (the worst condition, dead) as in Chart A.  The rating was done in the field at the time of the measuring 
and inspection.   

  
 

Arborist Ratings  

 
No problem(s) Excellent  
No apparent problem(s) Good  
Minor problem(s) Fair  
Major problem(s) Fair to Poor  
Extreme problem(s)  Poor  
Dead                                   Dead  

Rating #0: This indicates a tree that has no significant sign of life.    
Rating #1: The problems are extreme. This rating is assigned to a tree that has structural and/or health problems that no amount of work or 
effort can change.  The issues may or may not be considered a dangerous situation.   
Rating #2: The tree has major problems.  If the option is taken to preserve the tree, its condition could be improved with correct arboricultural 
work including, but not limited to: pruning, cabling, bracing, bolting, guying, spraying, mistletoe removal, vertical mulching, fertilization, etc.  
If the recommended actions are completed correctly, hazard can be reduced and the rating can be elevated to a 3.  If no action is taken the 
tree is considered a liability and should be removed. 
Rating #3: The tree is in fair condition.  There are some minor structural or health problems that pose no immediate danger.  When the 
recommended actions in an arborist report are completed correctly the defect(s) can be minimized or eliminated. 
Rating #4: The tree is in good condition and there are no apparent problems that a Certified Arborist can see from a visual ground inspection. 
If potential structural or health problems are tended to at this stage future hazard can be reduced and more serious health problems can be 
averted. 
Rating #5: No problems found from a visual ground inspection.  Structurally, these trees have properly spaced branches and near perfec t 
characteristics for the species.  Highly rated trees are not common in natural or developed landscapes.  No tree is ever perfect especially with 
the unpredictability of nature, but with this highest rating, the condition should be considered excellent. 

Notes:  Provide notable details about each tree which are factors considered in the determination of the tree 
rating including: (a) condition of root crown and/or roots; (b) condition of trunk; (c) condition of limbs 
and structure; (d) growth history and twig condition; (e) leaf appearance; and (f) dripline environment.  
Notes also indicate if the standard tree evaluation procedure was not followed (for example - why dbh 

st any 
evaluation limiting factors such as debris at the base of a tree. 

 
Development 
Restrictions/Actions 

Recommended actions to increase health and longevity. 

Development 
Impacts 

Projected development impacts are based solely on distance relationships between tree 
location and grading.  Field inspections and findings during the project at the time of grading 
and trenching can change relative impacts.  Closely followed guidelines and requirements can 
result in a higher chance of survival, while requirements that are overlooked can result in a 
dramatically lower chance of survival.  Impacts are measured as follows: 
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Impact Term: Long Term Result of Impact: 

 Negligible  Tree is unlikely to show any symptoms.  Chance of survival post development is 
excellent.  Impacts to the Protected Root Zone are less than 5%.  

 Minor  Tree is likely to show minor symptoms.  Chance of survival post development is 
good. Impacts to the Protected Root Zone are less than 15% and species 
tolerance is good. 
 

 Moderate  Tree is likely to show moderate symptoms.  Chance of survival post 
development is fair.  Impacts to the Protected Root Zone are less than 35% and 
species tolerance is good or moderate. 
 

 Severe  Tree is likely to show moderate symptoms annually and a pattern of decline.  
Chance of long term survival post development is low.  Impacts to the 
Protected Root Zone are up to 50% and species tolerance is moderate to poor. 
 

 Critical  Tree is likely to show moderate to severe symptoms annually and a pattern of 
decline.  Chance of long term survival post development is negligible.  Impacts 
to the Protected Root Zone are up to 80%. 

Discussion  
Trees need to be protected from normal construction practices if they are to remain healthy and viable on the site.  Our 
recommendations are based on experience and the County ordinance requirements to enhance tree longevity.  This 
requires their root zones remain intact and viable despite the use of heavy equipment to install foundations, driveways, 
underground utilities, and landscape irrigation systems.  Simply walking and driving on soil can have serious 
consequences for tree health.  Tree Protection measures should be incorporated into the site plans in order to protect 
the trees.   

Root Structure 

underground resemb
both water and air for survival.  Poor canopy development or canopy decline in mature trees after development is often 
the result of inadequate root space and/or soil compaction. 

 
 

    The reality of where roots are generally located 

Our native oak trees are easily damaged or killed by having the soil within the Protected Root Zone (PRZ) disturbed or 
compacted.  All of the work initially performed around protected trees that will be saved should be done by people 
rather than by wheeled or track type tractors.  Oaks are fragile giants that can take little change in soil grade, 
compac
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on native oaks.  Decline and eventual death can take as long as 5-20 years with poor care and inappropriate watering. 
Oaks can live hundreds of years if treated properly during construction, as well as later with proper pruning, and the 
appropriate landscape/irrigation design.   

Arborist Classifications 
There are different types of Arborists: 

Tree Removal and/or Pruning Companies:  These companies may be licensed by the State of California to do business, 
but they do not necessarily know anything about trees; 

Arborists:  Arborist is a broad term.  It is intended to mean someone with specialized knowledge of trees but is often 
used to imply knowledge that is not there. 

ISA Certified Arborist:  An International Society of Arboriculture Certified Arborist is someone who has been trained and 
tested to have specialized knowledge of trees.  You can look up certified arborists at the International Society of 
Arboriculture website: isa-arbor.org. 

Consulting Arborist:  An American Society of Consulting Arborists Registered Consulting Arborist is someone who has 
been trained and tested to have specialized knowledge of trees and trained and tested to provide high quality reports 
and documentation.  You can look up registered consulting arborists at the American Society of Consulting Arborists 
website: asca-consultants.org 

RECOMMENTATIONS:  Summary of Tree Protection Measures for Site Planning

plans and followed.  Tree specific protection measures can be found in Appendix 2  Tree Information Data. 

The stumps of the trees to be removed that are within the root zone of the City trees shall be removed using a
backhoe or other piece of grading equipment only with supervision by the project arborist.  Roots from the
other nearby trees may have intertwined and will be required to be severed and cut clean during the removal
process.  Pulling on the stumps with equipment will likely result in the lifting of the asphalt in the parking areas
on the adjacent parcels.

Clearance pruning should include removal of all the lower foliage that may interfere with equipment PRIOR to
having grading or other equipment on site or in the access path.  The Project Arborist should approve the extent
of foliage elevation and oversee the pruning to be performed by a contractor who is an ISA Certified Arborist.

Clearly designate an area on the site outside the drip line of all trees on the adjacent parcels where construction
materials may be stored and parking can take place. No materials or parking shall take place within the root
zones of trees to be retained.

Sewer line installation and trenching inside the root protection zone of trees to remain on the site shall be
directly supervised by the project arborist.  A hydraulic or air spade may be required for digging and placement
of pipes underneath the roots, or boring of deeper trenches underneath the roots.

Follow all of the General Development Guidelines, Appendix 3, for all trees not identified as requiring special
preservation measures in the summary and in Appendix 2.
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Report Prepared by: Project Arborist: 

Caroline Nicholas  Edwin E. Stirtz 
Arborist Assistant Consulting Arborist 

ISA Certified Arborist #WE-0510A, TRAQ 

Appendix 1  Tree Location Map/Development Site Plan 
Appendix 2  Tree Data and Tree Specific Recommendations 
Appendix 3  General Development Guidelines 
Appendix 4  Site Photographs 
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APPENDIX 3  GENERAL PRACTICES FOR TREE PROTECTION 

Definitions 

Root zone:  The roots of trees grow fairly close to the surface of the soil, and spread out in a radial direction 
from the trunk of tree.  A general rule of thumb is that they spread 2 to 3 times the radius of the canopy, or 1 
to 1 ½ times the height of the tree.  It is generally accepted that disturbance to root zones should be kept as 
far as possible from the trunk of a tree.   

Inner Bark
knocked off a tree, the inner bark, or cambial region, is exposed or removed.  The cambial zone is the area of 
tissue responsible for adding new layers to the tree each year, so by removing it, the tree can only grow new 
tissue from the edges of the wound.  In addition, the wood of the tree is exposed to decay fungi, so the trunk 
present at the time of the injury becomes susceptible to decay.  Tree protection measures require that no 
activities occur which can knock the bark off the trees. 

Methods Used in Tree Protection: 

No matter how detailed Tree Protection Measures are in the initial Arborist Report, they will not accomplish 
their stated purpose unless they are applied to individual trees and a Project Arborist is hired to oversee the 
construction.  The Project Arborist should have the ability to enforce the Protection Measures. The Project 
Arborist should be hired as soon as possible to assist in design and to become familiar with the project.  He 
must be able to read and understand the project drawings and interpret the specifications.  He should also 

the protection measures, wherever possible.  It is advisable for the Project Arborist to be present at the Pre-
Bid tour of the site, to answer questions the contractors may have about Tree Protection Measures.  This also 
lets the contractors know how important tree preservation is to the developer.   

Root Protection Zone (RPZ):  Since in most construction projects it is not possible to protect the entire root 
zone of a tree, a Root Protection Zone is established for each tree to be preserved.  The minimum Root 

 
The Project Arborist must approve work within the RPZ. 

Irrigate, Fertilize, Mulch:  Prior to grading on the site near any tree, the area within the Tree Protection fence 
should be fertilized with 4 pounds of nitrogen per 1000 square feet, and the fertilizer irrigated in.  The 
irrigation should percolate at least 24 inches into the soil.  This should be done no less than 2 weeks prior to 

mulch.  Such mulch can be obtained from chipping or grinding the limbs of any trees removed on the site.  
Acceptable mulches can be obtained from nurseries or other commercial sources.  Fibrous or shredded 
redwood or cedar bark mulch shall not be used anywhere on site. 

Fence:  Fence around the Root Protection Zone and restrict activity therein to prevent soil compaction by 
vehicles, foot traffic or material storage.  The fenced area shall be off limits to all construction equipment, 
unless there is express written notification provided by the Project Arborist, and impacts are discussed and 
mitigated prior to work commencing.   

No storage or cleaning of equipment or materials, or parking of any equipment can take place within 
the fenced off area, known as the RPZ.   
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The fence should be highly visible, and stout enough to keep vehicles and other equipment out.  I 
recommend the fence be made of orange plastic protective fencing, kept in place by t-posts set no 

 

 

In areas with many trees, the RPZ can be fenced as one unit, rather than separately for each tree. 

tree trunks, even if fenced off.  Hold the boards in place with wire.  Do not nail them directly to the 
tree.  The purpose of the boards is to protect the trunk, should any equipment stray into the RPZ. 

Elevate Foliage:  Where indicated, remove lower foliage from a tree to prevent limb breakage by equipment.  
Low foliage can usually be removed without harming the tree, unless more than 25% of the foliage is 
removed.  Branches need to be removed at the anatomically correct location in order to prevent decay 
organisms from entering the trunk.  For this reason, a contractor who is an ISA Certified Arborist should 
perform all pruning on protected trees.2 

Expose and Cut Roots:  Breaking roots with a backhoe, or crushing them with a grader, causes significant 
injury, which may subject the roots to decay.  Ripping roots may cause them to splinter toward the base of the 
tree, creating much more injury than a clean cut would make.  At any location where the root zone of a tree 
will be impacted by a trench or a cut (including a cut required for a fill and compaction), the roots shall be 
exposed with either a backhoe digging radially to the trunk, by hand digging, or by a hydraulic air spade, and 
then cut cleanly with a sharp instrument, such as chainsaw with a carbide chain.  Once the roots are severed, 
the area behind the cut should be moistened and mulched.  A root protection fence should also be erected to 
protect the remaining roots, if it is not already in place.  Further grading or backhoe work required outside the 
established RPZ can then continue without further protection measures. 

Protect Roots in Deeper Trenches:  The location of utilities on the site can be very detrimental to trees.  Design 
the project to use as few trenches as possible, and to keep them away from the major trees to be protected.  
Wherever possible, in areas where trenches will be very deep, consider boring under the roots of the trees, 
rather than digging the trench through the roots.    This technique can be quite useful for utility trenches and 
pipelines.   

Protect Roots in Small Trenches:  After all construction is complete on a site, it is not unusual for the landscape 

systems.  The Project Arborist must therefore approve the landscape and irrigation plans.  The irrigation 
system needs to be designed so the main lines are located outside the root zone of major trees, and the 
secondary lines are either laid on the surface (drip systems), or carefully dug with a hydraulic or air spade, and 
the flexible pipe fed underneath the major roots. 

longer period of time.  This allows deep soaking of root zones.  The system also needs to accommodate 
infrequent irrigation settings of once or twice a month, rather than several times a week. 

Monitoring Tree Health During and After Construction:  The Project Arborist should visit the site at least twice 
a month during construction to be certain the tree protection measures are being followed, to monitor the 

2 International Society of Arboriculture (ISA), maintains a program of Certifying individuals.  Each Certified Arborist has a number and 
must maintain continuing education credits to remain Certified. 
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health of impacted trees, and make recommendations as to irrigation or other needs.  After construction is 
complete, the arborist should monitor the site monthly for one year and make recommendations for care 
where needed.  If longer term monitoring is required, the arborist should report this to the developer and the 
planning agency overseeing the project.
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October 24, 2023 

Ron Bess, Associate Planner 
City of Sacramento 
300 Richards Blvd  
Sacramento, CA 95811 
 
Re: MTP/SCS Consistency for the Village at Dos Rios Project 
 
Dear Mr. Bess: 

 
You requested SACOG’s confirmation that the proposed the Village at Dos Rios Project is 
consistent with the 2020 Metropolitan Transportation Plan/Sustainable Communities 
Strategy (MTP/SCS) and is located within a Transit Priority Area (TPA), pursuant to PRC § 
21155.4. SACOG provides a consistency determination at the request of the lead agency. 
However, it is the responsibility of the lead agency to make the final determination on a 
project’s consistency with the MTP/SCS. This letter concurs with the City’s 
determination that the Village at Dos Rios is consistent with the MTP/SCS and is located 
within a TPA. SACOG reviewed the project description and SCS consistency analysis 
compared to the MTP/SCS assumptions for the project area in order to make our 
determination. 
 
The Village at Dos Rios project is a residential development consisting of 195 multifamily 
units in the River District Specific Plan of the City of Sacramento. The project is located 
within a Transit Priority Area, pursuant to PRC § 21155.4. Transit Priority Areas are areas 
of the region within one-half mile of a major transit stop existing or planned (if the 
planned stop is scheduled to be completed within the planning horizon included in a 
Regional Transportation Plan adopted pursuant to Section 450.216 or 450.322 of Title 
23 of the Code of Federal Regulations). The Project site is less than a half mile from the 
Sacramento Regional Transit’s (Sac RT) Blue Line along North 12th St, which satisfies the 
definition of a transit priority area. 
 
The Village at Dos Rios is an infill project within the Center/Corridor Community 
designation of the MTP/SCS for the City of Sacramento. Within the Center/Corridor 
Community, the MTP/SCS forecasts a range of low to high density residential, 
commercial, office, and industrial uses (MTP/SCS Appendix D). The project’s land uses 
fall within this range of general uses, densities, and building intensities. With respect to 
consistency with the MTP/SCS policies, the applicable policies are embedded in the 
metrics and growth forecast assumptions of the MTP/SCS.  For the purposes of 
determining SCS consistency, projects consistent with the growth forecast assumptions 
of the MTP/SCS are consistent with these policies. The MTP/SCS housing forecast for the 
Center/Corridor Communities was based not only on the City’s land use plans and 
policies, but also on the following: an assessment of past building activity, current 
project entitlement activity, and consideration of changing demographic and housing 
market demand. Infill development and redevelopment is a strategy essential to the 



success of the Blueprint Preferred Scenario and the MTP/SCS. The Blueprint Preferred 
Scenario and the 2020 MTP/SCS achieve transportation, air quality, and other quality of 
life benefits by relying in part on infill and redevelopment projects such as this one. The 
proposed project is consistent with MTP/SCS growth forecast assumptions. 
 
Thank you for inviting SACOG’s input as to the consistency of Village at Dos Rios with the 
MTP/SCS.  Our confirmation of the project’s consistency with the MTP/SCS is not 
intended to express any opinion on the site design or the appropriate conditions of 
approval of the project. If you have further questions or need further assistance, please 
don’t hesitate to contact me at (916) 340-6246. 
 
 
 
If you have additional questions, please feel free to contact me. 
 
Sincerely, 
 
 
 
Clint Holtzen 
Planning Manager 



DETERMINATION OF MTP/SCS CONSISTENCY WORKSHEET

As of October 27, 2020i 

Background: Pursuant to SB 375 and SB 743, streamlined CEQA review and analysis is available to 
certain land use projects that are consistent with the Sustainable Communities Strategy (SCS).  The SCS 
was adopted by the Sacramento Area Council of Governments (SACOG) Board as part of the 2020 
Metropolitan Transportation Plan/Sustainable Communities Strategy (MTP/SCS) on November 18, 2019. 
The California Air Resources Board (CARB) provided an Acceptance of GHG Quantification Determination 
for the SACOG SCS in October 2020. 

Purpose: The purpose of this worksheet is to provide lead agencies with guidance to determine whether 
a project is consistent with the general land use designation, density, intensity, and applicable policies of 
the 2020 MTP/SCS adopted by SACOG. 

The lead agency has responsibility to make the final determination on these matters and to determine 
the applicable and appropriate CEQA streamlining, if any. 

Directions: This worksheet should be completed by the lead agency, relying on the project description of 
the proposed project and Appendix C and D of the MTP/SCS. Regardless of whether this optional 
worksheet is used to assist in determining consistency with the MTP/SCS, a project can only be 
consistent with the MTP/SCS if it is consistent with the general land use designation, density, building 
intensity, and applicable policies specified for the project area in the adopted MTP/SCS.  This worksheet 
only applies to the 2020 MTP/SCS (adopted November 18, 2019); subsequent MTP/SCS adoptions may 
require updates to this form. 

Lead agencies are welcome to contact SACOG for assistance in completing this worksheet. For 
assistance, contact Dov Kadin at dkadin@sacog.org. 

Project Title

Proposed Project is Located In 
(city/county name) 
Applicable Community Type
Proposed Project is Located in 

The MTP/SCS land use forecast is 
illustrated using Community Types. In 
order to determine the general use 
designation, density and intensity of the 
Project area within the MTP/SCS, the 
Project must be located within a 
Community Type designated in the 
MTP/SCS. Use the map on page 4 of 
Appendix C of the MTP/SCS to identify the 
Community Type for the Project.

Center and Corridor Community

Established Community
Developing Community (list the specific name of the 
Developing Community as identified in Appendix C of the 
MTP/SCS beginning on page 5):

Rural Residential Community
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Required Consistency with the SCS: General Use Designation, Density and Intensity, 
and Applicable MTP/SCS Policies (PRC § 21155(a) and PRC § 21159.28(a)) 

General Use Designation, Density and Building Intensity. The foundation of the land use designations 
for the MTP/SCS is adopted and proposed local general plans, community plans, specific plans and other 
local policies and regulations. A project is consistent with the MTP/SCS if its uses are identified in the 
applicable MTP/SCS Community Type and its uses meet the general density and building intensity 
assumptions for the Community Type. The proposed project does not have to include all allowed uses in 
the MTP/SCS.  

Applicable MTP/SCS Policies. For the purposes of determining SCS consistency, the policies of the 
MTP/SCS are embedded in the metrics and growth forecast assumptions of the MTP/SCS.  Projects 
consistent with the growth forecast assumptions of the MTP/SCS, as determined by the criteria below, 
are consistent with the MTP/SCS and its policies.   

 

Determine consistency of the Project using one of the four methods below: 

Consistency 
Option

Criteria

Option A 

 

The Project is located in a Center and Corridor Community or an Established Community
and the Project uses are consistent with the allowed uses of the applicable adopted local land 
use plan as it existed in 2019 and are at least 80 percent of the maximum allowed density or 
intensity of the allowed uses of the applicable local land use plans. Therefore, the Project is 
consistent with the MTP/SCS. ii

Option B 

 

The Project is located in a Center and Corridor Community or an Established Community
and the Project uses have been reviewed in the context of, and are found to be consistent with, 
the general land use, density, and intensity information provided for this Community Type in 
Appendix D of the MTP/SCS (beginning on page 30). Therefore, the Project is consistent with 
the MTP/SCS.

Option C 

 

The Project is located in a Rural Residential Community and the Project residential density 
does not exceed the maximum density of one unit per acre as specified in the MTP/SCS, and 
employment development in the Project is at least 80 percent of the maximum allowed density 
or intensity of the applicable local land use plans. Therefore, the Project is consistent with the 
MTP/SCS.

Option D 

 

The Project is located in a Developing Community and the Project’s average net density 
meets or exceed the average net density described for this specific Developing Community (as 
referenced by name of applicable specific plan, master plan, or special plan in Appendix D of 
the MTP/SCS) and employment development in the Project is consistent with the general 
employment land uses described for this specific Developing Community. iii In addition, 
development from the project when added to other entitled projects will not exceed the 
MTP/SCS build out assumptions for the area within this Community Type, which are:

New Housing Units:

New Employees:
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Conclusion

The proposed project is consistent with 
the General Use Designation, Density and 
Intensity, and Applicable MTP/SCS 
Policies for the following reasons

(summarize findings on use designation, 
density and intensity for the Project 
evaluation completed above): 

i This document may be updated as users provide feedback on its utility.  
ii The MTP/SCS general land use, density and intensity in Center and Corridor Communities and Established 
Communities is based on 80 percent of the maximum allowed density or intensity of the land use designations in 
applicable local land use plans as they existed in 2016, unless otherwise noted in Appendix C and D.  
iii The MTP/SCS land use forecast in Developing Communities was modeled according to adopted and proposed 
specific plans, master plans, and special plans as they existed in 2016, and is based on the housing and 
employment totals and the average net density of these plans, as outlined in Appendix C and D. 
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Z23-087  May 2, 2024 

DIRECTOR REPORT 

STAFF RECOMMENDATION
Staff recommends the Zoning Administrator and Urban Design Manager approve with conditions, a 
Tentative Subdivision Map to subdivide one parcel into 48 parcels with 12 common lots, and Site 
Plan and Design Review of the single-unit dwellings, with deviations to minimum interior- and rear-
yard setbacks, for the project known as Z23-087. Draft Findings of Fact and Recommended 
Conditions of Approval for the project are included below. 

 
REQUESTED ENTITLEMENTS 
 
A. Tentative Subdivision Map to subdivide ±3.16-acres into 48 parcels and 12 common lots, and  

 
B. Site Plan and Design Review of the map and construction of 48 single-unit dwellings, and 

associated site improvements with deviations to minimum interior and rear-yard setbacks in the 
Limited Commercial zone (C-1-R).  
 

PROJECT INFORMATION 

Location:        Northeast corner of Bruceville and Jacinto Road  

Parcel Number:     117-0202-029-0000 

Council District:     8  

Applicant:       Andrew MacDonald 
         Cartwright Nor Cal 
         3010 Lava Ridge Court, Suite 160 
         Roseville, CA 95661 
 
Property Owner:      Nick Foster 
         Jacinto Dos, LLC 
         Gold River, CA 95670 
 
Project Planner:      Angel Anguiano, Associate Planner, (916) 808-5519 

Hearing Date:       May 2, 2024 

Land Use Information 
General Plan Designation: Suburban Center (SCNT) (2035)/Commercial Mixed Use (2040) 
Community Plan Area:  South Area 
Specific Plan:     N/A 
Zoning:      C-1-R 
Special Planning District:  N/A 
Planned Unit Development: N/A 
Design Review Area:   Citywide 
Parking District:     Suburban 
Historic District:    N/A 
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Existing Land Use of Site:  Vacant 
 
Surrounding Zoning and Land Uses 

North:   OB    Vacant 
South:   R-2B-R-PUD Multi-Family 
East:   RMX   Single-Unit Dwelling 
West:   R-2B-R  Single-Unit Dwellings 

 
Site Characteristics 

Property Area:     ±137,649 S.F., ±3.16-acres 
 Property Dimensions:   ±158.94’W x ±642.42’L 

 
Topography:     Flat 
Street Improvements:   Existing, Required 
Utilities:      Existing 

 
Other Information

Previous Files:   Z21-088 and IR23-247 
 
BACKGROUND 

Existing Site, Zoning, and Background 

The project site is a vacant ±3.16-acre parcel located east of Bruceville Road, north of Jacinto Road, 
south of Shasta Avenue, and west of Charente Way. The site is surrounded by vacant land to the north, 
multi-unit dwellings to the south, and single-unit dwellings to the east. To the west, an 85 single-unit 
dwelling subdivision, known as the Bruceville Terrace (KB Bridgewater) Subdivision.  

The project site is located within the Limited Commercial zone (C-1-R). The purpose of the C-1-R zone 
is to provide for certain offices, retail stores, and commercial service establishments that are compatible 
with residential developments. This zone is intended to be applied to small lots that are surrounded by 
a residential neighborhood. Within the C-1-R zone single-unit dwellings are permitted by right 
(17.216.610). 

In 2021, the applicant received approval for a 53 unit, attached townhouse styled product, which 
included a club house, dog park, and resident community garden. Due to cost constraints the applicant 
replaced the attached product with a detached housing product, reduced the proposed density and 
eliminated the club house, dog park, and garden.  

SB330 and General Plan Land Use 
 
Avdis & Cucchi, LLP submitted a SB 330 Preliminary Application for the subject site, as such, the project 
is vested and reviewed under the 2035 General Plan. The General Plan designation of the subject 
property is Suburban Center (SCNT) and allows for 15-36 dwellings units per net acre. With a proposed 
density of 15 dwelling units per net acre, 48 units total, the project is within the allowable density range 
of the General Plan. 
 
PROPOSED PROJECT AND ANALYSIS 

The proposed project requires entitlements for a Tentative Subdivision Map and Site Plan and Design 
Review. Both require a public hearing before the Zoning Administrator and Urban Design Manager.  

Tentative Subdivision Map 

The applicant is requesting to subdivide a ±3.16-acre parcel into 48 parcels and 12 common lots. 
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Access into the subdivision is provided from Bruceville Road through a public road (Solvang Court). 
Solvang Court will allow for auto and pedestrian access into the development. Parcels 14-24 will be 
accessed from Solvang Court and the remaining parcels will be accessed through private lanes (A, B, 
C, D, E, and F). Solvang Court will include 4’-foot wide sidewalks, 7’-foot wide landscape planters, and 
street lighting.  

The project also includes several common landscape lots (Lot G, H, I, J, K, and L). The project will be 
required to form a Homeowners Association (HOA) with Covenants, Conditions & Restrictions 
(CC&R’s), approved by the City and recorded assuring maintenance of private drives and common 
landscaping. 

Site Plan and Design Review of the Residential Units 
 
The project design is reviewed against Citywide Single-Unit and Duplex Residential Design Guidelines 
(Design Guidelines). The Design Guidelines encourage innovation to support infill housing development 
that is consistent with adopted city policies such as smart growth, resilience, sustainability, and 
utilization of existing infrastructure.  
 
The layout of the project features 37 alley loaded units accessed through private lanes and 11 accessed 
through Solvang Court. Residential units fronting Bruceville Road and Jacinto Road (1-3, 25-32, 36, 40, 
44, 48) will include pedestrian pathways, activating both street frontages.  
 
The architecture of the residential units reflects a contemporary farmhouse design, with two-story 
heights with plane and color changes. The project features six distinct elevations and three floor plans 
including plans 1A, 1B, 2A, 2B, 3A, and 3B. A summary of each of the plans is provided below: 
 
Plans 1A and 1B feature two-story elevations with a total gross building area of 1,763-square-feet and 
1,757-square-feet. Both floor plans include three bedrooms and 2.5 bathrooms. Exterior architectural 
elements include stucco, board and batten or horizonal siding, decorative entry doors, decorative 
garage doors, vinyl windows, decorative light fixtures, porch columns and railing, and a shingle roof.  
 
Plan 2A and 2B feature two-story elevations with a total gross building area of 1,907 square feet and 
1,909-square-feet. Both floor plans include four-bedrooms and 2.5 bathrooms. Exterior architectural 
elements include stucco, board and batten or horizonal siding, decorative entry doors, decorative 
garage doors, vinyl windows, decorative light fixtures, porch columns and railing, and a shingle roof. 
Lots 1,7, 33, 36, 37, 41, and 44 feature a first-floor plan with a side entry with enhanced elevations 
along the street frontage. Lots 1,3,25,27, and 30 include enhanced rear elevations. 
 
Plan 3A and 3B feature two-story elevations with a total gross building area of 1,973 square feet and 
1,967-square-feet. Both floor plans include four-bedrooms and 2.5 bathrooms. Exterior architectural 
elements include stucco, board and batten or horizonal siding, decorative entry doors, decorative 
garage doors, vinyl windows, decorative light fixtures, porch columns and railing, and a shingle roof. 
Lots 6, 31,32, 34, 40, 45, and 48 feature a first-floor plan with a side entry with enhanced elevations 
along the street frontage. Lots 26, 28, 29, and 31 include enhanced rear elevations. 
 
Table 1: Floor Plan Square Footage Summary 
Plan Bedrooms/Bathrooms Gross Square Footage 

Plan 1A 3 bedrooms/2.5 bathroom 1,763 (includes 428 sf garage)
Plan 1B 3 bedrooms/2.5 bathroom 1,757 (includes 428 sf garage)
Plan 2A 4 bedrooms/2.5 bathroom 1,907 (includes 430 sf garage)
Plan 2B 4 bedrooms/2.5 bathroom 1,909 (includes 430 sf garage)
Plan 3A 4 bedrooms/2.5 bathroom 1,973 (includes 449 sf garage)
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Plan 3B 4 bedrooms/2.5 bathroom 1,967 (includes 449 sf garage)
 
Deviations  
 
The request to subdivide the property is reviewed against the development standards within the Limited 
Commercial zone (C-1-R) (SCC:17.216). The purpose of the review is to create developable lots and 
support future development. Table 2 below provides a summary of the C-1-R development standards 
and deviations from the required standards. The applicant is requesting a deviation to create rear 
setbacks less than the minimum 15’-feet and interior setbacks less than the minimum 5’-feet. 
 
Staff supports the deviations as the project forwards the General Plan goals and policies to increase 
residential density in the City and the subdivision has been designed to achieve a pedestrian oriented  
and walkable neighborhood. Although deviations are requested, the development meets the purpose 
and intent of the development standards by providing adequate yards while meeting the minimum 
density requirements within the General Plan. If the applicant proceeded with a design without any 
deviations, it was estimated that approximately 10 units would be lost, making the project inconsistent 
with the general plan density requirements.   
 

 
Parking 
 
The subject property is located within half-mile of light rail station (Assembly Bill 2097) therefore no 
minimum vehicle parking is required. However, the project is located within the Suburban parking district 
and would normally require a minimum of one vehicle parking space per unit. The applicant has chosen 
to provide two-car garages without driveway parking for each unit. Additional vehicle parking is provided 
along Solvang Court.  
 
PUBLIC/NEIGHBORHOOD OUTREACH AND COMMENTS 

This project was routed to Preservation Sacramento, CivicThread, Sacramento Area Bicycle Advocates
(SABA), Sacramento Housing Alliance, North Laguna Creek Valley Hi Community Association, North 
Laguna Creek Neighborhood Association, and Sacramento Metropolitan Air Quality Management 
District (SMAQMD). Staff received comments from SMAQMD and their letter is attached. In summary, 
the AQMD letter recommends higher density, commends the added tree shading along all public roads, 
recommends adding pedestrian connections, and incorporating adding pedestrian gates backing onto 
Jacinto and Bruceville Roads. The applicant addressed all of the comments except increasing the 
density as it currently meets the minimum code requirement. Staff did not receive any additional
comments from the public regarding this project.  

All property owners and residents within 500 feet of the subject site, as well as the afore-mentioned 
neighborhood associations, were mailed a public hearing notification. The site was posted with project 
information after submittal. At the time of the writing of this report, staff did not receive any additional 
comments. No opposition to the project was received. 

Table 2: C-1 Lot Size Standards (17.216.230)
Setbacks Required Proposed Deviation
Front No Minimum or Maximum Min: 4’ feet 

Max:13.32’ feet 
No 

Street side-yard No Minimum or Maximum 5’-feet No 
Interior-Side Minimum: 5’-feet 3.25’-feet Yes
Rear Minimum: 15’-feet Min: 2’-feet 

Max: 19’-feet
Yes
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Agency Comments: The proposed tentative map has been reviewed by the City of Sacramento’s 
Utilities, Parks, Fire Department, the Building Division and the Department of Engineering Division of 
the City’s Public Works department, as well as Sacramento Municipal Utility District (SMUD).  
 
Subdivision Review Committee: The proposed map was heard by the Subdivision Review Committee 
on March 6, 2024. The drafted conditions are listed under Conditions of Approval.  
 
Environmental Determination: This project will not have a significant effect on the environment and 
is exempt from environmental review pursuant to California Environmental Quality Act Guidelines, 
Section 15332 – In-fill Development.  

Flood Hazard Zone: The project site is within an area for which the local flood-management agency 
has made adequate progress (as defined in California Government Code section 65007) on the 
construction of a flood-protection system that, for the area intended to be protected by the system, will 
result in flood protection equal to or greater than the urban level of flood protection in urban areas for 
property located within a flood-hazard zone, as demonstrated by the SAFCA Urban Level of Flood 
Protection Plan and Adequate Progress Baseline Report and the SAFCA Adequate Progress Toward 
an Urban Level of Flood Protection Engineer’s Report, each accepted by the City Council on June 21, 
2016 (Resolution No. 2016-0226), and the SAFCA 2023 Adequate Progress Annual Report accepted 
by the City Council on October 24, 2023 (Resolution No. 2023-0337). 

Findings of Fact – Tentative Map 

1. None of the conditions described in Government Code §66474 exist with respect to the proposed 
subdivision as follows: 

 
a. The proposed map is consistent with the General Plan Suburban Center (SCNT) land use 

designation, all applicable community and specific plans, and all other applicable provisions 
of the City Code. 

 
b. The design of the proposed subdivision is consistent with the General Plan, all applicable 

community and specific plans, and all other applicable provisions of the City Code. 
 
c. The site is physically suitable for the type of development. 
 
d. The site is physically suitable for the proposed subdivision. 
 
e. The design of the subdivision is not likely to cause substantial environmental damage or 

substantially and avoidable injure fish or wildlife or their habitat. 
 
f. The design of the subdivision and the type of improvements are not likely to cause serious 

public health problems. 
 
g. The design of the subdivision will not conflict with easements, acquired by the public at large, 

for access through or use of the property within the proposed subdivision. 
 

2. The proposed subdivision, together with the provisions for its design and improvement, is 
consistent with the General Plan land use designation of SNCT designation and all applicable 
community and specific plans as well as all other applicable provisions of the City Code [Gov. 
Code §66473.5]. 

 
3. The discharge of waste from the proposed subdivision into the existing community sewer system 

will not result in a violation of the applicable waste discharge requirements prescribed by the 
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California Regional Water Quality Board, Central Valley Region, in that existing treatment plants 
have a design capacity adequate to service the proposed subdivision [Gov. Code §66474.6]. 

 
4. The design of the proposed subdivision provides, to the extent feasible, for future passive or 

natural heating and cooling opportunities [Gov. Code §66473.1]. 
 
5. The City has considered the effect of the approval of this tentative subdivision map on the housing 

needs of the region and has balanced these needs against the public service needs of its residents 
and available fiscal and environmental resources [Gov. Code §66412.3]. 

 
6. The local flood management agency has made adequate progress (as defined in California 

Government Code §65007) on the construction of a flood protection system what will result in 
flood protection equal to or greater than the urban level of flood protection.  

Findings of Fact – Site Plan and Design Review 

1. The design, layout, and physical characteristics of the proposed development are consistent 
with the Suburban Center General Plan designation and any applicable specific plan or transit 
village plan, in that the subdivision promotes efficient infill development, and growth in existing 
urbanized areas by further developing an underutilized property with new housing near light 
rail, shopping center, community college, and library, increasing retail viability, adding to the 
housing diversity of the neighborhood, and promoting a walkable, bike-friendly neighborhood.
 

2. The design, layout, and physical characteristics of proposed development are consistent with 
all applicable design guidelines and with all applicable development standards or, if deviations 
from design guidelines or development standards are approved, the proposed development is
consistent with the purpose and intent of the applicable design guidelines and development 
standards, in that the design and layout of the subdivision make efficient use of the under-
developed property. The purpose and intent of interior and rear-yard setbacks in the C-1 zone 
is to ensure new lots are developable, have adequate safety access, and can be served by 
infrastructure facilities when development occurs. The plans demonstrate that the lots will 
have adequate access via private roads and the lots can be developed with housing types that 
are contemporary and complementary to nearby developments. In addition, adequate light 
and air can be provided to residential units in that each unit will have adequate living and 
outdoor space for each unit.  

 
3. All streets and other public access ways and facilities, parking facilities, and utility 

infrastructure are adequate to serve the proposed development and comply with all applicable 
design guidelines and development standards, in that the project includes the construction of 
onsite improvements to sufficiently serve the units and residents through appropriate 
stormwater management, vehicle access, and utility infrastructure.  

 
4. The design, layout, and physical characteristics of the proposed development are visually and 

functionally compatible with the surrounding neighborhood, in that the elevations of the homes 
include a variety of materials consistent with the surrounding neighborhood design to create a 
pattern of symmetry and give visual interest from Bruceville Road and Jacinto Avenue.  The 
proposed residential units are contemporary in style and utilize a variety of materials that are 
commonly found in the existing neighborhood. 

 
5. The design, layout, and physical characteristics of the proposed development ensure energy 

consumption is minimized and use of renewable energy consumption is encouraged, in that 
the project includes the planting of trees, where currently none exist on the property, in 
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addition, the project makes for efficient use of underutilized space within an existing urbanized 
area. Staff recommends that the project, to the extent possible, incorporate green building 
methods in the construction of structures.  

 
6. The design, layout, and physical characteristics of the proposed development are not 

detrimental to the public health, safety, convenience, or welfare of persons residing, working, 
visiting, or recreating in the surrounding neighborhood and will not result in the creation of a 
nuisance, in that the proposed residential subdivision is compatible with other residential and 
commercial uses found in the surrounding neighborhood. The subdivision is designed to allow 
for increased “eyes on the street”.  

 
Recommended Conditions of Approval – Tentative Map 
 
GENERAL: All Projects 

 

1. Pay off existing assessments or file the necessary segregation requests and fees to segregate 
existing assessments. 
 

2. Pursuant to City Code Section 17.500.190, indicate easements on the Final Map to allow for the 
placement of centralized mail delivery units. The specific locations for such easements shall be 
subject to review and approval of the Department of Public Works after consultation with the 
U.S. Postal Service. 
 

3. Private reciprocal ingress, egress, and maneuvering easements are required for future 
development of the area covered by this Tentative Map. The applicant shall enter into and record 
an Agreement For Conveyance of Easements with the City stating that a private reciprocal 
ingress/egress, and maneuvering easement shall be conveyed to and reserved from the 
appropriate parcels, at no cost, at the time of sale or other conveyance of either parcel. 
 

4. Show all continuing and proposed/required easements on the Final Map. 
 

JCPA: Special Conditions 

5. Improvement plans shall be consistent with the Infrastructure and Utilities Plan, and the 
Drainage Master Plan that will provide for ultimate development of the Jacinto Creek Planning 
Area (JCPA). 
 

6. The Applicant shall participate in the JCPA Financing Plan. 
 

7. Comply with all requirements listed in the Cosumnes Annexation Agreement to the satisfaction 
of the Infrastructure Financing Section of the Sacramento County Public Works Department. 
 

Department of Public Works 

8. Submit a Geotechnical Analysis prepared by a registered engineer to be used in street design. 
The analysis shall identify and recommend solutions for groundwater related problems, which 
may occur within both the subdivision lots and public right-of- way. Construct appropriate 
facilities to alleviate those problems. As a result of the analysis street sections shall be designed 
to provide for stabilized subgrades and pavement sections under high groundwater conditions. 
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9. Construct standard subdivision improvements as noted in these conditions pursuant to section 
17.504.050 of the City Code. All improvements shall be designed and constructed to the 
satisfaction of the Department of Public Works. Improvements required shall be determined by 
the city. The City shall determine improvements required for each phase prior to recordation of 
each phase. Any public improvement not specifically noted in these conditions or on the 
Tentative Map shall be designed and constructed to City standards. This shall include the repair 
or replacement/reconstruction of any existing deteriorated curb, gutter and sidewalk adjacent to 
the subject property per City standards to the satisfaction of the Department of Public Works. 
 

10. At its discretion, the City may require the inclusion of traffic calming devices along residential 
streets, to be constructed as part of the public improvements. These devices may include, but 
are not limited to stop signs at intersections, crosswalks, etc. as determined by the Department 
of Public Works. 
 

11. The proposed mid-block crosswalk along Solvang Court shall be evaluated by the Department 
of Public Works at the Plan Check stage to determine whether it will be allowed and/or additional 
control measures will be required. The design and construction of the mid-block crosswalk (if 
allowed) shall be per City standard to the satisfaction of the Department of Public Works. 
 

12. The applicant shall install “No Parking” signs and markings along the first 50-ft in length on both 
sides of Solvang Court measured from the curb return at the intersection with Bruceville Road 
per City standards to the satisfaction of the Department of Public Works. 
 

13. Dedicate and construct Bruceville Road adjacent to the subject property to a 6-lane arterial street 
section as shown on the tentative map per City standards to the satisfaction of the Department 
of Public Works. The extra travel lane shall be hatched out and utilized as a bus turnout to the 
satisfaction of the Department of Public Works. 
 

14. Dedicate and construct an expanded intersection along Bruceville Road at the intersection with 
Solvang Court as shown on the map per City standards to the satisfaction of the Department of 
Public Works. Refer to DPM Plate 15-11. 
 

15. Dedicate and construct an expanded intersection along Jacinto Road at the intersection with 
Bruceville Road adjacent to the subject property as shown on the tentative map per City 
standards to the satisfaction of the Department of Public Works. Refer to DPM Plate 15-9. 
 

16. Dedicate and construct Jacinto Road adjacent to the subject property (the project’s frontage 
outside of the expanded intersection) to a 71-ft right-of-way minor collector street cross section 
(half-street only) per City standard to the satisfaction of the Department of Public Works. 
 

17. Dedicate and construct Solvang Court as shown on the map to a 54-ft right-of-way street section 
per the JCPA roadway design standards to the satisfaction of the Department of Public Works. 
 

18. Dedicate and construct a cul-de-sac at the southerly end of Solvang Court per City standards to 
the satisfaction of the Department of Public Works. 
 

19. Dedicate and construct a city standard elbow at Solvang Court as shown on the map to the 
satisfaction of the Department of Public Works. 
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20. All right-of-way and street improvement transitions that result from changing the right- of-way of 
any street shall be located, designed and constructed to the satisfaction of the Department of 
Public Works. The center lines of such streets shall be aligned. 
 

21. The applicant shall relocate any existing utility poles, signs, traffic signal poles, appurtenances, 
etc., that are in conflict with any of the required frontage improvements per City standards to the 
satisfaction of the Department of Public Works and the concerned utility agency. 
 

22. The applicant shall install street name signs per City standards to the satisfaction of the 
Department of Public Works. 
 

23. The applicant shall provide a signing and striping improvement plan if new signage or striping is 
proposed; or if existing signing and/or striping is removed or relocated. 
 
The plans shall be to the satisfaction of the Department of Public Works. 
 

24. The proposed Emergency Vehicle Access (EVA) along Bruceville Road north of Jacinto Road 
within Lot E as shown on the map shall be designed and constructed per City standards to the 
satisfaction of the Department of Public Works and the Fire Department. The EVA driveway 
adjacent to Bruceville Road shall be no greater than 20-ft in width and shall be clearly marked, 
signed and gated to the satisfaction of the Department of Public Works and the Fire Department. 
The EVA driveway adjacent to Bruceville Road shall remain closed at all times unless accessed 
by emergency vehicles. 
 

25. Construct A.D.A. compliant ramps at the intersection at the following locations per City 
standards to the satisfaction of the Department of Public Works: 
 

a. Corners of the intersection of Bruceville Road and Solvang Court; and 
b. Northeast corner of the Jacinto Road and Bruceville Road intersection. 

 
26. The applicant shall make provisions for bus stops, shelters, transit centers, etc. to the 

satisfaction the Department of Public Works in consultation with the Regional Transit. 
 

27. The applicant shall dedicate and construct a bus turnout along Bruceville Road adjacent to the 
subject property to the satisfaction of the Department of Public Works. The bus turnout shall be 
located within the extra travel lane closest to the face of curb adjacent to the subject property. 
 
Note: The Department of Public Works is acceptable to the proposed modified length of the 
bus turnout area. 

Public Works: Private Streets 

28. Design private alleys (Lots A, B, C, D, E and F) to meet the city alley design standards (structural 
only). Private alleys shall be inspected to the satisfaction of the Department of Public Works. 
 

29. Provide a standard driveway at the entrance to the private alleys. Driveways serving more than 
2 residential units shall meet the commercial driveway design standard requirements. 

Electrical 

30. This project will require the installation of streetlights on all public streets to the satisfaction of 
Public Works. This will require the electrical design plans to be prepared and stamped by a 
registered civil or electrical engineer submitted with the major encroachment permit application. 
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The Developer will determine the quantity and locations of streetlights based upon the City 
Lighting Standards. In general, the 
 

31. City Lighting Standard for illumination is the following: the illumination levels are 0.10 
footcandles minimum for residential applications and 0.20 footcandles minimum for non-
residential. The illumination levels for crosswalks and signalized intersections shall meet the 
American National Standard Institute (ANSI)/Illuminating Engineering Society (IES) RP-8 
guidelines. A photometric analysis is required. Residential lighting shall be the City Standard 
ornamental streetlights. 
 

Urban Forestry 

32. The applicant shall design all street planters to have shade trees with an expected mature 
canopy diameter of 35 feet, planted 40 feet on center with consideration given to driveways and 
underground and above ground utilities to the satisfaction of the Urban Forestry. 

SMUD 

33. SMUD has existing overhead 12kV facilities along Jacinto Rd. that will need to remain. The 
Applicant shall be responsible for maintaining all CalOSHA and State of California Public Utilities 
Commission General Order No. 95 safety clearances during construction and upon building 
completion. If the required clearances cannot be maintained, the Applicant shall be responsible 
for the cost of relocation. 
 

34. SMUD has existing underground 12kV facilities along Jacinto Rd. that will need to remain. The 
Applicant shall be responsible for maintaining all CalOSHA and State of California Public Utilities 
Commission General Order No. 128 safety clearances during construction and upon building 
completion. If the required clearances cannot be maintained, the Applicant shall be responsible 
for the cost of relocation. 
 

35. Any necessary future SMUD facilities located on the Applicant’s property shall require a 
dedicated SMUD easement. This will be determined prior to SMUD performing work on the 
Applicant’s property. 
 

36. In the event the Applicant requires the relocation or removal of existing SMUD facilities on or 
adjacent to the subject property, the Applicant shall coordinate with SMUD. The Applicant shall 
be responsible for the cost of relocation or removal. 
 

37. SMUD reserves the right to use any portion of its easements on or adjacent to the subject 
property that it reasonably needs and shall not be responsible for any damages to the developed 
property within said easement that unreasonably interferes with those needs. 
 

38. In the event the City requires an Irrevocable Offer of Dedication (IOD) for future roadway 
improvements, the Applicant shall dedicate a 12.5-foot public utility easement (PUE) for 
overhead and/or underground facilities and appurtenances adjacent to the City’s IOD. 
 

39. The Applicant shall provide separate SMUD service points to each parcel to the satisfaction of 
SMUD. 
 

40. The Applicant shall dedicate and provide all-weather vehicular access for service vehicles that 
are up to 26,000 pounds. At a minimum: (a) the drivable surface shall be 20-feet wide; and (b) 
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all SMUD underground equipment and appurtenances shall be within 15-feet from the drivable 
surface. 
 

41. The Applicant shall dedicate the lettered lots as deemed necessary by SMUD to serve the 
development, as a public utility easement for overhead and underground facilities and 
appurtenances. 
 

42. The Applicant shall dedicate a 12.5-foot public utility easement (PUE) for overhead and/or 
underground facilities and appurtenances adjacent to Jacinto Road and Bruceville Road. The 
Applicant shall dedicate a 10-foot public utility easement (PUE) for overhead and/or 
underground facilities and appurtenances adjacent to Solvang Court. SMUD may be agreeable 
to reduced public utility easement (PUE) adjacent to lots 1, 6, and 7 once we have reviewed the 
on site improvement plans and issued a SMUD design. 
 

43. The Applicant shall dedicate all private drives, ingress and egress easements (and 4- feet 
adjacent thereto), as a public utility easement for underground facilities and appurtenances. For 
Lot F, the Applicant shall dedicate 4-feet adjacent thereto along the south side only of Lot F. All 
access roads shall meet minimum SMUD requirements for access roads. 

Sacramento Area Sewer District 

44. Prior to the APPROVAL OF IMPROVEMENT PLANS: The minimum size for public sewer 
mainlines is 8-inch diameter. Public sewer must be located within the right-of- way or a sewer 
easement. These improvements must be shown on the plans. 
 

45. Prior to the APPROVAL OF IMPROVEMENT PLANS: SacSewer requires each building on each 
lot with a sewage source to have a separate connection to SacSewer’s sewer system. If there 
is more than one building in any single parcel and the parcel is not proposed for split, then each 
building on that parcel must have a separate connection to a private onsite sewer line upstream 
of any connection to the SacSewer sewer. These improvements must be shown on the plans. 
 

46. Prior to the APPROVAL OF IMPROVEMENT PLANS: SacSewer Design Standards and 
Specifications require minimum 6-inch lower laterals for commercial and industrial buildings. 
 

47. Prior to the APPROVAL OF IMPROVEMENT PLANS: All onsite sewer plans and offsite sewer 
plans must be submitted separately to SacSewer for review and approval. 
 

48. Prior to the APPROVAL OF IMPROVEMENT PLANS: Alignment of all main lines and structures 
must provide a minimum of 1 foot vertical clearance and 5 feet horizontal clearance from all 
other utilities and improvements. Sewer is to be located a minimum of 10 feet (measured 
horizontally) from any structure or footing. Show public sanitary sewer and water supply facilities 
in accordance with the Health and Safety Code. 
 

49. Prior to the APPROVAL OF IMPROVEMENT PLANS. If any proposed garbage enclosure will 
contain a drain to the sewer, the enclosure must have a roof. 

Department of Utilities  

50. All existing easements and all existing right-of-ways shall be shown on the Final Map, except 
for all abandoned easements and right-of-ways. 
 

51. Applicant shall participate in the Jacinto Creek Planning Area (JCPA) Finance Plan and pay all 
required fees. Improvement plans shall be consistent with the JCPA Infrastructure and Utilities 
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Plan and the JCPA Basin No. G273 Master Plan that will provide the ultimate development of 
the JCPA. 
 

52. Per City Code Section, 13.04.070, multiple water services to a single lot or parcel may be 
allowed if approved by DOU Development Review and Operations and Maintenance staff. Any 
new water services (other than fire) shall be metered, including backflow devices (commercial 
only). Excess services shall be abandoned to the satisfaction of the DOU. Note: Tapping to the 
24-inch City water transmission main in Bruceville Road is not allowed.” 

53. Concurrent with the submittal of improvement plans, prepare a project specific water study for 
review and approval by the DOU. The water distribution system shall be designed to satisfy the 
more critical of the two following conditions: (1) at maximum day peak hour demand, the 
operating or "residual" pressure at all water service connections shall be at least 30 pounds per 
square inch, (2) at average maximum day demand plus fire flow, the operating or "residual" 
pressure in the area of the fire shall not be less than 20 pounds per square inch. The water study 
shall determine if the existing and proposed water distribution system is adequate to supply fire 
flow demands for the project. A water supply test may be required for this project. The applicant 
is advised to contact the City of Sacramento Utilities Department Development Review Section 
(916-808-7890) at the early planning stages to address any water related requirements. Failure 
to submit the water study may delay review and approval. 
 

54. A public water main extension and appurtenances will be required in Solvang Court. The 
construction and placement of the water main shall be to the satisfaction of the DOU. 
 

55. Public water and drainage mains will not be allowed within the proposed private lanes; unless, 
otherwise approved by the DOU. With the exception of Lot E. The applicant shall dedicate an 
easement over Lot E for the proposed public drainage main to the satisfaction of the DOU.” 
 

56. Per City Code 13.04.230, no permanent structure (including without limitation garages, patios, 
concrete slabs, tool shed and similar structures) shall be constructed on top of water, sewer or 
drainage pipelines or anywhere within the associated utility easements, unless approved by the 
director upon execution of a hold harmless agreement approved by the city attorney. 
 

57. Future water meter locations shall be to the satisfaction of the DOU. Easement dedication may 
be required for City water meters connecting to a private common water line within the proposed 
private lanes. Easement language shall include assurance of unrestricted access to DOU 
personnel and maintenance vehicles at all times. Note: Easement dedication will not be required 
for City water metered services connecting directly to the public City water main in Solvang 
Court, where meters may be located at the standard City point of service location. 
 

58. Common area landscaping shall have a separate street tap for a metered irrigation service. 
 

59. Concurrent with the submittal of the building permit application, the applicant shall prepare a 
project specific drainage study meeting the criteria specified in the current Onsite Design Manual 
and/or the Design and Procedures Manual, for review and approval by the DOU. The drainage 
study shall be consistent with the JCPA Drainage Master Plan. The proposed development is 
located within Watershed 2 of the JCPA which requires the project to drain into the existing 
drainage system in Bruceville Road. The applicant is advised to contact the City of Sacramento 
Utilities Department Development Review Section (916-808-7890) at the early planning stages 
to address any drainage related requirements. Note: Any previously approved project specific 
drainage study must be revised to match the most recent application request and site plan 
design. 
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60. The onsite water and storm drain system shall be private systems maintained by the homeowner 

association (HOA) or other approved entity. (Note: A private water service and drainage 
maintenance agreements are required for any common water and drainage facilities within the 
private lane.) 
 

61. All on-site drainage systems shall be designed to the standards specified in the DOU onsite 
design manual. 
 

62. Prior to the initiation of any water or storm drainage services to the project, a homeowner 
association (HOA) or a privately funded maintenance district shall be formed and C.C. & R.s 
shall be approved by the City and recorded assuring maintenance of water and storm drainage 
facilities within the private property. Private easements shall be dedicated for these facilities. 
The CC&Rs must provide that the City-approved provisions regarding water, surface and 
subsurface storm drainage facilities may not be revised without City consent. If required by the 
DOU, the responsible maintenance agency shall enter into and record an agreement with the 
City regarding the maintenance of these facilities. The agreement shall be to the satisfaction of 
the DOU and the City Attorney. 
 

63. Finished floor elevations shall be a minimum of 1-foot above the 100-year HGL or 1.5-feet above 
the overland flow release elevation, whichever is higher or as approved by the DOU. 
 

64. Per City Code, the applicant may not develop the project in any way that obstructs, impedes, or 
interferes with the natural flow of existing off-site drainage that crosses the property. The project 
shall construct the required public and/or private infrastructure to handle off-site runoff to the 
satisfaction of the DOU. If private infrastructure is constructed to handle off-site runoff, the 
applicant shall dedicate the required private easements, and/or, at the discretion of the DOU, 
the applicant shall enter into and record an Agreement for Maintenance of Drainage with the 
City, in a form acceptable to the City Attorney. 
 

65. All lots shall be graded so that drainage does not cross property line or private drainage 
easements shall be dedicated. 
 

66. A grading plan showing existing and proposed elevations is required. Adjacent off- site 
topography shall also be shown to the extent necessary to determine impacts to existing surface 
drainage paths. No grading shall occur until the grading plan has been reviewed and approved 
by the DOU. 
 

67. This project will disturb more than one acre of land; therefore, the project is required to comply 
with the State’s “Construction General Permit”. To comply with the State Permit, the applicant 
must file a Notice of Intent (NOI) through the State’s Storm Water Multiple Application and 
Report Tracking System (SMARTS). A valid WDID number must be obtained and provided to 
the DOU prior to the issuance of any grading permits. 
 

68. The applicant must comply with the City of Sacramento's Grading, Erosion and Sediment 
Control Ordinance. This ordinance requires the applicant to show erosion and sediment control 
methods on the construction drawings. These plans shall also show the methods to control 
urban runoff pollution from the project site during construction. 
 

69. Post construction (permanent), stormwater quality control measures shall be incorporated into 
the development to minimize the increase of urban runoff pollution caused by development of 
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the area. The project is in an area not served by an existing regional water quality control facility, 
and the project is less than 20-acres of gross area for single family residential. Therefore, only 
source control, Low Impact Development (LID) measures, and certified full capture trash control 
devices are required. Improvement plans must include the measures selected for the site. Refer 
to “Stormwater Quality Design Manual for the Sacramento Region (July 2018)” Chapter 4 for 
appropriate source control measures and chapter 5 for appropriate LID measures. 
 

70. A separate maintenance agreement may be required for both LID measures and full capture 
control devices. Contact DOU for a list of accepted measures considered for LID and proprietary 
devices considered full capture trash control. Construction drawings must include all proposed 
source controls, LID measures, and full capture control devices selected for the site. Refer to 
the latest edition of the “Stormwater Quality Design Manual for the Sacramento Region” for 
appropriate measures. 

Fire Department 

71. Prior to final map approval, a maintenance agreement shall be provided for the interior roadways 
of the proposed complex and for the fire protection systems. The agreement shall be record with 
the Public Recorders Office having jurisdiction and shall provide for any of the following that may 
be applicable: 

a. Provisions for the necessary repair and maintenance of the roadway surface 
b. Removal of vegetation overgrowing the roadway and infringing on the roadway clear 

vertical height of thirteen feet six inches (13’6”) and/or width of twenty feet (20’). 
c. Provisions for the maintenance, repair, and/or replacement of NO PARKING-FIRE LANE 

signage or striping. 
d. Provisions for the necessary repair and maintenance of vehicle and pedestrian access 

gates and opening systems. 
e. Unrestricted use of and access to the roadways covered by the agreements. 
f. Provisions for the control of vehicle parking in prohibited areas and a mechanism for the 

removal of vehicles illegally parked. 
g. Maintenance and timely repair of all fire protection systems, including but not limited to 

hydrants, fire alarm systems and fire sprinklers. 

Finance: Finance District 

72. Dedicate to the City in fee those areas identified on the Tentative Subdivision Map as Landscape 
Corridors, Freeway Buffers, and Open Space areas. Annex the project area to the appropriate 
Landscape Maintenance District, or other financing mechanism acceptable to the city, prior to 
recordation of the Final Map. Design and construct landscaping, irrigation and masonry walls in 
dedicated easements or rights of way, to the satisfaction of the Development Services 
Department, and Parks Planning, Design, and Development (PPDD). Acceptance of the 
required landscaping, irrigation and walls by the City into the Landscape Maintenance District 
shall be coordinated with the Department of Public Works (Special Districts and Development 
Services) and PPDD. The Developer shall maintain the landscaping, irrigation and walls for two 
years or until acceptance by the City into the District (whichever is less). The two-year period 
shall begin following the issuance of a notice of completion by the City for the landscaping, 
irrigation and walls. 

Parks 

73. Payment of In-lieu Park Fee: Pursuant to Sacramento City Code Chapter 17.512 (Parkland 
Dedication) the applicant shall pay to City an in-lieu park fee in the amount determined under 
SCC §§17.512.030 and 17.512.040 equal to the value of land prescribed for dedication under 
17.512.020 and not satisfied by dedication. (See Advisory Note) 
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74. Maintenance District: The applicant shall initiate and complete the formation of a parks 

maintenance district (assessment or Mello-Roos special tax district) or annex the project into an 
existing parks maintenance district. The applicant shall pay all city fees for formation of or 
annexation to a parks maintenance district. (Contact Infrastructure Finance, Brent Mueller,
 (916)808-5715, bmueller@cityofsacramento.org ). 

Miscellaneous 

75. Form a Homeowner's Association with CC&R's for Lots A, B, C, D, E, F, G, H, I, J, K and L to 
be approved by the City. CC&R's shall be recorded assuring the perpetual maintenance of all 
private streets, lights, sewer services, drop inlets, drain leads, landscaping, irrigation and noise 
barriers. Furthermore, the CC&R shall prohibit vehicle parking on the driveway of Lots 14, 15, 
16, 17, 18, 19, 20, 21, 22, 23, 24, 27 and 28. The developer shall disclose to prospective property 
owners that blocking the public sidewalk is illegal and subject to a fine. 
 

76. Title to any property required to be dedicated to the City in fee shall be conveyed free and clear 
of all rights, restrictions, easements, impediments, encumbrances, liens, taxes, assessments or 
other security interests of any kind (hereafter collectively referred to as "Encumbrances"), except 
as provided herein. The applicant shall take all actions necessary to remove any and all 
Encumbrances prior to approval of the Final Map and acceptance of the dedication by City, 
except that the applicant shall not be required to remove Encumbrances of record, including but 
not limited to easements or rights-of-way for public roads or public utilities, which, in the sole 
and exclusive judgment of the City, cannot be removed and/or would not interfere with the City's 
future use of the property. The applicant shall provide title insurance with the 
 

77. City as the named beneficiary assuring the conveyance of such title to City. 
 

Advisory Notes: 

The following advisory notes are informational in nature and are not a requirement of this Tentative 
Map: 

ADV 1. If unusual amounts of bone, stone, or artifacts are uncovered, work within 50 meters of the 
area will cease immediately and a qualified archaeologist shall be consulted to develop, if 
necessary, further mitigation measures to reduce any archaeological impact to a less than 
significant effect before construction resumes. A note shall be placed on the final 
improvement plans referencing this condition. 
 

ADV 2. House plans shall comply with City Code Chapter 17.508 Driveways which includes: 
 

a. 17.508.040.J All driveways shall be at least 5-ft away from the property line. 
17.508.050.A Residential driveways shall have a width of at least 10-ft. 
 

b. There is a driveway variance permit application (DRV24-0008) approved for this 
project to allow the driveways for Lots 14, 15, 16, 17, 18, 19, 20, 21, 22, 23, 24, 27 
and 28 to have a length of less than 20-ft. Parking on the concerned driveways shall 
be prohibited by the HOA. 

 
ADV 3. The proposed project is located in a Zone X on the Federal Emergency Management Agency 

(FEMA) Flood Insurance Rate Maps (FIRMs). Accordingly, the project site lies in an area 
with no requirements to elevate or flood proof. 
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ADV 4. The proposed development is located within Sacramento Area Sewer District (SASD). 
Satisfy all SASD requirements. 
 

ADV 5. Water meters shall be located at the point of service, which is back of curb for separated 
sidewalks, back of walk for connected sidewalks. 
 

ADV 6. The Applicant shall comply with SMUD siting requirements (e.g., panel size/location, 
clearances from SMUD equipment, transformer location, service conductors). Information
regarding SMUD siting requirements can be found at: 
https://www.smud.org/en/Business-Solutions-and-Rebates/Design-and-Construction-
Services  
 

ADV 7. The Applicant shall not place any building foundations within 5-feet of any SMUD trench to 
maintain adequate trench integrity. The Applicant shall verify specific clearance 
requirements for other utilities (e.g., Gas, Telephone, etc.). 

 
ADV 8. Structural setbacks less than 14-feet shall require the Applicant to conduct a pre- 

engineering meeting with all utilities to ensure property clearances are maintained. 
 
ADV 9. This plan review process does not replace the application process for PG&E gas or  electric 

service your project may require. For these requests, please continue to work with PG&E 
Service Planning: https://www.pge.com/en_US/business/services/building-and- 
renovation/overview/overview.page  

 
 
ADV 10. If the project being submitted is part of a larger project, please include the entire scope of 

your project, and not just a portion of it. PG&E’s facilities are to be incorporated within any 
CEQA document. PG&E needs to verify that the CEQA document will identify any required 
future PG&E services. 

 
ADV 11. An engineering deposit may be required to review plans for a project depending on the size, 

scope, and location of the project and as it relates to any rearrangement or new installation 
of PG&E facilities. 

 
ADV 12. Prior to the ISSUANCE OF A BUILDING PERMIT: The owner must contact Permit Services 

Unit at PermitServices@sacsewer.com or by phone at (916) 876-6100 to determine if 
Regional San or SacSewer impact fees are due. Fees are to be paid prior to the issuance of 
building permits. 

 
ADV 13. Prior to the APPROVAL OF IMPROVEMENT PLANS: Installation of a public cleanout is 

required at the right-of-way. These improvements must be shown on the plans. 
 
ADV 14. ONGOING: SASD Design Standards and Specifications require minimum 6-inch lower 

laterals for commercial and industrial buildings. 
 
ADV 15. The Sacramento Area Sewer District (SASD) is responsible for providing local sewer service 

to the proposed project site via their local sanitary sewer collection system. Regional San is 
responsible for the conveyance of wastewater from the SASD collection system to the 
Sacramento Regional Wastewater Treatment Plant (SRWTP). SASD will respond via 
separate correspondence. 
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ADV 16. Developing this property will require the payment of Regional San sewer impact fees 
(connection fees). Regional San sewer impact fees shall be paid prior to the issuance of 
building permits. For questions pertaining to Regional San sewer impact fees, please contact 
the Permit Services Unit at (916) 876-6100 or email PermitServices@sacsewer.com. 

 
ADV 17. As per City Code, the applicant will be responsible to meet his/her obligations regarding: 
 

a. Title 17, 17.512 Park Dedication / In Lieu (Quimby) Fees, due prior to recordation of 
the final map. The Quimby fee due for this project is estimated at $128,592. This is 
based on the creation of 48 new residential lots and 12 common lots, at an average 
land value of $235,000 per acre for the South Sacramento Community Plan Area, 
plus an additional 20% for off-site park infrastructure improvements. Any change in 
these factors will change the amount of the Quimby fee due. The final fee is 
calculated using factors at the time of payment. The fee is due at the time of the final 
map. 

 
b. Title 18, 18.56 Park Development Impact Fee, due at the time of issuance of building 

permit. The Park Development Impact Fee is estimated at $331,344. The Park 
Development Impact Fee due for this project is based on the Remainder of City Rate 
of $3.45 per square foot for residential projects, with a minimum rate of $2,588 for 
units under 750 square feet and a maximum of $6,903 for units over 2,000 square 
feet. Any change in these factors will change the amount of the PIF due. The fee is 
calculated using factors at the time that the project is submitted for building permit. 

 
c. Community Facilities District 2002-02, Neighborhood Park Maintenance CFD 

Annexation. 

Recommended Conditions of Approval Site Plan and Design Review 

Planning Department 

1. The applicant shall obtain all necessary building permits and encroachment permits prior to 
commencing construction. Building permits shall not be issued unless the Final Map has been 
approved.  
 

2. Maintenance of common lots and facilities shall be the collective responsibility of the 
homeowners through an HOA or other adequate maintenance agreement. 

3. A model home/temporary sales office application and approval will be required for any model 
homes or temporary sales trailer. 

4. The project shall be constructed per approved plans and shall be consistent with the attached 
exhibits.  

5. Landscaping shall be installed consistent with the attached exhibits.  
 

6. The building exterior elevations shall have a consistency of detail and quality as indicated on 
the approved plans and attached exhibits.  
 

7. Each building elevation shall incorporate exterior siding materials and architectural features as 
shown on the approved plans.  
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8. Any change in the design, materials, or colors shall be submitted to Planning staff for review 
and approval and may require additional entitlements. 
 

9. Exterior building materials and elements for Plan 1A (CS1 &CS2) shall be:  
a. Stucco  
b. Board and batten (fiber cement siding) 
c. Horizonal siding (fiber cement siding) 
d. Therma-Tru Fiber glass or equal 
e. Decorative garage doors (cloplay or equal) 
f. Vinyl windows 
g. Decorative light fixtures 
h. Porch columns 
i. Shingle Roof or equal 

 
10. Exterior building materials and elements for Plan 2A (CS3 &CS4) shall be: 

a. Stucco  
b. Board and batten (fiber cement siding) 
c. Horizonal siding (fiber cement siding) 
d. Therma-Tru Fiber glass or equal 
e. Decorative garage doors 
f. Vinyl windows 
g. Decorative light fixtures 
h. Porch columns 
i. Shingle Roof or equal 

 
11. Exterior building materials and elements for Plan 2B (CS5 &CS6) shall be: 

a. Stucco  
b. Board and batten (fiber cement siding) 
c. Horizonal siding (fiber cement siding) 
d. Therma-Tru Fiber glass or equal 
e. Decorative garage doors (cloplay or equal) 
f. Vinyl windows 
g. Decorative light fixtures 
h. Porch columns 
i. Shingle Roof or equal 
j. Decorative light fixtures 

 
12. Exterior building materials and elements for Plan 3B (CS7 &CS8) shall be: 

a. Stucco  
b. Board and batten (fiber cement siding) 
c. Horizonal siding (fiber cement siding) 
d. Therma-Tru Fiber glass or equal 
e. Decorative garage doors (cloplay or equal) 
f. Vinyl windows 
g. Decorative light fixtures 
h. Porch columns 
i. Shingle Roof or equal 
j. Decorative light fixtures 

 
13. Window design and fenestration shall be as shown on the approved plans.  

 
14. The color palette shall be consistent with the approved plans. 
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15. All HVAC units shall be ground mounted and shall not be visible from any street or pedestrian 

views. No roof mounted HVAC allowed. 
 

16. All common lot areas shall be designed as shown on the approved plans.  
 
Department of Public Works  

 
17. Construct standard public improvements as noted in these conditions pursuant to Title 17 of the 

City Code. Improvements shall be designed to City Standards and assured as set forth in 
Section 17.502.130 of the City Code. All improvements shall be designed and constructed to 
the satisfaction of the Department of Public Works. Any public improvement not specifically 
noted in these conditions shall be designed and constructed to City Standards. This shall include 
the repair or replacement/reconstruction of any existing deteriorated curb, gutter and sidewalk 
adjacent to the subject property per City standards to the satisfaction of the Department of Public 
Works.  
 

18. Submit a Geotechnical Analysis prepared by a registered engineer to be used in street design. 
The analysis shall identify and recommend solutions for groundwater related problems, which 
may occur within both the subdivision lots and public right-of-way. Construct appropriate 
facilities to alleviate those problems. As a result of the analysis street sections shall be designed 
to provide for stabilized subgrades and pavement sections under high groundwater conditions.  
 

19. Dedicate and construct Bruceville Road adjacent to the subject property to a 6-lane arterial street 
section as shown on the tentative map per City standards to the satisfaction of the Department 
of Public Works. The extra travel lane shall be hatched out and utilized as a bus turnout to the 
satisfaction of the Department of Public Works.  
 

20. Dedicate and construct an expanded intersection along Bruceville Road at the intersection with 
Solvang Court as shown on the map per City standards to the satisfaction of the Department of 
Public Works. Refer to DPM Plate 15-11.  
 

21. Dedicate and construct an expanded intersection along Jacinto Road at the intersection with 
Bruceville Road adjacent to the subject property as shown on the tentative map per City 
standards to the satisfaction of the Department of Public Works. Refer to DPM Plate 15-9.  
 

22. Dedicate and construct Jacinto Road adjacent to the subject property (the project’s frontage 
outside of the expanded intersection) to a 71-ft right-of-way minor collector street cross section 
(half-street only) per City standard to the satisfaction of the Department of Public Works.  
 

23. Dedicate and construct Solvang Court as shown on the map to a 54-ft right-of-way street section 
per the JCPA roadway design standards to the satisfaction of the Department of Public Works.  
 

24. Dedicate and construct a cul-de-sac at the southerly end of Solvang Court per City standards to 
the satisfaction of the Department of Public Works.  
 

25. Dedicate and construct a city standard elbow at Solvang Court as shown on the map to the 
satisfaction of the Department of Public Works.  
 

26. The applicant shall relocate any existing utility poles, signs, traffic signal poles, appurtenances, 
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etc., that are in conflict with any of the required frontage improvements per City standards to the 
satisfaction of the Department of Public Works and the concerned utility agency.  
 

27. The applicant shall install street name signs per City standards to the satisfaction of the 
Department of Public Works.  
 

28. Construct A.D.A. compliant ramps at the intersection at the following locations per City 
standards to the satisfaction of the Department of Public Works:  
 

a. Corners of the intersection of Bruceville Road and Solvang Court; and  
b. Northeast corner of the Jacinto Road and Bruceville Road intersection.  

 
29. The applicant shall make provisions for bus stops, shelters, transit centers, etc. to the 

satisfaction the Department of Public Works in consultation with the Regional Transit.  

30. The applicant shall dedicate and construct a bus turnout along Bruceville Road adjacent to the 
subject property to the satisfaction of the Department of Public Works. The bus turnout shall be 
located within the extra travel lane closest to the face of curb adjacent to the subject property.  
 
Note: The Department of Public Works is acceptable to the proposed modified length of the bus 
turnout area.  
 

31. All right-of-way and street improvement transitions that result from changing the right-of-way of 
any street shall be located, designed and constructed to the satisfaction of the Department of 
Public Works. The center lines of such streets shall be aligned.  
 

32. The applicant shall provide a signing and striping improvement plan if new signage or striping is 
proposed; or if existing signing and/or striping is removed or relocated. The plans shall be to the 
satisfaction of the Department of Public Works.  
 

33. Design private alleys (Lots A, B, C, D, E and F) to meet the city alley design standards (structural 
only). Private alleys shall be inspected to the satisfaction of the Department of Public Works.  
 

34. Provide a city standard driveway at the entrance of each private alley. Driveways serving more 
than 2 residential units shall meet the commercial driveway design standard requirements.  
 

35. All new and existing driveways shall be designed and constructed to City Standards to the 
satisfaction of the Department of Public Works.  
 
NOTE: A driveway variance permit (DRV24-0008) has been approved for this development in 
order to allow driveway lengths of less than 20-ft for Lots # 14, 15, 16, 17, 18, 19, 20, 21, 22, 
23, 24, 27 and 28. All other driveway design standard requirements shall be met.  
 

36. The garage of the subject site and driveway of concern shall be equipped with a roll-up type 
garage door and automatic garage door opener.  
 

37. 2. The Bruceville and Jacinto Townhomes shall form an HOA with CC&R’s that shall prohibit 
vehicle parking on the subject driveways.  
 

38. Reciprocal access easements are required for shared use of the driveways w/ the adjacent 
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parcel, if not already in place.  
 

39. The proposed Emergency Vehicle Access (EVA) along Bruceville Road north of Jacinto Road 
within Lot E as shown on the map shall be designed and constructed per City standards to the 
satisfaction of the Department of Public Works and the Fire Department. The EVA driveway 
adjacent to Bruceville Road shall be no greater than 20-ft in width and shall be clearly marked, 
signed and gated to the satisfaction of the Department of Public Works and the Fire Department. 
The EVA driveway adjacent to Bruceville Road shall remain closed at all times unless accessed 
by emergency vehicles.  
 

40. At its discretion, the City may require the inclusion of traffic calming devices along residential 
streets, to be constructed as part of the public improvements. These devices may include, but 
are not limited to stop signs at intersections, crosswalks, etc. as determined by the Department 
of Public Works. 
 

41. The proposed mid-block crosswalk along Solvang Court shall be evaluated by the Department 
of Public Works at the Plan Check stage to determine whether it will be allowed and/or additional 
control measures will be required. The design and construction of the mid-block crosswalk (if 
allowed) shall be per City standard to the satisfaction of the Department of Public Works.  
 

42. The applicant shall install “No Parking” signs and markings along the first 50-ft in length on both 
sides of Solvang Court measured from the curb return at the intersection with Bruceville Road 
per City standards to the satisfaction of the Department of Public Works.  
 

43. This project will require the installation of streetlights on all public streets fronting this property 
to the satisfaction of Public Works. The number and locations of these lights will be determined 
when development plans are submitted for review.  

44. The design of walls fences and signage near intersections and driveways shall allow stopping 
sight distance per Caltrans standards and comply with City Code Section 12.28.010 (25' sight 
triangle). Walls shall be set back 3' behind the sight line needed for stopping sight distance to 
allow sufficient room for pilasters. Landscaping in the area required for adequate stopping sight 
distance shall be limited 3.5' in height at maturity. The area of exclusion shall be determined by 
the Department of Public Works.  

 
Department of Utilities 

 
45. The applicant shall participate in the Jacinto Creek Planning Area (JCPA) Finance Plan and pay 

all required fees. Improvement plans shall be consistent with the JCPA Infrastructure and 
Utilities Plan and the JCPA Basin No. G273 Master Plan that will provide the ultimate 
development of the JCPA. 

46. Per City Code Section, 13.04.070, multiple water service to a single lot or parcel may be allowed 
if approved by DOU Development Review and Operations and Maintenance staff. Any new 
water services (other than fire) shall be metered. Excess services shall be abandoned to the 
satisfaction of the DOU. Note: Tapping to the 24-inch City water transmission main in Bruceville 
Road is not allowed. 
 

47. Concurrent with the submittal of improvement plans, prepare a project specific water study for 
review and approval by the DOU. The water system shall be designed to satisfy the more critical 
of the two following conditions: (1) at maximum day peak hour demand, the operating or 
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"residual" pressure at all water service connections shall be at least 30 pounds per square inch, 
(2) at average maximum day demand plus fire flow, the operating or "residual" pressure in the 
area of the fire shall not be less than 20 pounds per square inch.  The water study shall 
determine if the existing and proposed water distribution system is adequate to supply fire flow 
demands for the project. A water supply test may be required for this project.  The applicant is 
advised to contact the City of Sacramento Utilities Department Development Review Section 
(916-808-7890) at the early planning stages to address any water related requirements. Note: 
Any previously approved project specific water study must be revised to match the most recent 
application request and site plan design review. 
 

48. A public water main extension and appurtenances will be required in Solvang Court. The 
construction and placement of the water main shall be to the satisfaction of the DOU. 
 

49. Public water and drainage mains will not be allowed within the proposed private lanes; unless, 
otherwise approved by the DOU. 
 

50. The applicant shall dedicate an easement over Lot E for the proposed public drainage main.  
 

51. Per City Code 13.04.230, no permanent structure (including without limitation garages, patios, 
concrete slabs, tool shed and similar structures) shall be constructed on top of water, sewer or 
drainage pipelines or anywhere within the associated utility easements, unless approved by the 
director upon execution of a hold harmless agreement approved by the city attorney. 
 

52. Future water meter locations shall be to the satisfaction of the DOU. Easement dedication may 
be required for City water meters connecting to a private common water line within the proposed 
private lanes. Easement language shall include assurance of unrestricted access to DOU 
personnel and maintenance vehicles at all times.  Note: Easement dedication will not be required 
for City water metered services connecting directly to the public City water main in Solvang 
Court, where meters may be located at the standard City point of service location. 
 

53. Common area landscaping shall have a separate street tap for a metered irrigation service.  
 

54. Concurrent with the submittal of the building permit application, the applicant shall prepare a 
project specific drainage study meeting the criteria specified in the current Onsite Design Manual 
and/or the Design and Procedures Manual, for review and approval by the DOU. The drainage 
study shall be consistent with the JCPA Drainage Master Plan. The proposed development is 
located within Watershed 2 of the JCPA which requires the project to drain into the existing 
drainage system in Bruceville Road. The applicant is advised to contact the City of Sacramento 
Utilities Department Development Review Section (916-808-7890) at the early planning stages 
to address any drainage related requirements. Failure to submit the drainage study may delay 
review and approval. Any previously approved project specific drainage study must be revised 
to match the most recent application request and site plan design review. 
 

55. This project is in Drainage Basin G273 which may be subject to the new Drainage 
Pumped/Gravity Impact Fee per City Council Resolution 2023-0368 
 

56. The onsite water and storm drain system shall be private systems maintained by the homeowner 
association (HOA) or other approved entity. Note: A private water service and drainage 
maintenance agreements are required for any common water and drainage facilities within the 
private lane. 
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57. All on-site drainage systems shall be designed to the standards specified in the DOU onsite 
design manual. 
 

58. Prior to the initiation of any water or storm drainage services to the project, a homeowner 
association (HOA) or a privately funded maintenance district shall be formed and C.C. & R.s 
shall be approved by the City and recorded assuring maintenance of water and storm drainage 
facilities within the private property. Private easements shall be dedicated for these facilities. 
The CC&Rs must provide that the City-approved provisions regarding water, surface and 
subsurface storm drainage facilities may not be revised without City consent. If required by the 
DOU, the responsible maintenance agency shall enter into and record an agreement with the 
City regarding the maintenance of these facilities.  The agreement shall be to the satisfaction of 
the DOU and the City Attorney. 
 

59. Finished floor elevations shall be a minimum of 1-foot above the 100-year HGL or 1.5-feet above 
the overland flow release elevation, whichever is higher or as approved by the DOU. 
 

60. Per City Code, the applicant may not develop the project in any way that obstructs, impedes, or 
interferes with the natural flow of existing off-site drainage that crosses the property. The project 
shall construct the required public and/or private infrastructure to handle off-site runoff to the 
satisfaction of the DOU. If private infrastructure is constructed to handle off-site runoff, the 
applicant shall dedicate the required private easements, and/or, at the discretion of the DOU, 
the applicant shall enter into and record an Agreement for Maintenance of Drainage with the 
City, in a form acceptable to the City Attorney. 
 

61. All lots shall be graded so that drainage does not cross property lines or private drainage 
easements shall be dedicated. 
 

62. A grading plan showing existing and proposed elevations is required. Adjacent off-site 
topography shall also be shown to the extent necessary to determine impacts to existing surface 
drainage paths. No grading shall occur until the grading plan has been reviewed and approved 
by the DOU. 
 

63. This project will disturb more than one acre of land; therefore, the project is required to comply 
with the State’s “Construction General Permit”. To comply with the State Permit, the applicant 
must file a Notice of Intent (NOI) through the State’s Storm Water Multiple Application and 
Report Tracking System (SMARTS). A valid WDID number must be obtained and provided to 
the DOU prior to the issuance of any grading permits. 
 

64. The applicant must comply with the City of Sacramento's Grading, Erosion and Sediment 
Control Ordinance. This ordinance requires the applicant to show erosion and sediment control 
methods on the construction drawings. These plans shall also show the methods to control 
urban runoff pollution from the project site during construction. 
 

65. Post construction (permanent), stormwater quality control measures shall be incorporated into 
the development to minimize the increase of urban runoff pollution caused by development of 
the area. The project is in an area not served by an existing regional water quality control facility, 
and the project is less than 20-acres of gross area for single family residential. Therefore, only 
source control, Low Impact Development (LID) measures, and certified full capture trash control 
devices are required. Improvement plans must include the measures selected for the site. Refer 
to “Stormwater Quality Design Manual for the Sacramento Region (July 2018)” Chapter 4 for 
appropriate source control measures and chapter 5 for appropriate LID measures.  
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66. A separate maintenance agreement may be required for both LID measures and full capture 

control devices. Contact DOU for a list of accepted measures considered for LID and proprietary 
devices considered full capture trash control. Construction drawings must include all proposed 
source controls, LID measures, and full capture control devices selected for the site.  Refer to 
the latest edition of the “Stormwater Quality Design Manual for the Sacramento Region” for 
appropriate measures. 

 
Sacramento Police Department 

 
67. Exterior lighting shall be white light using LED lamps with full cutoff fixtures to limit glare and 

light trespass. Color temperature shall be between 2700K and 4100K with a color rendering 
index of 80 or higher and a light loss factor of .95 or better. When choosing lamps, the applicant 
shall look for efficiency of 110 lumens per watt or better. All existing exterior fixtures shall be 
replaced with fixtures that meet this requirement.  
 

68. Light poles, if applicable, shall be no higher than 16’.  
 

69. Broken or damaged exterior lighting shall be repaired or replaced within 48 hours of being noted. 
 

70. Entry drives, drive aisles, parking and bicycle parking shall be illuminated to a maintained 
minimum of 1.5-foot candles per square foot of parking area at a 6:1 average to minimum ratio.  
 

71. Exterior walkways, alcoves and passageways shall be illuminated to a maintained minimum of 
1/3 foot candles per square foot of surface area at a 6:1 average to minimum ratio.  
 

72. Exterior lighting distribution and fixtures shall be approved by the Sacramento Police 
Department CPTED Sergeant (or designee) prior to issuance of a building permit.  

73. Exterior lighting shall be designed in coordination with the landscaping plan to minimize 
interference between the light standards and required illumination and the landscape trees and 
required shading.  

74. Exterior lighting shall be shielded or otherwise designed to avoid spill-over illumination to 
adjacent streets and properties. 

 
Landscaping  

 
75. All mature landscaping shall follow the two-foot, six-foot rule. All landscaping shall be ground 

cover, two feet or less and lower tree canopies of mature trees shall be above six feet. This 
increases natural surveillance, eliminates hiding areas within the landscape, and provides for 
tenants and users a safer environment.  
 

76. Tree canopies shall not interfere with or block lighting. This creates shadows and areas of 
concealment. The landscaping plan shall allow for proper illumination and visibility regarding 
lighting and surveillance cameras through the maturity of trees and shrubs.  

 
Security  

 
77. All dumpsters shall be kept locked or in locked enclosures. Gating for dumpster enclosures shall 
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be slatted to allow visual surveillance of the interior.  

78. Exterior trash receptacles shall be of a design to prevent unauthorized removal of articles from 
the trash bin.  
 

79. Any graffiti painted or marked upon the premises or on any adjacent area under the control of 
the applicant shall be removed or painted over with matching paint within 72 hours of being 
applied.  
 

80. Exterior benches shall be constructed so as to deter skateboarding (e.g., center armrest 
partitions).  
 

81. Property management shall be responsible for the daily removal of all litter from the site. 
Applicant shall install a law enforcement “Knox Box” for police access to common areas on the 
premises, including, but not limited to community rooms, etc.  

 
During Construction 

 
82. The applicant shall enclose the entire perimeter of the project with a chain link fence with 

necessary construction gates to be locked after normal construction hours.  
 

83. The location shall be monitored by security after normal construction hours during all phases of 
construction. This can be done via remote camera monitoring.  
 

84. Adequate security lighting shall be provided to illuminate vulnerable equipment and materials. 
Lighting shall be white light with full cut off fixtures.  

 
Advisory Notes:  

 
ADV 1. City of Sacramento permits must be obtained for private patrol, alarms, and camera systems. 

ADV 2. Utility The proposed project is located in a Zone X on the Federal Emergency Management 
Agency (FEMA) Flood Insurance Rate Maps (FIRMs).  Accordingly, the project site lies in an 
area with no requirements to elevate or flood proof. 
 

ADV 3. Water meters shall be located at the point of service, which is back of curb for separated 
sidewalks, back of walk for connected sidewalks. 
 

ADV 4. The proposed development is located within Sacramento Area Sewer District (SASD).  Satisfy 
all SASD requirements. 
 

ADV 5. On October 24, 2023, and November 14, 2023, City Council adopted Resolutions 2023-0338 
and 2023-0368, respectively, to adjust the Water System, Sewer, and Combined Sewer 
Development Fees, as well as, establish the Storm Drainage Development Fee to align with 
updated Nexus Studies.  These resolutions provide for an effective date for the new Utility 
Development Fees as of January 22, 2024. 
 

ADV 6. This development project is covered by a valid SB 330 application that was submitted prior to 
January 22, 2024, and therefore is not subject to the adjusted fee amounts for five years after 
January 22, 2024. 
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ADV 7. Timing and Installation. When fire protection, including fire apparatus access roads and water 
supplies for fire protection, is required to be installed, such protection shall be installed and made 
serviceable prior to and during the time of construction. California Fire Code Section 501.4  
 

ADV 8. Non-Public roads used for Fire Department access that are less than 28 feet in width shall be 
marked "No Parking Fire Lane" on both sides; roads less than 36 feet in width shall be marked 
on one side.  
 

ADV 9. Fire Apparatus access roads shall be designed and maintained to support the imposed loads of 
fire apparatus and shall be surfaced so as to provide all-weather driving capabilities. California 
Fire Code Section 503.2.3  
 

ADV 10. Provide a water flow test. (Make arrangements with the Department of Utilities at 916-808-7890 
or by email at DOUdevelopmentreview@cityofsacramento.org California Fire Code Section 
507.4  
 

ADV 11. Per the most recently adopted California Residential Code, all new residential construction 
including 1 and 2 family dwellings and townhouses shall be provided with an approved NFPA 
13 D sprinkler system.  
 

 
Attachments: 
 
1. Community Comments 
2. Project Plans 
 
 
 

Respectfully Submitted: _____________________________ 

                      Angel Anguiano 
                      Associate Planner 

 
 
 

Reviewed By: _____________________________ 
                      Marcus Adams 
                      Senior Planner 

 
The decision of the Zoning Administrator and Design Director may be appealed to the Planning Commission. An 
appeal must be filed within 10 days of the Zoning Administrator’s hearing. If an appeal is not filed, the action of 
the Zoning Administrator and Design Director is final.  

Note: The applicant will need to contact the Public Works Department after the appeal period is over to submit for 
a Final Map. 
 
A discretionary permit expires and is thereafter void if the use or development project for which the discretionary 
permit has been granted is not established within the applicable time period. The applicable time period is either 
three years from the effective date of approval of the discretionary permit; or the time specified by the decision-
maker, if so stated in a condition of approval of the discretionary permit. A use or development project that requires 
a building permit is established when the building permit is secured for the entire development project and 
construction is physically commenced. 



777 12th Street, Ste. 300  •  Sacramento, CA 95814 
Tel: 279-207-1122  •  Toll Free: 800-880-9025 

AirQuality.org 

December 12, 2023 

Angel Anguiano, Associate Planner 
City of Sacramento Community Development Department 
300 Richards Boulevard, 3rd Floor, Sacramento, CA 95811 

Subject: Bruceville Jacinto Residential (Z23-087) 

Dear Angel Anguiano: 

Thank you for providing the Sacramento Metropolitan Air Quality Management District (Sac Metro Air 
District) with the opportunity to review the project routing for the Bruceville Jacinto Residential project, 
a Tentative Subdivision Map to subdivide 3.09-net acres into 48 parcels and 12 common lots, and Site 
Plan and Design Review for 48 single-unit dwellings and associated site improvements in the Limited 
Commercial zone, at the northeast corner of Bruceville and Jacinto Roads. We offer the comments 
below on project site improvements and other considerations to benefit air quality and public health 
and reduce greenhouse gas emissions.  

Multi-Modal Transportation 
This project is located within ½ mile of a Sacramento Regional Transit (SacRT) light rail stop and within 
walking distance of complementary destinations such as the community college and elementary 
schools. If provided at sufficient residential density, this kind of infill housing development is associated 
with low motor vehicle miles traveled (VMT) and associated polluting emissions, and is an important 
component of state and regional plans to reduce polluting motor vehicle emissions, including the 
Sacramento region’s Metropolitan Transportation Plan and Sac Metro Air District’s Sacramento Regional 
Ozone Attainment Plan and other plans for meeting federal and state air quality standards.  

The City’s Transit Oriented Development Ordinance stipulates a minimum of 15 dwelling units per acre 
(du/ac) net. According to the Sacramento County Assessor’s map, the project parcel is 4.26 acres, 
although the project description indicates that the project is 3.09 acres. The difference between the 
acreage may be attributed to gross area versus net area. Under the Assessor’s map acreage, the project 
would yield 11.27 du/ac, and under the project description acreage, the project would yield 15.53 du/ac. 
Nevertheless, ideally a location with good light rail access would yield a higher residential density.  

 Sac Metro Air District urges the project proponent to consider a higher residential density 
project for this site. Nearby projects are largely multi-family residential projects, and a higher 
density project would be consistent with the site’s neighborhood. 

To further maximize the location’s potential to reduce VMT, the project must provide high quality 
pedestrian, bicycle, and transit amenities. Pedestrian connectivity measures will further support this 
project’s potential to reduce VMT. Areas with high pedestrian connectivity boast significantly more 
pedestrian travel than other areas, and pedestrian access to transit is important to transit viability. As 
designed, the project has some pedestrian supportive features. 
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 Sac Metro Air District commends the provision of continuous tree shading along the public 
sidewalks on Jacinto and Bruceville Roads. Studies have correlated neighborhood tree shade to 
increased pedestrian travel.  Tree shading for all pavements and structures is an effective 
measure to protect human health and reduce project and regional urban heat island effect. We 
further commend the separated sidewalk with tree shading along Solvang Court. 
 

 Sac Metro Air District recommends providing an accessible designated pedestrian path of travel 
from the main pedestrian home entrances, via private alleys, to public sidewalks, so that 
residents have a prioritized pedestrian option when leaving their homes. We recommend at 
least one additional designated pedestrian path of travel to the sidewalk along Bruceville Road 
from Solvang Court, for example via the southernmost private alley. We further recommend 
that pedestrian home entrances be prioritized, placed closer to the sidewalk, or other 
designated pedestrian path accessing the pedestrian entrance, than the motor vehicle garage 
entrances. 
 

 The second story windows facing Jacinto and Bruceville Roads are beneficial in minimizing the 
pedestrian impacts of continuous, visually impermeable fencing along those roads by providing 
“eyes on the street,” or natural surveillance, which supports safe and hospitable pedestrian 
travel. Ideally, residences backing up to Jacinto and Bruceville would feature pedestrian gates on 
their rear fence, with a clear pedestrian link between the home entrance and the public 
sidewalk, to promote pedestrian travel and safety along those roads. 

Construction  
All projects are subject to Sac Metro Air District rules and regulations in effect at the time of 
construction. Please visit our website to find a list of the most common rules that apply at the 
construction phase of projects. Projects undergoing any CEQA review must implement Sac Metro Air 
District Basic Construction Emission Control Practices, also available on our website, to help avoid 
significant construction-related air quality impacts. 

Conclusion 
Thank you for your attention to our comments. If you have questions about them, please contact me at 
mwright@airquality.org or 279-207-1157.  

Sincerely, 
 
 
 

Molly Wright, AICP 
Air Quality Planner / Analyst 

c: Paul Philley, AICP, Program Supervisor, Sac Metro Air District 
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300 Richards Blvd., 3rd Floor 

Sacramento, CA 95811 
 

Help Line: 916-264-5011 
CityofSacramento.org/cdd 

  

 

DIRECTOR REPORT 

STAFF RECOMMENDATION 
 

Staff recommends the Zoning Administrator approve with conditions the Tentative Parcel Map, and 
the Design Director approve with conditions the Site Plan and Design Review for deviations to 
development standards including lot size, lot width, and the creation of a parcel without public street 
frontage and for alterations to the existing residence for the project known as Z23-098. Draft Findings 
of Fact and Conditions of Approval for the project are included below. 

 
REQUESTED ENTITLEMENTS 

1. Tentative Subdivision Map to subdivide one 0.23-acre lot into two lots within the Single-Unit 
Dwelling (R-1) Zone. 

2. Site Plan and Design Review with deviations for lot size, lot width, and the creation of a parcel 
without public street frontage. The existing house is proposed to remain with alterations including 
a raised basement and new stairs. 

PROJECT INFORMATION 
 
Location:        5081 10th Avenue 
 
Parcel Number(s):     015-0191-063-0000 

Council District:     6 

Applicant/Owner:     Havencrest LLC c/o Colin Hammett 
         2398 Fair Oaks Blvd. #7 
         Sacramento, CA 95825 
 
Project Planner:      Danny Abbes, Associate Planner, (916) 808-5873 

Hearing Date:      May 2, 2024 

Land Use Information 
General Plan Designation: Neighborhood 
Community Plan Area:  Fruitridge/Broadway 
Zoning:      Single-Unit Dwelling (R-1) 
Design Review Area:   Citywide 
Parking District:     AB 2097 
Existing Land Use of Site:  Residential 

 

Surrounding Zoning and Land Uses 

North:     R-1    Residential 
South:     R-1    Residential 
East:    R-1    Residential 
West:     R-1    Residential 
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Site Characteristics 
Existing Property Area:  1 lot, 10,168 square feet / 0.23 acres 

 Proposed Property Areas: 2 lots (sizes detailed in Table 1) 
Topography:     Flat 
Street Improvements:   Existing 
Utilities:      Existing 

 
ATTACHMENTS 

Attachment 1: Tentative Parcel Map, Attachment 2: Public comment 
 
PROPOSED PROJECT AND ANALYSIS 

Background 

The subject site is a nearly quarter-acre square foot lot at the end of 10th Avenue with an existing 
residence. The residence is located on the northern half of the parcel. The applicant is proposing to split 
the residential lot in half and make alterations to the existing house. A fallen tree damaged the residence 
and part of the request is to repair damage to the roof and porch while also raising the basement height. 
There is no construction proposed for Parcel 2 with this application. A future request to develop the 
parcel would require review and approval of a separate Site Plan and Design Review entitlement. 

Project Details 

The proposed split of the subject site into two residential lots requires entitlements for a Tentative Parcel 
Map and Site Plan and Design Review to analyze site access and lot size, width and depth. This request 
requires a public hearing and decisions by the Zoning Administrator and Design Director. The applicant 
is proposing to subdivide the existing 0.23-acre residential lot into two residential lots and is requesting 
deviations to development standards for minimum lot size and width, and for the creation of a parcel 
without public street frontage. 

Tentative Parcel Map (TPM) and Site Plan and Design Review (SPDR) 

Table 1 below shows the proposed lot sizes and dimensions, with deviations identified where 
applicable. Staff supports the deviation requests since the parcels can accommodate residential 
development, and since proposed Parcel 2 without street frontage does not have a vehicle parking 
requirement and can be accessed from the existing 10th Avenue sidewalk.  

The subdivision will allow for an additional residence or residences in a location within close proximity 
to the Stockton Blvd. commercial corridor and large-scale employer UC Davis Medical Center. 
Furthermore, the lot split is consistent with the City’s 2040 draft general plan’s desire to see new growth 
“accommodated primarily through infill of vacant and underutilized properties.”  

The applicant is also proposing to raise the basement of the existing residence, enlarge windows, and 
redo the stairs. The lower level would have a stucco exterior and the upper would remain wood siding. 

Table 1: R-1 zone—Lot size, width, and depth. (17.204.230)  

Lot Size 
Min. 5,200 square feet 

Lot Width
52 feet

Lot Depth 
100 – 160 feet

Street 
Frontage

Lot Proposed Deviation Proposed Deviation Proposed Deviation Deviation

1 5,084 sq. ft. Y ± 50 feet Y ± 101 feet N Y 

2 5,084 sq. ft. Y ± 50 feet Y ± 101 feet N Y 
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Subdivision Review Committee 

The proposed map was heard at the Subdivision Review Committee on March 20, 2024. During the 
meeting, the proposed conditions of approval for the Tentative Subdivision Map were accepted by the 
applicant and forwarded by the Committee. The resulting conditions are listed under Conditions of 
Approval. 

PUBLIC/NEIGHBORHOOD OUTREACH AND COMMENTS 

This project was routed to Preservation Sacramento, Civic Thread, Sacramento Area Bicycle 
Advocates, Region Builders, and the Tahoe Park Neighborhood Association. Staff did not receive any 
comments from any community group. 

All property owners and residents within 500 feet of the subject site were sent hearing notices for the 
December 21st hearing. The site was also posted at least 10 days in advance of the hearing with project 
information and hearing participation details as well as staff contact information for project comments 
or questions.  

Staff did receive an e-mail from an area resident who expressed concern about a no-minimum parking 
requirement, and that the information posted at the site was removed. The subject site is within an 
AB2097 area which prohibits cities from establishing parking requirement minimums. Staff visited the 
site after receiving the e-mail and confirmed that project and hearing information remained posted at 
the site. 

ENVIRONMENTAL DETERMINATION 

Environmental Planning Services of the Community Development Department has reviewed this project 
and determined that it is exempt from the provisions of the California Environmental Quality Act (CEQA) 
pursuant to CEQA Guidelines sections 15301, Existing Facilities and 15332, In-Fill Development.  

FLOOD HAZARD ZONE 

State Law (SB 5) and Planning and Development Code chapter 17.810 require that the City must make 
specific findings prior to approving certain entitlements for projects within a flood hazard zone. The 
purpose is to ensure that new developments will have protection from a 200-year flood event or will 
achieve that protection by 2025. The project site is within a flood hazard zone and is an area covered 
by SAFCA’s Improvements to the State Plan of Flood Control System, and specific findings related to 
the level of protection have been incorporated as part of this project.  Even though the project site is 
within a flood hazard zone, the local flood management agency, SAFCA, has made adequate progress 
on the construction of a flood protection system that will ensure protection from a 200-year flood event 
or will achieve that protection by 2025.  This is based on the SAFCA Urban level of flood protection 
plan, adequate progress baseline report, and adequate progress toward an urban level of flood 
protection engineer’s report that were accepted by City Council Resolution No. 2016-0226 on June 21, 
2016 and the SAFCA 2023 Adequate Progress Annual Report accepted by City Council Resolution No. 
2023-0337 on October 24, 2023. 

Draft Conditions of Approval – Tentative Parcel Map 

The applicant shall satisfy each of the following conditions prior to filing the Parcel Map unless a different 
time for compliance is specifically stated in these conditions.  Any condition requiring an improvement 
that has already been designed and secured under a City Approved improvement agreement may be 
considered satisfied at the discretion of the Department of Public Works. 
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GENERAL: All Projects 
 
1. Pay off existing assessments or file the necessary segregation requests and fees to 

segregate existing assessments. 
 

2. Show all continuing and proposed/required easements on the Parcel Map. 

Public Works 
 
3. Construct standard subdivision improvements as noted in these conditions pursuant to 

section 17.504.050 of the City Code.  All improvements shall be designed and constructed 
to the satisfaction of the Department of Public Works. Improvements required shall be 
determined by the city. The City shall determine improvements required for each phase 
prior to recordation of each phase. Any public improvement not specifically noted in these 
conditions or on the Tentative Map shall be designed and constructed to City standards. 
This shall include the repair or replacement/reconstruction of any existing deteriorated 
curb, gutter and sidewalk adjacent to the subject property per City standards to the 
satisfaction of the Department of Public Works. 
 

SMUD 

4. SMUD has existing overhead 21kV and low voltage/secondary facilities along the west 
side of Parcels 1 and 2 that will need to remain. SMUD also has existing overhead low 
voltage/secondary along the south and east side of Parcel 2 that will need to remain. The 
Applicant shall be responsible for maintaining all CalOSHA and State of California Public 
Utilities Commission General Order No. 95 safety clearances during construction and upon 
building completion. If the required clearances cannot be maintained, the Applicant shall 
be responsible for the cost of relocation. 
 

5. Any necessary future SMUD facilities located on the Applicant’s property shall require a 
dedicated SMUD easement. This will be determined prior to SMUD performing work on 
the Applicant’s property. 
 

6. In the event the Applicant requires the relocation or removal of existing SMUD facilities on 
or adjacent to the subject property, the Applicant shall coordinate with SMUD. The 
Applicant shall be responsible for the cost of relocation or removal. 
 

7. SMUD reserves the right to use any portion of its easements on or adjacent to the subject 
property that it reasonably needs and shall not be responsible for any damages to the 
developed property within said easement that unreasonably interferes with those needs. 
 

8. The Applicant shall provide separate SMUD service points to each parcel to the 
satisfaction of SMUD. 
 

9. The Applicant shall locate, verify, and provide a drawing to SMUD identifying all electrical 
utility infrastructure for the existing structures. If necessary, any existing onsite electrical 
infrastructure that serves existing structures shall be relocated to the satisfaction of SMUD. 

Department of Utilities (DOU) 
 
10. All existing easements and all existing right-of-ways shall be shown on the Final Map, 
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except for all abandoned easements and abandoned right-of-ways. 
 

11. The applicant shall grant and reserve easements as needed, for water, drainage and 
sanitary sewer facilities, and for surface storm drainage, at no cost at or before the time of 
sale or other conveyance of any parcel or lot.  A note stating the following shall be placed 
on the Final Map: “Reciprocal easements for utilities, drainage, water and sanitary sewer 
facilities, and surface storm drainage shall be granted and reserved, as necessary and at 
no cost, at or before the time of sale or conveyance of any parcel shown in this map.” 

 
Parks Department 

 
12. Payment of In-lieu Park Fee: Pursuant to Sacramento City Code Chapter 17.512 (Parkland 

Dedication) the applicant shall pay to City an in-lieu park fee in the amount determined 
under SCC §§17.512.030 and 17.512.040 equal to the value of land prescribed for 
dedication under 17.512.020 and not satisfied by dedication.  (See Advisory Note) 
 

13. Maintenance District: The applicant shall initiate and complete the formation of a parks 
maintenance district (assessment or Mello-Roos special tax district) or annex the project 
into an existing parks maintenance district. The applicant shall pay all city fees for formation 
of or annexation to a parks maintenance district. (Contact Infrastructure Finance, Brent 
Mueller, (916)808-5715, bmueller@cityofsacramento.org). 

 
Advisory Notes: 
 
The following advisory notes are informational in nature and are not a requirement of this Tentative 
Map: 

 
14. If unusual amounts of bone, stone, or artifacts are uncovered, work, in the area within the 

distance required by federal and state regulations, will cease immediately and a qualified 
archaeologist shall be consulted to develop, if necessary, further mitigation measures to 
reduce any archaeological impact to a less than significant effect before construction 
resumes. A note shall be placed on the final improvement plans referencing this condition. 
 

15. Due to the limited public street frontage of Parcel 2, a future driveway for Parcel 2 will not 
be able to meet the city standard driveway design requirement, and because on site parking 
is not required, any future driveway for Parcel 2 shall not be allowed. The applicant shall 
plan the development of Parcel 2 without onsite parking. 
 

16. The proposed resultant parcels are not contiguous to an existing public sewer main. 
Therefore, the applicant shall 1) obtain a private sewer easement from the neighboring 
property owner(s) to allow a new sewer service from the existing 8” City combined sewer 
main in 52nd Avenue or 2) if a private sewer easement is already existing, the applicant 
must a) ensure the neighboring property is aware of the existing private sewer easement 
b) ensure the private sewer easement meets and bounds are sufficient and c) ensure the 
neighboring property is willing to allow future construction for a new sewer service tap. 
 

17. Prior to the ISSUANCE OF A BUILDING PERMIT: The owner must contact the Regional 
San Permit Services Unit at PermitServices@sacsewer.com or by phone at 
(916) 876-6100 to determine if sewer impact fees are due. Fees are to be paid prior to the 
issuance of building permits. 
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18. The subject property is outside the Local Collection Boundaries of SacSewer but within the 

Interceptor Collection Service Boundary. SacSewer will provide treatment of the sewer 
generated from this site, but the City of Sacramento Utilities Department’s approval will be 
required for local sewage service. 
 

19. Structural setbacks less than 14-feet shall require the Applicant to conduct a pre-
engineering meeting with all utilities to ensure property clearances are maintained. 
 

20. The Applicant shall not place any building foundations within 5-feet of any SMUD trench to 
maintain adequate trench integrity. The Applicant shall verify specific clearance 
requirements for other utilities (e.g., Gas, Telephone, etc.). 
 

21. The Applicant shall comply with SMUD siting requirements (e.g., panel size/location, 
clearances from SMUD equipment, transformer location, service conductors). Information 
regarding SMUD siting requirements can be found at: https://www.smud.org/en/Business-
Solutions-and-Rebates/Design-and-Construction-Services. Applicant shall coordinate 
individual service panel location placement with SMUD Design Department. 

 
22. As per City Code, the applicant will be responsible to meet their obligations regarding: 

 
a. Title 17, 17.512 Park Dedication / In Lieu (Quimby) Fees, due prior to recordation of 

the final map. The Quimby fee due for this project is estimated at$1,767. This is based 
on the creation of one (1) new residential lot at an average land value of $155,000 per 
acre for the Fruitridge Broadway Community Plan Area, north of Fruitridge Road, plus 
an additional 20% for off-site park infrastructure improvements. Any change in these 
factors will change the amount of the Quimby fee due. The final fee is calculated using 
factors at the time of payment. The fee is due at the time of the final map. 
 

b. Community Facilities District 2002-02, Neighborhood Park Maintenance CFD 
Annexation. 

 

Draft Conditions of Approval – Site Plan and Design Review 

Planning and Design Review 

1. All other notes and drawings on the final plans as submitted by the applicant are deemed 
conditions of approval. Any work that differs from the final set of plans approved by the 
Planning staff shall be subject to review and approval prior to issuance of a building permit or 
work undertaken. 

2. Alterations to the existing house shall be consistent with approved architectural elevations. 

3. Wood lap siding shall remain as exterior material for upper floor of house. 

4. Any modification to the project shall be subject to the review and approval of planning staff 
(and may require additional entitlements). 

5. This approval shall expire in three (3) years from the approval date. 
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Public Works 

6. Construct standard subdivision improvements as noted in these conditions pursuant to section 
17.504.050 of the City Code.  All improvements shall be designed and constructed to the 
satisfaction of the Department of Public Works. Improvements required shall be determined 
by the city. The City shall determine improvements required for each phase prior to recordation 
of each phase. Any public improvement not specifically noted in these conditions or on the 
Tentative Map shall be designed and constructed to City standards. This shall include the 
repair or replacement/reconstruction of any existing deteriorated curb, gutter and sidewalk 
adjacent to the subject property per City standards to the satisfaction of the Department of 
Public Works. 

Flood Finding 

The project site is within an area for which the local flood-management agency has made adequate 
progress (as defined in California Government Code section 65007) on the construction of a flood-
protection system that, for the area intended to be protected by the system, will result in flood protection 
equal to or greater than the urban level of flood protection in urban areas for property located within a 
flood-hazard zone, as demonstrated by the SAFCA Urban Level of Flood Protection Plan and Adequate 
Progress Baseline Report and the SAFCA Adequate Progress Toward an Urban Level of Flood 
Protection Engineer’s Report, each accepted by the City Council on June 21, 2016 (Resolution No. 
2016-0226), and the SAFCA 2023 Adequate Progress Annual Report accepted by the City Council on 
October 24, 2023 (Resolution No. 2023-0337). 

Draft Findings of Fact – Environmental Determination: Exempt 

1. Based on the determination and recommendation of the City’s Environmental Planning 
Services Manager and the oral and documentary evidence received at the hearing on the 
project, the Zoning Administrator finds that: 

a. The project is consistent with the applicable general plan designation and all applicable 
general plan policies as well as with applicable zoning designation and regulations with 
approval of deviation requests. 

b. The proposed development occurs within city limits on a project site of no more than five 
acres substantially surrounded by urban uses. 

c. The project site has no value as habitat for endangered, rare, or threatened species. 

d. Approval of the project would not result in any significant effects relating to traffic, noise, 
air quality, or water quality. 

e. The site can be adequately served by all required utilities and public services. 

Draft Findings of Fact – Tentative Parcel Map 

1. None of the conditions described in City Code section 17.828.090 and Government Code 
section 66474 exist with respect to the proposed subdivision as follows: 

a. The proposed map is consistent with the General Plan, all applicable community and 
specific plans, Title 17 of the City Code, and all other applicable provisions of the City 
Code; 
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b. The design and improvement of the proposed subdivision is consistent with the General 
Plan, all applicable community and specific plans, Title 17 of the City Code, and all other 
applicable provisions of the City Code as conditioned; 

c. The site is physically suitable for the type of development; 

d. The site is physically suitable for the proposed density of development; 

e. The design of the subdivision and the proposed improvements are not likely to cause 
substantial environmental damage or substantially and avoidably injure fish or wildlife or 
their habitat; 

f. The design of the subdivision and the type of improvements are not likely to cause 
serious public health problems;  

g. The design of the subdivision and the type of improvements will not conflict with 
easements, acquired by the public at large, for access through, or use of, property within 
the proposed subdivision. 

2. The proposed subdivision, together with the provisions for its design and improvement, is 
consistent with the General Plan, all applicable community and specific plans, Title 17 of the 
City Code, and all other applicable provisions of the City Code (Gov. Code §66473.5); 

3. The discharge of waste from the proposed subdivision into the existing community sewer 
system will not result in a violation of the applicable waste discharge requirements prescribed 
by the California Regional Water Quality Board, Central Valley Region, in that existing 
treatment plants have a design capacity adequate to service the proposed subdivision (Gov. 
Code §66474.6); 

4. The design of the proposed subdivision provides, to the extent feasible, for future passive or 
natural heating and cooling opportunities (Gov. Code §66473.1); and 

5. The Zoning Administrator has considered the effect of the approval of this Tentative 
Subdivision Map on the housing needs of the region and has balanced these needs against 
the public service needs of its residents and available fiscal and environmental resources 
(Gov. Code §66412.3). 

Draft Findings of Fact – Site Plan and Design Review 

1. The design, layout, and physical characteristics of the proposed subdivision are consistent 
with the General Plan which designates the site as Neighborhood. There is no specific plan or 
transit village plan applicable to this project. 

2. The design, layout, and physical characteristics of the proposed subdivision are consistent 
with all applicable design guidelines and with all applicable development standards. Deviations 
proposed to reduce lot size and lot width standards are consistent with the purpose and intent 
of the Planning and Development Code in that the proposed lot configurations can 
accommodate residential site development. The deviation to create a parcel without public 
street frontage is consistent with the purpose and intent of the Planning and Development 
Code in that the proposed parcel 1) does not require vehicle parking, 2) is accessible for 
emergency services, and 3) has direct pedestrian access from the 10th Avenue sidewalk. 
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3. All streets and other public access ways and facilities, parking facilities, and utility 
infrastructure are adequate to serve the proposed development and comply with all applicable 
design guidelines and development standards. 

4. The design, layout, and physical characteristics of the proposed subdivision are visually and 
functionally compatible with the surrounding neighborhood in that the subdivision occurs at 
the end of the street and will not disrupt established lot patterns along the length of 10th

Avenue. 

5. The design, layout, and physical characteristics of the proposed development minimizes 
energy consumption and encourages the use of renewable energy sources as an urban infill 
development project utilizing existing road and utility networks. 

6. The design, layout, and physical characteristics of the proposed subdivision are not 
detrimental to the public health, safety, convenience, or welfare of persons residing, working, 
visiting, or recreating in the surrounding neighborhood and will not result in the creation of a 
nuisance in that the site is accessible for emergency services and has direct sidewalk access. 

 

 
 
__________________________________ 
Danny Abbes 
Associate Planner 
 
 
___________________________________ 
Marcus Adams 
Senior Planner 
 
The decision of the Zoning Administrator and Design Director may be appealed to the Planning Commission. An appeal must 
be filed within 10 days of the Zoning Administrator’s hearing. If an appeal is not filed, the action of the Zoning Administrator 
and Design Director is final.  
 
Note: The applicant will need to contact the Public Works Department after the appeal period is over to submit for a Final Map. 
A discretionary permit expires and is thereafter void if the use or development project for which the discretionary permit has 
been granted is not established within the applicable time period. The applicable time period is either three years from the 
effective date of approval of the discretionary permit; or the time specified by the decision-maker, if so stated in a condition of 
approval of the discretionary permit. A use or development project that requires a building permit is established when the 
building permit is secured for the entire development project and construction is physically commenced. 
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From: Daniel Abbes
To: "bingleycase@aol.com"
Subject: RE: Property located at 5081 10th ave, 95820.
Date: Wednesday, April 17, 2024 11:21:00 AM

Hi Mary,

The sign was posted with the same letter you received in the mail. These letters are sent to
every property owner and occupant within 500 feet of the subject property. Sometimes
these notices get removed from the sign after they’re posted. If you’re interested in seeing
the proposed plans, I can send them to you! Just let me know.

Regarding parking, the property at 5081 10th Avenue is within an AB2097 area. AB2097 is
a state bill that prohibits local jurisdictions from requiring any minimum parking requirement
for a project/property that is within a half-mile from a frequent transit stop.
 
I hope that information helps.

 
Danny Abbes, Associate Planner
Community Development Department, City of Sacramento
DAbbes@cityofsacramento.org; (916) 808-5873
 
---
 
We received letters yesterday, only 10 days notice. In addition, the planning department
sign in the property fence is MISSING the development plan, its been torn off.

In additino, most of the renter so this street are long term. And they are concerned as are
homeowners regarding the parking
requirements. I will see to it that the long term renter have a copy fo the letter.

Can you give me a reasonable explanation NOW about the parking situation. We do plan to
attend the online meeting.

Thanks

Mary Meinertcase
9165625508



 
300 Richards Blvd., 3rd Floor 

Sacramento, CA 95811 
 

Help Line: 916-264-5011 
CityofSacramento.org/cdd 

  

 

DIRECTOR REPORT 

STAFF RECOMMENDATION 
 

Staff recommends the Zoning Administrator approve with conditions the Tentative Parcel Map, and 
the Design Director approve with conditions the Site Plan and Design Review of the Tentative Parcel 
Map for the project known as Z23-099. Draft Findings of Fact and Conditions of Approval for the 
project are included below. 

 
REQUESTED ENTITLEMENTS 
 
1. Tentative Subdivision Map to subdivide one 3-acre industrial lot into four industrial lots within the 

Heavy Industrial (M-2S) Zone. 

2. Site Plan and Design Review of the Tentative Parcel Map to review the development standards 
of existing buildings and onsite parking lot to remain on each of the proposed lots. No new 
construction is proposed with this application. 

PROJECT INFORMATION 
 
Location:  5801 Alder Avenue 
 
Parcel Number(s):     062-0080-010-0000 

Council District:     6 

Applicant/Owner:     Task Engineering, Inc. c/o Terry Rose 
         187 Snowy Egret Way 
         Henderson, NC 28792 
 
Project Planner:      Danny Abbes, Associate Planner, (916) 808-5873 

Hearing Date:      May 2, 2024 

Land Use Information 
General Plan Designation: Industrial Mixed-Use 
Zoning:      Heavy Industrial (M-2S) 
SPD:       N/A 
Design Review Area:   Citywide 
Parking District:     AB 2097 
Existing Land Use of Site:  Four industrial buildings 

 

Surrounding Zoning and Land Uses 

North:     M-2(S)     Industrial 
South:     M-2(S)     Industrial 
East:    M-2(S)     Industrial 
West:     M-2(S)     Industrial 
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Site Characteristics 

      Existing Property Area:  1 lot, ±130,680 square feet / ±3 net acres 
 Proposed Property Areas: 4 lots (sizes detailed in Table 1) 

Topography:     Flat 
Street Improvements:   Existing 
Utilities:      Existing 

 
Previous File:      Z19-086 

 

ATTACHMENTS 

Attachment 1: Proposed Tentative Parcel Map 

 

PROPOSED PROJECT AND ANALYSIS 

Background 

The project site is a ±3-acre industrial lot located at 5801 Alder Avenue. Current development includes 
four commercial-industrial warehouse buildings. The buildings were constructed circa 2004 and are 
each 16,000 square feet. Vehicle circulation and parking are shared among the individual buildings. 
The site is surrounded at all sides by industrial development. The applicant is proposing to subdivide 
the lot into four lots with one building on each lot and create individual ownership opportunities for the 
buildings. There is no proposed development as part of this current request.  

On October 24th of 2019, the Zoning Administrator approved the same Tentative Parcel Map proposal. 
(Z19-086) The applicant states that due to Covid-19 and the economy, the final map was never recorded 
and therefore the entitlement expired. The applicant is proposing the same map for current approval. 

Project Details 

The proposed division of the subject site into four commercial lots requires entitlements for a Tentative 
Parcel Map and Site Plan and Design Review to analyze site access and lot size, width, and depth. 
This request requires a public hearing and decisions by the Zoning Administrator and Design Director. 

Tentative Parcel Map (TPM) 

The applicant is proposing to subdivide the existing ±3-acre industrial lot into four separate industrial 
lots. Project Conditions of Approval #2 and #3 require that the applicant shall enter into and record an 
Agreement for Conveyance of Easements with the City stating that a private reciprocal 
ingress/egress, and maneuvering easements shall be conveyed to and reserved from all appropriate 
parcels. Table 1 below shows proposed parcel sizes and dimensions.  

Table 1: M-2(S) zone—Lot size, width, and depth. 

Lot Size 
No Requirement

Lot Width 
No Requirement

Lot Depth
No Requirement

Lot Proposed Deviation Proposed Deviation Proposed Deviation
1 34,172 sq. ft. N ± 180 feet N ± 190 feet N

2 31,168 sq. ft. N ± 180 feet N ± 173 feet N

3 31,168 sq. ft. N ± 180 feet N ± 173 feet N

4 34,172 sq. ft. N ± 180 feet N ± 190 feet N
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The M-2(S) zone has no requirement for interior side-yard or rear-yard building setbacks for properties 
that abut other industrially zoned parcels. The existing buildings meet the 25-foot front-yard setback 
requirement. 

There is no vehicle parking requirement for this site. The site is developed with 68 parking spaces (17 
spaces per proposed parcel). Parking is shared among the buildings with reciprocal agreements. 

Subdivision Review Committee 

The proposed map was heard at the Subdivision Review Committee on March 20, 2024. During the 
meeting, the proposed conditions of approval for the Tentative Subdivision Map were accepted by the 
applicant and forwarded by the Committee. The resulting conditions are listed under Conditions of 
Approval. 

PUBLIC/NEIGHBORHOOD OUTREACH AND COMMENTS 

This project was routed to Preservation Sacramento, Civic Thread, Sacramento Area Bicycle 
Advocates, Region Builders, and the Power Inn Alliance. All property owners and residents within 500 
feet of the subject site were sent hearing notices for this public hearing. The site was also posted at 
least 10 days in advance of the hearing with project information and hearing participation details as well 
as staff contact information for project comments or questions. At the time of the writing of this report, 
staff has not received any comments from any community group or individual member of the public. 

ENVIRONMENTAL DETERMINATION 

This project will not have a significant effect on the environment and is exempt from environmental 
review pursuant to California Environmental Quality Act Guidelines, Section 15315 - Minor Land 
Divisions.  

FLOOD HAZARD ZONE 

State Law (SB 5) and Planning and Development Code chapter 17.810 require that the City must 
make specific findings prior to approving certain entitlements for projects within a flood hazard zone. 
The purpose is to ensure that new developments will have protection from a 200-year flood event or 
will achieve that protection by 2025. The project site is within a flood hazard zone and is an area 
covered by SAFCA’s Improvements to the State Plan of Flood Control System, and specific findings 
related to the level of protection have been incorporated as part of this project.  Even though the 
project site is within a flood hazard zone, the local flood management agency, SAFCA, has made 
adequate progress on the construction of a flood protection system that will ensure protection from a 
200-year flood event or will achieve that protection by 2025.  This is based on the SAFCA Urban level 
of flood protection plan, adequate progress baseline report, and adequate progress toward an urban 
level of flood protection engineer’s report that were accepted by City Council Resolution No. 2016-
0226 on June 21, 2016 and the SAFCA 2023 Adequate Progress Annual Report accepted by City 
Council Resolution No. 2023-0337 on October 24, 2023. 

Draft Conditions of Approval – Tentative Parcel Map 

The applicant shall satisfy each of the following conditions prior to filing the Parcel Map unless a 
different time for compliance is specifically stated in these conditions.  Any condition requiring an 
improvement that has already been designed and secured under a City Approved improvement 
agreement may be considered satisfied at the discretion of the Department of Public Works. 
 
General 

1. Pay off existing assessments or file the necessary segregation requests and fees to segregate 



4

Z23-099  May 2, 2024 

existing assessments.
 

2. Private reciprocal ingress, egress, and maneuvering easements are required for future 
development of the area covered by this Tentative Map. The applicant shall enter into and 
record an Agreement For Conveyance of Easements with the City stating that a private 
reciprocal ingress/egress, and maneuvering easement shall be conveyed to and reserved from 
the appropriate parcels at no cost, at the time of sale or other conveyance of either parcel. 

 
3. Show all continuing and proposed/required easements on the Parcel Map. 

 
Public Works 
 

4. Construct standard subdivision improvements as noted in these conditions pursuant to section 
17.504.050 of the City Code.  All improvements shall be designed and constructed to the 
satisfaction of the Department of Public Works. Improvements required shall be determined by 
the city. The City shall determine improvements required for each phase prior to recordation of 
each phase.  Any public improvement not specifically noted in these conditions or on the 
Tentative Map shall be designed and constructed to City standards. This shall include the 
repair or replacement/reconstruction of any existing deteriorated curb, gutter and sidewalk 
adjacent to the subject property per City standards to the satisfaction of the Department of 
Public Works. 
 

5. The design and placement of walls, fences, signs and Landscaping near intersections and 
driveways shall allow stopping sight distance per Caltrans standards and comply with City 
Code Section 12.28.010 (25' sight triangle).  Walls shall be set back 3' behind the sight line 
needed for stopping sight distance to allow sufficient room for pilasters.  Landscaping in the 
area required for adequate stopping sight distance shall be limited 3.5' in height.  The area of 
exclusion shall be determined by the Department of Public Works. 

 
SMUD 

 
6. SMUD has existing overhead 12kV facilities on the east side of the PROJECT SITE that will 

need to remain. The Applicant shall be responsible for maintaining all CalOSHA and State of 
California Public Utilities Commission General Order No. 95 safety clearances during 
construction and upon building completion. If the required clearances cannot be maintained, 
the Applicant shall be responsible for the cost of relocation. 
 

7. SMUD has existing underground 12kV facilities along Alder Avenue and within the Project Site 
boundary that will need to remain. The Applicant shall be responsible for maintaining all 
CalOSHA and State of California Public Utilities Commission General Order No. 128 safety 
clearances during construction and upon building completion. If the required clearances 
cannot be maintained, the Applicant shall be responsible for the cost of relocation. 
 

8. Any necessary future SMUD facilities located on the Applicant’s property shall require a 
dedicated SMUD easement. This will be determined prior to SMUD performing work on the 
Applicant’s property. 
 

9. In the event the Applicant requires the relocation or removal of existing SMUD facilities on or 
adjacent to the subject property, the Applicant shall coordinate with SMUD. The Applicant shall 
be responsible for the cost of relocation or removal. 
 

10. SMUD reserves the right to use any portion of its easements on or adjacent to the subject 
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property that it reasonably needs and shall not be responsible for any damages to the 
developed property within said easement that unreasonably interferes with those needs. 
 

11. In the event the City requires an Irrevocable Offer of Dedication (IOD) for future roadway 
improvements, the Applicant shall dedicate a 12.5-foot public utility easement (PUE) for 
overhead and/or underground facilities and appurtenances adjacent to the City’s IOD. 

12. The Applicant shall provide separate SMUD service points to each parcel to the satisfaction of 
SMUD. 
 

13. The Applicant shall dedicate a 12.5-foot public utility easement for overhead and/or 
underground facilities and appurtenances adjacent to all public street rights-of-ways. 
 

14. The Applicant shall dedicate any private drive and/or ingress and egress easement and 10-
feet adjacent thereto as a public utility easement for overhead and underground facilities and 
appurtenances. All access roads shall meet minimum SMUD requirements for access roads. 
 

15. The Applicant shall dedicate and provide all-weather vehicular access for service vehicles that 
are up to 26,000 pounds. At a minimum: (a) the drivable surface shall be 20-feet wide; and (b) 
all SMUD underground equipment and appurtenances shall be within 15-feet from the drivable 
surface. 

 
Sacramento Area Sewer District 

 
16. Prior to the RECORDATION OF THE PARCEL SPLIT: The legal description of the newly 

created parcels must include dedication of a private sewer easement. A note must be placed 
upon the plans stating, “A private sewer easement for the instillation and or maintenance of a 
private sanitary sewer line across any of the parcels to serve another parcel shall be dedicated 
upon the close of escrow.” 
 

17. Prior to the RECORDATION OF FINAL MAP: The proposed parcel 2 is currently being 
serviced by a lateral which crosses the proposed parcel 1. Therefore, a private sewer 
easement must be granted from parcel 1 to parcel 2. A note stating the following must be 
placed on the Final Map: “PRIVATE SEWER EASEMENT WILL BE GRANTED TO PARCEL 
2”. 
 

18. Prior to the RECORDATION OF FINAL MAP: The proposed parcel 3 is currently being 
serviced by a lateral which crosses the proposed parcel 4. Therefore, a private sewer 
easement must be granted from parcel 4 to parcel 3. A note stating the following must be 
placed on the Final Map: “PRIVATE SEWER EASEMENT WILL BE GRANTED TO PARCEL 
3”. 
 

19. Prior to the APPROVAL OF IMPROVEMENT PLANS: Installation of a public cleanout is 
required at the right-of-way. These improvements must be shown on the plans. 
 

20. Prior to the APPROVAL OF IMPROVEMENT PLANS: The proposed onsite sewer crossing 
parcel boundaries is prohibited. 
 

21. Prior to the APPROVAL OF IMPROVEMENT PLANS: SacSewer requires each building on 
each lot with a sewage source to have a separate connection to SacSewer’s sewer system. If 
there is more than one building in any single parcel and the parcel is not proposed for split, 
then each building on that parcel must have a separate connection to a private onsite sewer 
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line upstream of any connection to the SacSewer sewer. These improvements must be shown 
on the plans. 
 

22. Prior to the APPROVAL OF IMPROVEMENT PLANS: All onsite sewer plans and offsite sewer 
plans must be submitted separately to SacSewer for review and approval. 

 
Department of Utilities (DOU) 
 

23. All existing easements and all existing right-of-ways shall be shown on the Final Map, except 
for all abandoned easements and right-of-ways. 
 

24. The applicant shall grant and reserve easements, as needed, for water, drainage and sanitary 
sewer facilities, and for surface storm drainage, at no cost at or before the time of sale or other 
conveyance of any parcel or lot.  A note stating the following shall be placed on the Final Map: 
“Private or reciprocal easements for utilities, drainage, water and sanitary sewer facilities, and 
surface storm drainage shall be granted and reserved, as necessary and at no cost, at or 
before the time of sale or conveyance of any parcel shown in this map. A private maintenance 
agreement specifying future maintenance requirements and cost sharing for any common 
private utilities shall be recorded prior to the sale of any parcel shown on this map.” 
 

25. Current records indicate that an existing water service is shared among Parcels 1-4. Per City 
Code Section, 13.04.060, each lot or parcel shall have a separate water service connection, 
except for fire service connections serving more than one lot or parcel.  Prior to recordation of 
the parcel map, the project shall provide a separation of water services to the satisfaction of 
the DOU. 

 
Fire Department 
 

26. Maintenance agreements shall be provided for the interior roadways of the proposed complex 
and for the fire protection systems. The agreement shall be recorded with the Public 
Recorders Office having jurisdiction and shall provide for the following:   

 
a. Provisions for the necessary repair and maintenance of the roadway surface 
b. Removal of vegetation overgrowing the roadway and infringing on the roadway clear vertical 

height of thirteen feet six inches (13’6”) and/or width of twenty feet (20’) 
c. Provisions for the maintenance, repair, and/or replacement of NO PARKING-FIRE LANE 

signage or striping 
d. Provisions for the necessary repair and maintenance of vehicle and pedestrian access 

gates and opening systems 
e. Unrestricted use of and access to the roadways covered by the agreements. 
f. Provisions for the control of vehicle parking in prohibited areas and a mechanism for the 

removal of vehicles illegally parked. 
g. Maintenance and timely repair of all fire protection systems, including but not limited to 

hydrants, fire alarm systems and fire sprinklers. 
 
Miscellaneous 
 

27. CC&R's shall be approved by the City and recorded assuring maintenance of private 
roadway(s), shared driveways, lights, landscaping, sewers, drains and water systems. 
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Advisory Notes: 

The following advisory notes are informational in nature and are not a requirement of this Tentative 
Map: 
 

1. If unusual amounts of bone, stone, or artifacts are uncovered, work, in the area within the 
distance required by federal and state regulations, will cease immediately and a qualified 
archaeologist shall be consulted to develop, if necessary, further mitigation measures to 
reduce any archaeological impact to a less than significant effect before construction resumes. 
A note shall be placed on the final improvement plans referencing this condition. 

2. The proposed project is in a Zone X on the Federal Emergency Management Agency (FEMA) 
Flood Insurance Rate Maps (FIRMs).  Accordingly, the project site lies in an area with no 
requirements to elevate or flood proof. 

 
3. On October 24, 2023, and November 14, 2023, City Council adopted Resolutions 2023-0338 

and 2023-0368, respectively, to adjust the Water System, Sewer, and Combined Sewer 
Development Fees, as well as establish the Storm Drainage Development Fee to align with 
updated Nexus Studies.  These resolutions provide for an effective date for the new Utility 
Development Fees as of January 22, 2024. 

 
4. The proposed development is located within Sacramento Area Sewer District (SASD).  Satisfy 

all SASD requirements. 
 

5. ONGOING: Public lower laterals must not be smaller than the upper laterals, sized according 
to the California Plumbing Code requirements. 

 
6. ONGOING: The existing building is currently connected to the public sewer. Any required 

construction and/or modification to the public sewer system must be to the satisfaction of 
SacSewer prior to the approval of improvement plans. SacSewer Design Standards and 
Specifications apply to any onsite and offsite public sewer construction. 

 
7. ONGOING: Construction of a grease trap or a sand oil separator may be required. The 

applicant must verify with the applicable jurisdiction’s building department. 
 

8. ONGOING: If the proposed trash enclosure contains a drain to the sewer, it must be covered. 
 

9. Prior to the ISSUANCE OF A BUILDING PERMIT: The owner must contact the Regional San 
Permit Services Unit at PermitServices@sacsewer.com or by phone at 

10. (916) 876-6100 to determine if sewer impact fees are due. Fees are to be paid prior to the 
issuance of building permits. 

 
11. SacSewer will provide additional Conditions of Approval when it is requested at a later date. 

 
12. The City of Sacramento (City) is responsible for providing local sewer service to the proposed 

project site via their local sanitary sewer collection system. Regional San is responsible for the 
conveyance of wastewater from the city collection system to the Sacramento Regional 
Wastewater Treatment Plant (SRWTP). 

 
13. Structural setbacks less than 14-feet shall require the Applicant to conduct a pre-engineering 

meeting with all utilities to ensure property clearances are maintained. 
 

14. The Applicant shall not place any building foundations within 5-feet of any SMUD trench to 
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maintain adequate trench integrity. The Applicant shall verify specific clearance requirements 
for other utilities (e.g., Gas, Telephone, etc.). 

 
15. The Applicant shall comply with SMUD siting requirements (e.g., panel size/location, 

clearances from SMUD equipment, transformer location, service conductors). Information 
regarding SMUD siting requirements can be found at: https://www.smud.org/en/Business-
Solutions-and-Rebates/Design-and-Construction-Services. Applicant shall coordinate 
individual service panel location placement with SMUD Design Department. 

 
Draft Conditions of Approval – Site Plan and Design Review 
Planning and Design Review 

1. All other notes and drawings on the final plans as submitted by the applicant are deemed 
conditions of approval. Any work that differs from the final set of plans approved by the 
Planning staff shall be subject to review and approval prior to issuance of a building permit or 
work undertaken. 

2. Any modification to the project shall be subject to the review and approval of planning staff 
(and may require additional entitlements). 

3. This approval shall expire in three (3) years from the approval date. 

Flood Finding 

The project site is within an area for which the local flood-management agency has made adequate 
progress (as defined in California Government Code section 65007) on the construction of a flood-
protection system that, for the area intended to be protected by the system, will result in flood protection 
equal to or greater than the urban level of flood protection in urban areas for property located within a 
flood-hazard zone, as demonstrated by the SAFCA Urban Level of Flood Protection Plan and Adequate 
Progress Baseline Report and the SAFCA Adequate Progress Toward an Urban Level of Flood 
Protection Engineer’s Report, each accepted by the City Council on June 21, 2016 (Resolution No. 
2016-0226), and the SAFCA 2023 Adequate Progress Annual Report accepted by the City Council on 
October 24, 2023 (Resolution No. 2023-0337). 

Draft Findings of Fact – Tentative Parcel Map: 

1. None of the conditions described in City Code section 17.828.090 and Government Code 
section 66474 exist with respect to the proposed subdivision as follows: 

a. The proposed map is consistent with the General Plan, all applicable community and 
specific plans, Title 17 of the City Code, and all other applicable provisions of the City 
Code; 

b. The design and improvement of the proposed subdivision is consistent with the General 
Plan, all applicable community and specific plans, Title 17 of the City Code, and all other 
applicable provisions of the City Code as conditioned; 

c. The site is physically suitable for the type of development; 

d. The site is physically suitable for the proposed density of development; 

e. The design of the subdivision and the proposed improvements are not likely to cause 
substantial environmental damage or substantially and avoidably injure fish or wildlife or 
their habitat; 
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f. The design of the subdivision and the type of improvements are not likely to cause 
serious public health problems;  

g. The design of the subdivision and the type of improvements will not conflict with 
easements, acquired by the public at large, for access through, or use of, property within 
the proposed subdivision. 

2. The proposed subdivision, together with the provisions for its design and improvement, is 
consistent with the General Plan, all applicable community and specific plans, Title 17 of the 
City Code, and all other applicable provisions of the City Code (Gov. Code §66473.5); 

3. The discharge of waste from the proposed subdivision into the existing community sewer 
system will not result in a violation of the applicable waste discharge requirements prescribed 
by the California Regional Water Quality Board, Central Valley Region, in that existing 
treatment plants have a design capacity adequate to service the proposed subdivision (Gov. 
Code §66474.6); 

4. The design of the proposed subdivision provides, to the extent feasible, for future passive or 
natural heating and cooling opportunities (Gov. Code §66473.1); and 

5. The Zoning Administrator has considered the effect of the approval of this Tentative Parcel 
Map on the housing needs of the region and has balanced these needs against the public 
service needs of its residents and available fiscal and environmental resources (Gov. Code 
§66412.3). 

Draft Findings of Fact – Site Plan and Design Review: 

1. The design, layout, and physical characteristics of the proposed subdivision are consistent 
with the General Plan which designates the site as Industrial Mixed-Use. There is no transit 
village plan or specific plan applicable to this project. 

2. The design, layout, and physical characteristics of the proposed subdivision are consistent 
with all applicable design guidelines and with all applicable development standards in that 
there are no proposed deviations to lot size, lot width, or lot depth development standards. 
The project also meets development standards for vehicle parking and building setbacks. 

3. All streets and other public access ways and facilities, parking facilities, and utility 
infrastructure are adequate to serve the proposed development and comply with all applicable 
design guidelines and development standards. 

4. The design, layout, and physical characteristics of the proposed subdivision are visually and 
functionally compatible with the surrounding area in that there are no proposed physical 
changes to the site and reciprocal access among the parcels will provide for vehicle circulation 
and parking for the individual lots and buildings. 

5. The design, layout, and physical characteristics of the proposed development minimizes 
energy consumption and encourages the use of renewable energy sources as an urban infill 
development project utilizing existing road and utility networks. 

6. The design, layout, and physical characteristics of the proposed subdivision are not 
detrimental to the public health, safety, convenience, or welfare of persons residing, working, 
visiting, or recreating in the surrounding neighborhood and will not result in the creation of a 
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nuisance in that there are no proposed physical changes to the site and each lot will have 
adequate access to vehicle parking and circulation. 

 
 
 
 
__________________________________ 
Danny Abbes 
Associate Planner 
 
___________________________________ 
Marcus Adams 
Senior Planner 
 
The decision of the Zoning Administrator and Design Director may be appealed to the Planning Commission. An appeal must 
be filed within 10 days of the Zoning Administrator’s hearing. If an appeal is not filed, the action of the Zoning Administrator 
and Design Director is final.  
 
Note: The applicant will need to contact the Public Works Department after the appeal period is over to submit for a Final Map. 
A discretionary permit expires and is thereafter void if the use or development project for which the discretionary permit has 
been granted is not established within the applicable time period. The applicable time period is either three years from the 
effective date of approval of the discretionary permit; or the time specified by the decision-maker, if so stated in a condition of 
approval of the discretionary permit. A use or development project that requires a building permit is established when the 
building permit is secured for the entire development project and construction is physically commenced. 
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DIRECTOR REPORT 
 

STAFF RECOMMENDATION 
 

Staff recommends the Zoning Administrator approve a Tentative Subdivision Map Minor Revision to 
modify the wording of a condition of approval of a previously approved tentative subdivision map, for 
the project known as Z24-018. Draft Findings of Fact and Conditions of Approval for the project are 
included below. 

 
REQUESTED ENTITLEMENTS 
 
1. Tentative Subdivision Map Minor Revision to modify the wording of condition B16 of file Z21-124 

(Panhandle 105). 

PROJECT INFORMATION 
 
Location:        5675 & 5701 Sorento Road 

Parcel Number:     201-0540-073-0000, 225-0050-020-0000, 225-0050-021-0000 

Council District:     1  Lisa Kaplan 

Applicant: Chris Stump, Meritage Homes of California, Inc. 
 2850 Gateway Oaks Drive. #200, 
 Sacramento, CA 95833 
 
Property Owner:      Meritage Homes of California Incorporated 
         18655 N Claret Drive, Ste. 400 
         Scottsdale, AZ 85255 
 
Project Planner:      Jose Quintanilla, Associate Planner, (916) 808-5879 

Hearing Date:      May 2, 2024 

Land Use Information 
General Plan Designation: Suburban Neighborhood Low Density (SNLD) 
Community Plan Area:  North Natomas 
Specific Plan:     N/A 
Zoning: R-1-PUD (Single-Unit Dwelling), R-1A-PUD (Single-Unit or Duplex 

Dwelling), A-OS-PUD (Agriculture, Open Space) 
Special Planning District:  N/A 
Planned Unit Development: The Panhandle 
Design Review Area:   Citywide 
Parking District:     Suburban 
Historic District:    N/A 
Existing Land Use of Site:  Vacant 
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Surrounding Zoning and Land Uses 
North:        R-1 A-PUD      Vacant; Twin Rivers Property 
South:        R-1-PUD; R-1A-PUD   Vacant 
East:       A        Rural Residential; Vacant 
West:        R-1-PUD, R-2A-PUD   Residential 

 
Site Characteristics 

Existing Property Area:  4,639,140 square feet / 106.5 acres 
Topography:     Flat 
Street Improvements:   Required 
Utilities:      Required 

 
Other Information 

Previous Files: Z21-124 (Panhandle 105 Tentative Subdivision Map), P16-013 
(Panhandle Annexation, Development Agreement, PUD 
Establishment, Mixed Income Housing Strategy, Master Parcel Map)  

 
ATTACHMENTS 

Attachment 1: Record of Decision, Z21-124 

BACKGROUND 

The project site is located in the Panhandle area of the City, which is generally north of Del Paso Road, 
west of Sorento Road, and south of Elkhorn Boulevard. The Panhandle project (P16-013), approved in 
July 2018, included the annexation of approximately 589 acres into the City limits, the establishment of 
City zoning, General Plan land use designations, and the Panhandle Planned Unit Development (PUD), 
development agreements, and a master parcel map.  

On September 22, 2022, the Zoning Administrator and Design Director approved a 484-lot subdivision 
consisting of 441 residential lots and 43 common lots (Z21-124, Panhandle 105 Tentative Subdivision 
Map). The Panhandle 105 subdivision was the second application within the overall Panhandle PUD to 
request entitlements for a small-lot subdivision map.  

The first application, Panhandle WD40 (P19-074), was approved by the Zoning Administrator in 
December 2020. Since the approval of the Panhandle 105 subdivision, a third small-lot subdivision 
consisting of 810 residential lots was approved in August 2023 (Panhandle PH-180, Beachfields, Z22-
054). The fourth application (Panhandle Cononelos, Z23-043) is currently under review. 

PROPOSED PROJECT AND ANALYSIS 

As part of the approved environmental documents and traffic reports for the Panhandle annexation, a 
traffic signal is required to be constructed at the intersection of Del Paso Road and Sorento Road. 

The applicant seeks to modify condition of approval B16 from the Z21-124 approval to clarify the 
wording of the condition so that the first phased final map that proposes a connection to Sorento Road 
will be required to construct the signal rather than the first final phased map overall, regardless of 
connectivity to Sorento Road. 

This request requires approval from the Zoning Administrator for a Tentative Map Minor Revision. 

Tentative Subdivision Map Minor Revision 

Pursuant to Sacramento City Code (SCC) section 17.828.140.B(1), Minor amendments to an approved 
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tentative map or to any condition of approval thereon may be approved by the zoning administrator, 
provided all of the following criteria are met: 

1. No lots are added to the project; 
2. The proposed changes are consistent with the intent of the original tentative map approval; and 
3. The change involves no substantial change in lot configuration, street layout, improvements, or 

conditions of approval. 

The requested revision to the conditions of approval meets the conditions described above. There are 
no new lots added to the map and the proposed changes are consistent with the original approval. The 
requirement to construct a traffic signal at Del Paso Road and Sorento Road remains as part of the 
mitigation measures of the Panhandle Annexation. The proposed revision shifts responsibility for the 
signal broadly from the first map to begin construction to the first map which makes a connection to 
Sorento Road. At this time, the first final map of the Panhandle 105 subdivision is proposing connections 
to Club Center Drive to the west only (see FPM23-0016).  

Subdivision Review Committee 

The proposed revision was heard at the Subdivision Review Committee on April 17, 202. During the 
meeting, the proposed revision was accepted by the applicant and forwarded by the Committee. The 
resulting conditions are provided in the Conditions of Approval. 

PUBLIC/NEIGHBORHOOD OUTREACH AND COMMENTS 

This project was routed to Preservation Sacramento, Civic Thread, Sacramento Area Bicycle 
Advocates, Region Builders, House Sacramento, North Natomas Community Association, Natomas 
Community Association, North Natomas Community Coalition, Natomas Park Master Association, 
Valley View Acres Community Association, Natomas Chamber of Commerce, Valley View Acres 
Neighbors Working Together. Staff received no comments. 

All property owners and residents within 500 feet of the subject site, as well as the neighborhood 
association, were mailed a notice of public hearing prior to the hearing. The site was posted with project 
information after submittal and prior to the Public Hearing.  

ENVIRONMENTAL DETERMINATION 

On July 3, 2018, pursuant to the California Environmental Quality Act (Public Resources Code §21000 

City of Sacramento environmental guidelines, the City Council certified an Environmental Impact Report 
(EIR) and adopted Findings of Fact (Resolution No. 2018-0280) and approved the Panhandle 
Annexation project (P16-013) (Original Project). 

The Panhandle 105 Tentative Map Revision project (Z24-018, Current Project) proposes to modify a 
condition of approval related to the responsibility for construction of a traffic signal that is a requirement 
of the tentative subdivision map (Z21-124) and the original project. 

Staff determined that there are no proposed changes to the Original Project that require the preparation 

reviewed and evaluated in the certified EIR, and the analysis of impacts and mitigation in the EIR is 
adequate for the Current Project. As part of this analysis, all uses allowed under the current zoning 
were evaluated. Residential uses, such as the proposed project, are allowed in the Single-Unit Dwelling 
(R-1-PUD), and Single-Unit or Duplex Dwelling (R-1A-PUD) zones and is consistent with the uses 
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analyzed in the previous EIR. Additionally, the change does not remove the requirement for a new traffic 
signal but shifts responsibility for its construction to the first map that connects to Sorento Road. 

The findings prepared confirm that the previously certified EIR, the previously adopted findings of fact 
and statement of overriding consideration, and all oral and documentary evidence received during the 
hearing on the Current Project have been reviewed and no further environmental review is required 
under the requirements of the California Environmental Quality Act (CEQA). 

The EIR can be found at: 

https://cityofsacramento.org/Community-Development/Planning/Environmental/Impact-Reports 

FLOOD HAZARD ZONE 

State Law (SB 5) and Planning and Development Code chapter 17.810 require that the City must make 
specific findings prior to approving certain entitlements for projects within a flood hazard zone. The 
purpose is to ensure that new developments will have protection from a 200-year flood event or will 
achieve that protection by 2025. The project site is within a flood hazard zone and is an area covered 

d to 
the level of protection have been incorporated as part of this project.  Even though the project site is 
within a flood hazard zone, the local flood management agency, SAFCA, has made adequate progress 
on the construction of a flood protection system that will ensure protection from a 200-year flood event 
or will achieve that protection by 2025.  This is based on the SAFCA Urban level of flood protection 
plan, adequate progress baseline report, and adequate progress toward an urban level of flood 
protection enginee -0226 on June 21, 
2016, and the SAFCA 2023 Adequate Progress Annual Report accepted by City Council Resolution 
No. 2023-0337 on October 24, 2023. 

CONDITIONS OF APPROVAL 

B. Tentative Subdivision Map Minor Revision to modify the wording of condition B16 of file Z21-
124 (Panhandle 105) is approved subject to the following Conditions of Approval: 

B1. All previous conditions for the Panhandle 105 Tentative Subdivision Map as shown in the 
approved Record of Decision for project Z21-124, attached, still apply except for condition B16 
which has been revised. 

B2. Condition B16, Z21-124, is revised to read as follows:  

Prior to recordation of the first phased final map that proposes a roadway connection to Sorento 
Road, construct a traffic signal (or provide an approved DCR, signal design and a security bond) 
at the following intersection to the satisfaction of the Department of Public Works: 

a. Del Paso Road and Sorento Road. 
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ADVISORY NOTES 
The following advisory notes are informational in nature and are not a requirement of this tentative map: 

Youth, Parks, and Community Enrichment (YPCE) 
Dana Repan, (916) 808-2762, DRepan@cityofsacramento.org  

B3. Park Dedication:  Pursuant to Sacramento City Code Chapter 17.512 (Parkland Dedication) 

identified on the tentative map as Lot C comprising 3.52+/- (gross) acres. This project is required 
to dedicate 4.19 acres in public parkland for the number of units proposed as part of this project. 
Therefore, an additional 0.67 acres of parkland must be dedicated or a Quimby In-Lieu Fee of 
$249,054 must be paid.  

At the time of dedication, the applicant shall confirm the net acres of the site(s) to be dedicated 
and shall (1) take all actions necessary to convey to and vest in the City full and clear title to Lot 
C, including all interests necessary for maintenance and access; (2) provide a title report and 
title insurance insuring that clear title in fee is vested in the City at the time of dedication; (3) 
provide a Phase 1 environmental site assessment of Lot C; (4) if the environmental site 
assessment identifies any physical conditions or defects in Lot C that  would interfere with its 
intended use as a park, as determined by PPDS in its sole discretion, applicant shall complete 
a supplemental assessment and remedy any such physical condition or defect, to the 
satisfaction of PPDS; and (5) take all actions necessary to ensure that Lot C is free and clear of 
any wetland mitigation, endangered or threatened animal or plant species, sensitive habitat or 
other development restrictions. The applicant shall be solely responsible, and at its sole cost, 
for any required mitigation costs or measures associated with Lot C. The applicant shall be 
responsible for maintenance of dedicated land until City accepts IOD. 

B4. Payment of In-lieu Park Fee: Pursuant to Sacramento City Code Chapter 17.512 (Parkland 
Dedication) the applicant shall pay to City an in-lieu park fee in the amount determined under 
SCC §§17.512.030 and 17.512.040 equal to the value of land prescribed for dedication under 
17.512.020 and not satisfied by dedication.  (See Advisory Note) 

B5. Maintenance District: The applicant shall initiate and complete the formation of a parks 
maintenance district (assessment or Mello-Roos special tax district) or annex the project into an 
existing parks maintenance district. The applicant shall pay all city fees for formation of or 
annexation to a parks maintenance district. (Contact Infrastructure Finance, Brent Mueller, 
(916)808-5715, bmueller@cityofsacramento.org). 

B6. Improvements:  The applicant shall construct the following public improvements prior to and as 

phased map(s): 

a. Full street improvements for Lot C including but not limited to curbs, gutters, accessible 
ramps, street paving, streetlights, and sidewalks; and improved surface drainage through 
the site. 

b. On-street parking on at least one side of the park. 
c. A concrete sidewalk and vertical curb along all street frontages that open onto Lot C. 

The sidewalk shall be contiguous to the curb (attached) for neighborhood parks and 
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separated from the curb (detached) for community and regional parks unless otherwise 
approved by PPDS. 

d. A twelve-inch (12") storm drain stub and six inch (6") sanitary sewer stub to the back of 
the sidewalk at Lot C at a location approved by PPDS for future service.  Number of 
stubs and locations to be approved by PPDS.  Storm Drain and Sewer stubs are to be 
marked with a 3' high, white 4" x 4" post indicating stub or service location. 

e. One water tap for irrigation, one water tap for domestic water, and electrical and 
telephone service to Lot C, quantity and location as approved by PPDS. The irrigation 
water tap and the domestic water tap shall be sized based on-site specific calculations. 
Water taps and telephone and electrical services shall be marked with a 3' high, white 
4" x 4" post indicating stub or service location. 

f. A ten-foot (10') wide driveway into Lot C with a driveway cut for maintenance vehicles at 
a location approved by PPDS in coordination with Public Works.  

g. The Applicant shall rough grade Lot C as required by City Code to provide positive 
drainage as approved by PPDS.  

h. Upon completion of all public improvements identified above, the Developer shall contact 
the Landscape Architecture Section (LAS) of the PPDS at 808-7634 to schedule an 
inspection.  This condition shall be considered complete when all improvements have 
been completed to the satisfaction of the LAS of the PPDS. 

B7. Site Plan:  The applicant shall submit a site plan and electronic file showing the location of all 
utilities on the park/parkway sites to the PPDS for review and approval. The applicant shall also 
include an exhibit showing the location of site improvements for the Ninos Parkway Extension 
up to Club Center Drive. 

B8. :  If a 12.5-foot public utility easement (PUE) for 
underground facilities and appurtenances currently exists or is required to be dedicated adjacent 
to a public street right-of- way contiguous to Lot C, the applicant shall coordinate with PPDS and 
SMUD regarding the location of appurtenances within the PUE to minimize visual obstruction in 
relation to the park(s) and to best accommodate future park improvements.  The applicant shall 
facilitate a meeting(s) with S
the project.  

B9. Turnkey Park Development:  If the Applicant desires to construct a turnkey park, the Applicant 
shall notify PPDS in writing no later than approval of the tentative subdivision map for the project 
and shall enter into a City standard turnkey park construction agreement to construct the park 

address (1) the preparation and approval of the park design and improvement plans, (2) time 
for completion of the park (or of each phase of the park if the park is not to be completed in one 
phase) as a function of build-out of the subdivision or issuance of occupancy permits, (3) any 

payable as a condition of issuance of building permits for the dwelling units to be constructed in 
the subdivision, (4) maintenance of all improvements to be accepted into the park maintenance 
financing district for a minimum of one year and until a minimum of 50% of the residential units 
in the Panhandle 105 subdivision have received occupancy permits, unless the City agrees to 
accept park maintenance into the District at an earlier date. The one-year maintenance period 
shall begin following the issuance by the City of a notice of completion for the improvements. 
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B10. Private Recreation Facility Credits: City Code Chapter 17.512, Sections 17.512.90 through 
100 address granting of private recreation facility credits. The city may grant credits for privately 
owned and maintained open space or local recreation facilities, or both, in planned 
developments as defined in Section 11003 of the Business and Professions Code, 
condominiums as defined in Section 783 of the Civil Code, and other common interest 
developments. Such credit, if granted in acres, or comparable in lieu fees, shall not exceed 
twenty-five (25) percent of the dedication or fees, or both, otherwise required under this chapter 
and no more than five percent per category of open space or recreational facilities described in 
this Chapter under 17.512.90. 

Should the applicant request City consideration of private recreational facilities, a separate 
agreement must be approved by the City Council prior to recordation of the first subdivision map 
for the project. Refer to section 17.512.90 for a list of qualifying facilities. Critical timing outlined 
in this Section includes: 

a. Open space covenants for private park or recreational facilities shall be submitted to the 
city council prior to approval of the final subdivision map or parcel map and shall be 
recorded contemporaneously with the final subdivision map. (Prior code § 40.16.1612) 

B11. As per City Code, the applicant will be responsible to meet his/her obligations regarding: 

a. Title 17, 17.512 Park Dedication / In Lieu (Quimby) Fees, due prior to recordation of the 
final map. The Quimby fee for this project is estimated at $1,558,680 or 4.19 parkland 
acres. This is based on the creation of 441 new parcels at an average land value of 
$310,000 per acre for the North Natomas Community Plan Area, plus an additional 20% 
for off-site park infrastructure improvements. An additional 0.67 parkland acres must be 
dedicated, or a Quimby In-Lieu Fee of $249,054 must be paid. Any change in these 
factors will change the amount of the Quimby fee due. The final fee is calculated using 
factors at the time of payment. The fee is due at the time of the final map. 

b. Title 18, 18.56 Park Development Impact Fee, due at the time of issuance of building 
permit. The Park Development Impact Fee is conservatively estimated at $2,603,223. 
The Park Development Impact Fee due for this project is based on 441 new residential 
units and the Remainder City Zone Rate of $2.94 per square foot for residential projects, 
with a minimum rate of $2,214 for units under 750 square feet and a maximum of $5,903 
for units over 2,000 square feet. Any change in these factors will change the amount of 
the PIF due. The fee is calculated using factors at the time that the project is submitted 
for building permit. 

c. Community Facilities District 2002-02, Neighborhood Park Maintenance CFD 
Annexation. 

d. All Citywide Park Development Impact Fees generated from this project would be 
directed towards the North Natomas Community Center and Aquatic Center Complex 
(located within the North Natomas Regional Park).  

e. The applicant is not eligible for Citywide PIF credits for trail landscaping improvement 
under the Ninos Parkway/WAPA corridor. If the applicant enters into a turnkey 
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agreement for neighborhood and community park development, then neighborhood and 
community PIF credits would be available.    

f. The landowner shall dedicate in fee the land encumbered by the Western Area Power 
Authority (WAPA) and SMUD utility easement, a 50-foot-wide corridor with a trail facility 
called Ninos Parkway, to City at no cost and with no parkland dedication credit. Trails in 
the Panhandle Planned Unit Development should be 12 feet wide, include a paved 
bicycle and pedestrian trail with 2 feet of decomposed granite on each side of the trail, 
and should be landscaped with drought tolerant and native plant landscaping. The City 

landowner for maintenance of the Ninos Parkway within the Panhandle area. The 
assumption of maintenance of the Ninos Parkway trail by City or the HOA will not occur 
unt
time, the developer shall maintain the 50-foot-wide corridor.  

g. No Quimby credit would be provided for an open space easement.  

h. To align with the Panhandle PUD, open space should take advantage of sunlight and be 
sheltered from wind, noise, and traffic; natural surveillance with front-on homes should 
be incorporated in the design to encourage park and trail use. 

FINDINGS OF FACT 

A. Prior Environmental Impact Report and Mitigation Monitoring Program for the Project 
(CEQA Guidelines sections 15162, 15163, and 15164). On July 3, 2018, pursuant to the 

CEQA Guidelines (14 California Code of Regulations §15000 et seq.), and the City of 
Sacramento environmental guidelines, the City Council certified an Environmental Impact 
Report (EIR) and adopted Findings of Fact (Resolution No. 2018-0280) and approved the 
Panhandle Annexation project (P16-013) (Original Project). 

The Panhandle 105 Tentative Map Revision project (Z24-018, Current Project) proposes to 
modify a condition of approval related to the responsibility for construction of a traffic signal that 
is a requirement of the tentative subdivision map (Z21-124) and the original project. 

1. The Zoning Administrator finds as follows: 

a. On July 3, 2018, pursuant to the California Environmental Quality Act (Public Resources 
Regulations 

§15000 et seq.), and the City of Sacramento environmental guidelines, the City Council 
certified an Environmental Impact Report (EIR) and adopted Findings of Fact (Resolution 
No. 2018-0280) and approved the Panhandle Annexation project (P16-013) (Original 
Project). 

b. The Panhandle 105 Tentative Map Revision project (Z24-018, Current Project) proposes 
to modify a condition of approval related to the responsibility for construction of a traffic 
signal that is a requirement of the tentative subdivision map (Z21-124) and the original 
project. 
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c. Staff determined that there are no proposed changes to the Original Project that require 

being consistent with the uses reviewed and evaluated in the certified EIR, and the 
analysis of impacts and mitigation in the EIR is adequate for the Current Project. As part 
of this analysis, all uses allowed under the current zoning were evaluated. Residential 
uses, such as the proposed project, are allowed in the Single-Unit Dwelling (R-1-PUD), 
and Single-Unit or Duplex Dwelling (R-1A-PUD) zones and is consistent with the uses 
analyzed in the previous EIR. Additionally, the change does not remove the requirement 
for a new traffic signal but shifts responsibility for its construction to the first map that 
connects to Sorento Road. 

2. The Zoning Administrator has reviewed and considered the information contained in the 
previously certified EIR for the Original Project, and all oral and documentary evidence 
received during the hearing on the Current Project. The Planning and Design Commission 
has determined that the previously certified EIR, CEQA findings of fact and statement of 
overriding considerations constitute an adequate, accurate, objective, and complete review 
of the proposed Current Project and finds that no additional environmental review is required 
based on the reasons set forth below: 

a. No substantial changes are proposed by the Current Project that will require major 
revisions of the previously certified EIR due to the involvement of new significant 
environmental effects or a substantial increase in the severity of previously identified 
significant effects. 

b. No substantial changes have occurred with respect to the circumstances under which 
the Current Project will be undertaken which will require major revisions to the previously 
certified EIR due to the involvement of new significant environmental effects or a 
substantial increase in the severity of previously identified significant effects. 

c. No new information of substantial importance has been found that shows any of the 
following: 

i. The Current Project will have one or more significant effects not discussed in the 
previously certified EIR. 

ii. Significant effects previously examined will be substantially more severe than shown 
in the previously certified EIR. 

iii. Mitigation measures previously found to be infeasible would in fact be feasible and 
would substantially reduce one or more significant effects of the Current Project; or 

iv. Mitigation measures which are considerably different from those analyzed in the 
previously certified EIR would substantially reduce one or more significant effects on 
the environment. 

3. The mitigation monitoring plan for the Project remains in effect and applies to the Panhandle 
105 project. The mitigation monitoring plan meets the requirements of CEQA section 
21081.6 and CEQA Guidelines section 15091. 
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4. Upon approval of the Panhandle 105 Tentative Map Revision project, the City Manager shall 
file or cause to be filed a Notice of Determination with the Sacramento County Clerk and, if 
the project requires a discretionary approval from any state agency, with the State Office of 
Planning and Research, pursuant to section 21152(a) of the Public Resources Code and the 
State EIR Guidelines adopted pursuant thereto. 

5. Pursuant to Guidelines section 15091(e), the documents and other materials that 
constitute the record of proceedings upon which the Zoning Administrator has based its 
decision, including the previously certified EIR, are located in and may be obtained from, 
the Office of the City Clerk at 915 I Street, Sacramento, California. The City Clerk is the 
custodian of records for all matters before the City Council. 

B. Tentative Subdivision Map Minor Revision to modify the wording of condition B16 of file 
Z21-124 (Panhandle 105) is approved based on the following Findings of Fact: 

1. None of the conditions described in Government Code section 66476 exist with respect to 
the proposed subdivision as follows: 

a. The proposed map is consistent with the General Plan, all applicable community and 
specific plans, Title 17 of the City Code, and all other applicable provisions of the City 
Code. 

b. The design and improvement of the proposed subdivision is consistent with the General 
Plan, and all applicable community and specific plans, Title 17 of the City Code, and all 
other applicable provisions of the City Code. 

c. The site is physically suitable for the type of development. 

d. The site is physically suitable for the proposed density of development. 

e. The design of the subdivision and the proposed improvements are not likely to cause 
substantial environmental damage or substantially and avoidable injure fish or wildlife or 
their habitat. 

f. The design of the subdivision and the type of improvements are not likely to cause 
serious public health problems. 

g. The design of the subdivision and the type of improvements will not conflict with 
easements, acquired by the public at large, for access through or use of property within 
the proposed subdivision. 

2. The proposed subdivision, together with the provisions for its design and improvement, is 
consistent with the General Plan, all applicable community and specific plans, Title 17 of the 
City Code, and all other applicable provisions of the City Code (Gov. Code §66473.5).  

3. The discharge of waste from the proposed subdivision into the existing community sewer 
system will not result in a violation of the applicable waste discharge requirements 
prescribed by the California Regional Water Quality Board, Central Valley Region, in that 
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existing treatment plants have a design capacity adequate to service the proposed 
subdivision (Gov. Code §66474.6). 

4. The design of the proposed subdivision provides, to the extent feasible, for future passive or 
natural heating and cooling opportunities (Gov. Code §66473.1). 

5. The City has considered the effect of the approval of this tentative subdivision map on the 
housing needs of the region and has balanced these needs against the public service 
needs of its residents and available fiscal and environmental resources (Gov. Code 
§66412.3). 

 
 
__________________________________ 
Jose Quintanilla 
Associate Planner 
 

Garrett Norman 
___________________________________ 
Garrett Norman 
Senior Planner 
 
 
The decision of the Zoning Administrator and Design Director may be appealed to the Planning Commission. An appeal must 

tor 
and Design Director is final.  
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CITY OF SACRAMENTO  
ZONING ADMINISTRATOR / DESIGN DIRECTOR 

RECORD OF DECISION 
300 Richards Boulevard, Sacramento, CA 95811 

 

Project Name:  Panhandle 105 Tentative Subdivision Map 

Project Number: Z21-124 

Project Location: 5675 & 5701 Sorento Road 

 No.: 201-0540-073-0000, 225-0050-020-0000, 225-0050-021-0000 

Applicant: 
Chris Stump, MLC Holdings, Inc., 2603 Camino Ramon, Suite No. 140, 
San Ramon, CA 94583 

Owners: 

Bennett North Natomas LLC, Decou North Natomas, LLC, 1082 Sunrise 
Blvd., Roseville, CA 95661 
 
Moontide LLC, 14 Monarch Bay Plz 357, Dana Point, CA 92629 

Action Status: Approved with Conditions Action Date: 9/22/2022 

REQUESTED 
ENTITLEMENT(S): 

A. Environmental Determination: Previously Certified Environmental 
Impact Report (EIR) (Resolution No. 2018-0280). 

B. Tentative Subdivision Map to subdivide 3 vacant parcels totaling 
106.5 gross acres into 484 lots (441 residential lots and 43 common 
lots) in the Agricultural, Open Space (A-OS-PUD), Single-Unit Dwelling 
(R-1-PUD), and Single-Unit or Duplex Dwelling (R-1A-PUD) zones 
within the Panhandle Planned Unit Development (PUD). 

C. Site Plan and Design Review of the Tentative Subdivision Map with 
deviations to PUD Guidelines for lot orientation, to exceed the 
maximum allowed lot size, lot depth, and lot width, and to reduce the 
minimum required lot width, and for the construction of 441 single-unit 
dwellings. 

D. Tree Permit to remove 4 private protected trees. 

ACTIONS TAKEN:   On February 24, 2022, the Acting Zoning Administrator and Design 
Director took the following actions based on the attached findings of fact: 

 Approved with Conditions entitlements (A) through (D) 

Action certified by: _______________________ _______________________ 
 Bruce Monighan, Design Director Kevin Colin, Zoning Administrator 

Sent to Applicant: 11/1/2022 By:  
   Jose Quintanilla, Associate Planner 
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NOTICE OF PROTEST RIGHTS 
 
The above conditions include the imposition of fees, dedications, reservations, or other exactions. Pursuant to California 
Government Code section 66020, this Notice of Decision serves as written notice to the project applicant of (1) the amount 
of any fees and a description of any dedications, reservations, or exactions imposed, and (2) that the applicant may file 
a protest against the imposition of those fees, dedications, reservations, or other exactions within 90 days of the date of 
this approval, which is deemed to be the date that the fees, dedications, reservations, or other exactions are imposed.  If 
the payment of a fee is imposed as a condition of approval, but the amount of the fee is not stated in this Notice of 
Decision and is not otherwise available to the applicant on a fee schedule or otherwise, the 90 days protest period will 
begin to run when the applicant is notified of the amount of the fee.  

For purposes of this notice, the following fees are deemed to be imposed upon approval of the first discretionary 
entitlement for the subject development project and are subject to the protest procedures set forth in Title 18 of the 
Sacramento City Code as indicated:  North Natomas Public Facilities Fee, Transit Fee, and Drainage Fee (SCC 
18.24.160); North Natomas Land Acquisition Fee (SCC 18.24.340); North Natomas School Facilities Fee 
(SCC18.24.710); Jacinto Creek Planning Area Facilities Fee (SCC18.28.150); Willow Creek Project Area Development 
Fee (SCC 18.32.150); Development Impact Fees for the Railyards, Richards Boulevard, and Downtown Areas (SCC 
18.36.150); Habitat Conservation Fee for the North and South Natomas Community Plan Areas (18.40.090); and Park 
Development Impact Fee (18.44.140).   
 
The time within which to challenge a condition of approval of a tentative subdivision map, including the imposition of fees, 
dedication, reservation, or other exaction, is governed by Government Code section 66499.37. 

EXPIRATION 

TENTATIVE MAP: Failure to record a final map within three years of the date of approval or conditional approval of a tentative   
map shall terminate all proceedings. 

CONDITIONAL USE PERMIT: A use for which a Conditional Use Permit is granted must be established within three years after 
such permit is issued.  If such use is not so established, the Conditional Use Permit shall be deemed to have expired. 

VARIANCE: Any variance involving an action which requires a building permit shall expire at the end of three years unless a 
building permit is obtained within the variance term. 

SITE PLAN AND DESIGN REVIEW: Any site plan and design review shall expire at the end of three years unless a building 
permit is obtained within the site plan and design review term. 

NOTE: Violation of any of the foregoing conditions will constitute grounds for revocation of this permit.  Building permits are 
required in the event any building construction is planned.  The County Assessor is notified of actions taken on rezoning, special 
permits and variances. 

APPEALS 

Appeals of the Zoning Administrator decision of this item to the Planning and Design Commission must be filed within 10 calendar 
days of this meeting, on or before Monday, October 3, 2021 

 If the 10th day falls on a Sunday or holiday, the appeal may be filed on the following business day. 
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ENVIRONMENTAL DETERMINATION 

On July 3, 2018, pursuant to the California Environmental Quality Act (Public Resources Code 
Guidelines (14 California Code of Regulations §15000 et 

seq.), and the City of Sacramento environmental guidelines, the City Council certified an 
Environmental Impact Report (EIR) and adopted Findings of Fact (Resolution No. 2018-0280) 
and approved the Panhandle Annexation project (P16-013) (Original Project). 

The Panhandle 105 project (Z21-124) proposes to construct 441 residential units on a vacant 
property totaling approximately 106.5 gross acres in the Agricultural, Open Space (A-OS-PUD), 
Single-Unit Dwelling (R-1-PUD), and Single-Unit or Duplex Dwelling (R-1A-PUD) zones. 

Staff determined that there are no proposed changes to the Original Project that require the 

consistent with the uses reviewed and evaluated in the certified EIR, and the analysis of impacts 
and mitigation in the EIR is adequate for the Current Project. As part of this analysis, all uses 
allowed under the current zoning were evaluated. Residential uses, such as the proposed project, 
are allowed in the Single-Unit Dwelling (R-1-PUD), and Single-Unit or Duplex Dwelling (R-1A-
PUD) zones and is consistent with the uses analyzed in the previous EIR. 

The findings prepared confirm that the previously certified EIR, the previously adopted findings of 
fact and statement of overriding consideration, and all oral and documentary evidence received 
during the hearing on the Current Project have been reviewed and no further environmental 
review is required under the requirements of the California Environmental Quality Act (CEQA). 

The EIR can be found at: 

https://cityofsacramento.org/Community-Development/Planning/Environmental/Impact-Reports  

FLOOD HAZARD ZONE 

State Law (SB 5) and Planning and Development Code chapter 17.810 require that the City must 
make specific findings prior to approving certain entitlements for projects within a flood hazard 
zone. The purpose is to ensure that new development will have protection from a 200-year flood 
event or will achieve that protection by 2025. The project site is within a flood hazard zone and is 

 State Plan of Flood Control System, and 
specific findings related to the level of protection have been incorporated as part of this project.  
Even though the project site is within a flood hazard zone, the local flood management agency, 
SAFCA, has made adequate progress on the construction of a flood protection system that will 
ensure protection from a 200-year flood event or will achieve that protection by 2025.  This is 
based on the SAFCA Urban level of flood protection plan, adequate progress baseline report, and 

by City Council Resolution No. 2016-0226 on June 21, 2016, and the SAFCA 2021 Adequate 
Progress Annual Report accepted by City Council Resolution No. 2021-0328 on November 9, 
2021. 
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CONDITIONS OF APPROVAL 

B. Tentative Subdivision Map to subdivide 3 vacant parcels totaling 106.5 gross acres 
into 484 lots (441 residential lots and 43 common lots) is approved subject to the 
following Conditions of Approval: 

NOTE: These conditions shall supersede any contradictory information shown on the 
Tentative Map or any contradictory provisions in the PUD guidelines approved for this 
project (P16-013 and Z21-124).  The design of any improvement not covered by these 
conditions, or the PUD Guidelines shall be to City standard. 

The applicant shall satisfy each of the following conditions prior to filing the Final Map 
unless a different time for compliance is specifically stated in these conditions. Any 
condition requiring an improvement that has already been designed and secured under 
a City Approved improvement agreement may be considered satisfied at the discretion 
of the Department of Public Works. 

The City strongly encourages the applicant to thoroughly discuss the conditions of 
approval for the project with their Engineer/Land Surveyor consultants prior to Zoning 
Administrator approval. The improvements required of a Tentative Map can be costly 
and are completely dependent upon the condition of the existing improvements. Careful 
evaluation of the potential cost of the improvements required by the City will enable the 
applicant to ask questions of the City prior to project approval and will result in a 
smoother plan check process after project approval: 

General: All Projects 

B1. Comply with and meet all the requirements of the Development Agreement to the 
satisfaction of the City of Sacramento. 

B2. The applicant shall participate in the Panhandle Financing Plan and Pay all required fees 
and shall execute any and all agreements which may be required in order to implement 
this condition. 

B3. Comply with requirements included in the Mitigation Monitoring Plan developed by, and 
kept on file in, the Planning Division Office for project (P16-013). 

B4. Comply with the PUD Guidelines and meet all conditions of the existing PUD (P16-013) 
unless the condition is superseded by a Tentative Map condition. 

B5. The design of any improvement not covered by these conditions, or the PUD Guidelines 
shall be to City standard. 

B6. Show all continuing and proposed/required easements on the Final Map. 

B7. Title to any property required to be dedicated to the City in fee shall be conveyed free 
and clear of all rights, restrictions, easements, impediments, encumbrances, liens, taxes, 
assessments or other security interests of any kind (hereafter collectively referred to as 
"Encumbrances"), except as provided herein.  The applicant shall take all actions 
necessary to remove all Encumbrances prior to approval of the Final Map and 
acceptance of the dedication by City, except that the applicant shall not be required to 
remove Encumbrances of record, including but not limited to easements or rights-of-way 
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for public roads or public utilities, which, in the sole and exclusive judgment of the City, 
cannot be removed and/or would not interfere with the City's future use of the property. 
The applicant shall provide title insurance with the City as the named beneficiary 
assuring the conveyance of such title to City. 

B8. Pursuant to City Code Section 17.500.190, indicate easements on the Final Map to allow 
for the placement of centralized mail delivery units.  The specific locations for such 
easements shall be subject to review and approval of the Department of Public Works 
after consultation with the U.S. Postal Service. 

B9. Multiple Final Maps may be recorded.  Prior to recordation of any Final Map all 
infrastructure/improvements necessary for the respective Final Map must be in place or 
designed and bonded for to the satisfaction of the Departments of Utilities, and 
Department of Public Works. 

B10. Prior to submittal of improvement pl
design consultant(s) shall participate in a pre-design conference with City staff. The 
purpose of this conference is to allow City staff and the design consultants to exchange 
information on project design requirements and to coordinate the improvement plan 
review process. Contact the Department of Public Works, Plan Check Senior Engineer 
at (916) 808-7754 to schedule the conference. It is strongly recommended that the 
conference be held as early in the design process as possible. 

Public Works: Anis Ghobril (916) 808-5367 

B11. Submit a Geotechnical Analysis prepared by a registered engineer to be used in street 
design.  The analysis shall identify and recommend solutions for groundwater related 
problems, which may occur within both the subdivision lots and public right-of-way. 
Construct appropriate facilities to alleviate those problems.  As a result of the analysis 
street sections shall be designed to provide for stabilized subgrades and pavement 
sections under high groundwater conditions. 

B12. Construct standard subdivision improvements as noted in these conditions pursuant to 
section 17.504.050 of the City Code.  All improvements shall be designed and 
constructed to the satisfaction of the Department of Public Works. The City shall 
determine improvements required for each phase prior to recordation of each phase.  
Any public improvement not specifically noted in these conditions or on the Tentative 
Map shall be designed and constructed to City standards.  This shall include street 
lighting and the repair or replacement/reconstruction of any existing deteriorated curb, 
gutter, and sidewalk adjacent to the subject property per City standards to the 
satisfaction of the Department of Public Works.  

B13. Prior to recordation of any phased map, the applicant shall obtain and secure all needed 
off-site Irrevocable Offer of Dedications (IODs) for all the required right of ways needed 
to construct required roadways and signals to the satisfaction of the Department of 
Public Works.  

B14. The applicant shall dedicate sufficient right of way and construct a roundabout at the 
intersection of Club Center Drive and Street A per City standards to the satisfaction of 

vide 
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for all required signing plans, striping plans, street lighting plans, pedestrian crossings 
and islands, and landscaping plans to the satisfaction of the Department of Public 
Works. 

B15. The applicant shall submit a roundabout design concept report to the Department of 
Public Works for review and approval prior to the submittal of any improvement plans. 
The roundabout design concept report shall provide crucial geometric information and 
signage and markings package for the design of the roundabout which may lead to 
additional right-of-way dedication and should be started as early as possible to avoid 
delays during the plan check process. 

B16. Prior to recordation of the first phased final map, construct a traffic signal (or provide an 
approved DCR, signal design and a security bond) at the following intersection to the 
satisfaction of the Department of Public Works: 

a. Del Paso Road and Sorento Road. 

NOTE: The Department of Public Works shall determine the need for signals, based on 
CalTrans signal warrants. Signals shall be constructed as part of the public 
improvements for the Final Map. Signal design and construction shall be to the 
satisfaction of the Department of Public Works.  The applicant shall provide all on-site 
easements and right-of-way needed for turn lanes, signal facilities and related 
appurtenances.  The applicant shall install CCTV cameras and all necessary 
appurtenances if deemed necessary by and to the satisfaction of Transportation Division 
(Signal Operations Section). 

B17. The applicant shall submit a Traffic Signal Design Concept Report (TSCDR) per section 

review and approval prior to the submittal of any improvement plans involving traffic 
signal or RRFB work.  The TSCDR provides crucial geometric information for signal 
design which may lead to additional right-of-way dedication and should be started as 
early as possible to avoid delays during the plan check process. 

B18. Dedicate sufficient right of way and construct Club Center Drive per the approved 
tentative map street cross section (Major Collector) to the satisfaction of the Department 
of Public Works. 

B19. The applicant shall dedicate sufficient right of way along Sorento Road and construct the 
frontage improvements per the approved tentative map street cross section and to the 
satisfaction of the Department of Public Works. The applicant shall design, and construct 
required improvement transitions at both ends and provide any needed barricades and 
signage to the satisfaction of the Department of Public Works. The construction of 
Sorento Road shall include full frontage improvements on the west side to the centerline 
of the road, plus one 11-foot lane for the opposite direction, a two-foot shoulder and 
acceptable drainage on the east side. 

B20. Dedicate sufficient right of way and construct Street A per the approved tentative map 
street cross section (major collector with no parking) to the satisfaction of the 
Department of Public Works. 
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B21. Dedicate sufficient right of way and construct Faletto Avenue per the approved tentative 
map street cross section and to the satisfaction of the Department of Public Works. 
Faletto Avenue shall be constructed with full frontage improvements on the south side, 
to the centerline of the road, plus one 11-foot lane for the opposite direction, a 2-foot 
shoulder and acceptable drainage. 

B22. Dedicate sufficient right of way and construct Street I per the approved tentative map 
street cross section and to the satisfaction of the Department of Public Works. 

B23. The proposed connector streets C, B and F shall be constructed as residential street but 

roadway construction to the satisfaction of the Department of Public Works. 

B24. All residential streets shall be dedicated and constructed per City standards and per the 
approved tentative map to the satisfaction of the Department of Public Works. 

B25. The applicant shall construct a 20-foot-wide emergency vehicle access (EVA) at the end 
of the cul-de-sac on Circle A to connect with Street A to the satisfaction of the 
Department of Public Works and Fire. The EVA shall be gated with a locking mechanism 
to the satisfaction of the Fire and Police Departments. 

B26. Dedicate and construct a class-1 bike trail within Parcels OS-1, OS-2, OS-3 and OS-4 
per the approved PUD Guidelines and the approved tentative map cross section to the 
satisfaction of Public Works and Parks Departments. 

B27. The applicant shall install a hard-wired Rectangular Rapid Flashing Beacons (RRFB) at 
the intersection of Club Center Drive and Street I where the trail crossing is located per 
City standards and to the satisfaction of the Department of Public Works. The applicant 
shall provide all needed conduits, signage, pavement markings and vertical elements 
required for the installation of the RRFBs per the recommendations of the traffic analysis 
to the satisfaction of the Department of Public Works. Advisory Note: The applicant is 
advised to start the required TSDCR review and approval process as soon as possible 
to avoid delays in the map recordation process. 

B28. Dedicate and construct all private drives consistent with the approved tentative map 
cross section to the satisfaction of the Department of Public Works and Utilities. All 
private drives shall have standard driveway cuts for entries and shall be maintained by 
the HOA in perpetuity. 

B29. Dedicate to the City an IOD for maintenance purposes those areas identified on the 
Tentative Subdivision Map as Landscape lots, pedestrian connections, Sorento Road 
sidewalk and landscaping and Open Space areas.  Annex the project area to the 
appropriate Landscape Maintenance District, or other financing mechanism acceptable 
to the City, prior to recordation of the Final Map.  Design and construct landscaping and 
irrigation in dedicated easements or rights of way, to the satisfaction of the Public Works 
Department, Parks Planning, Design and Services (PPDS), and the Planning Division. 
Acceptance of the required landscaping and irrigation by the City into the Landscape 
Maintenance District shall be coordinated with the Department of Public Works, Finance 
Department-Special Districts and PPDS. The Developer shall maintain the landscaping 
and irrigation for two years or until acceptance by the City into the District (whichever is 
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less). The two-year period shall begin following the issuance of a notice of completion by 
the City for the landscaping and irrigation. 

B30. Form a Homeowner's Association.  CC&R's shall be approved by the City and recorded 
assuring maintenance of all walls, landscape lots, landscaping and irrigation, pedestrian 
and bicycle trails, and open space areas.  The HOA shall maintain all landscape lettered 
lots and all private drives in perpetuity. 

B31. All proposed elbows and cul-de-sacs shall be constructed per City standards and to the 
satisfaction of the Department of Public Works. 

B32. Construct A.D.A. compliant ramps per City standards at all intersections and as directed 
by the Department of Public Works. All crosswalks shall be disability access compliant to 
the satisfaction of the Department of Public Works. 

B33. Provide additional right-of-way for expanded intersections at intersections to be 
signalized and other locations specified by the Department of Public Works as identified 
in the Panhandle Annexation EIR traffic analysis. 

B34. City standard ornamental streetlights (acorn style or alternate decorative style approved 
by the Planning and Electrical Divisions) shall be designed and constructed by the 
applicant in accordance with Electrical Division requirements to the satisfaction of the 
Department of Public Works. The number and locations of these lights will be 
determined when development plans are submitted for review. 

B35. The applicant shall provide a signing and striping improvement plan if new signage or 
striping is proposed; or if existing signing and/or striping is removed or relocated.  The 
plans shall be to the satisfaction of the Department of Public Works. 

B36. All right-of-way and street improvement transitions that result from changing the right-of-
way of any street shall be located, designed, and constructed to the satisfaction of the 
Department of Public Works.  The center lines of such streets shall be aligned. 

B37. At its discretion, the City may require the inclusion of traffic calming devices along 
residential streets, to be constructed as part of the public improvements. These devices 
may include, but are not limited to undulations, speed lumps, additional 4-way 
intersections, etc. Undulations/speed lumps will be required on certain streets adjacent 
to school/park combinations, as determined by the Department of Public Works. 

B38. Prior to issuance of any building permits (excluding model homes), the applicant shall 
prepare a Neighborhood Traffic Management Plan (TMP) for Sorento Road, Faletto 
Avenue and Danbrook Drive, as identified in the Panhandle Annexation EIR to be 
reviewed and approved by the Department of Public Works. The TMP shall include 
traffic calming measures such as undulations, speed lumps, signage, traffic circles, etc. 
to the satisfaction of the Department of Public Works. The measures identified in the 
approved TMP shall be implemented and constructed with each appropriate phase and 
once vehicular connections are made to existing surrounding streets. 

B39. Construct bulb-outs at locations 

of Public Works. 
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B40. Developer is required to install permanent street signs to the satisfaction of the 
Department of Public Works. 

B41. The applicant shall design all street planters to have shade trees with an expected 
mature canopy diameter of 35 feet, planted 40 feet on center with consideration given to 
driveways and underground and above ground utilities to the satisfaction of Urban 
Forestry.  

B42. The applicant shall make provisions for bus stops, shelters, etc. to the satisfaction of 
Department of Public Works in consultation with Regional Transit. 

B43. The applicant shall dedicate (if necessary) and construct bus turnouts for all bus stops 
adjacent to the subject site to the satisfaction of the Department of Public Works. 

B44. Prior to recordation of any final map, the applicant shall obtain and submit all required 
abandonment clearance letters for any proposed abandonments and shall satisfy all 
conditions of approval of the abandonment. 

B45. Multiple access points will be required for all phases of the Final Subdivision Map to the 
satisfaction of the Department of Public Works and the Fire Department. Dead end 
streets must be less than 500' in length and must include a turn-around approved by the 
Department of Public Works and Fire Department.   

B46. The design and placement of walls, fences, signs and Landscaping near intersections 
and driveways shall allow stopping sight distance per Caltrans standards and comply 
with City Code Section 12.28.010 (25' sight triangle).  Walls shall be set back 3' behind 
the sight line needed for stopping sight distance to allow sufficient room for pilasters.  
Landscaping in the area required for adequate stopping sight distance shall be limited 
3.5' in height.  The area of exclusion shall be determined by the Department of Public 
Works. 

Department of Utilities: Saraí Jimenez (916) 808-5426 

B47. All existing easements and all existing rights-of-way shall be shown on the Final Map, 
except for all abandoned easements and rights-of-way. 

B48. Execute and deliver to the City, in recordable form, an IOD in fee title for Lot A and Lot B 
for a water quality and flood control basin. 

B49. Concurrent to the first submittal of the off-site improvement plans, the applicant shall 
prepare and submit a project specific water study for review and approval by the DOU.  
The water distribution system shall be designed to satisfy the more critical of the two 
following conditions: (1) at maximum day peak hour demand, the operating or "residual" 
pressure at all water service connections shall be at least 30 pounds per square inch, (2) 
at average maximum day demand plus fire flow, the operating or "residual" pressure in 
the area of the fire shall not be less than 20 pounds per square inch.  The water study 
shall determine if the existing and proposed water distribution system is adequate to 
supply fire flow demands for the project.  A water supply test may be required for this 
project.  The applicant is advised to contact the City of Sacramento Utilities Department 
Development Review Section (916-808-1400) at the early planning stages to address 
any water related requirements.  (Note: The development of this subdivision shall 
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construct all water infrastructure per the existing Water Master Plan performed as part of 
the Panhandle Annexation, P16-013.  Any deviation to the Water Master Plan may 
require a resubmittal that shall be reviewed and accepted by the DOU.) 

B50. The approved Water Master Plan identified the construction of public Water transmission 
main(s) within Club Center Drive to Del Paso Road.  The construction costs for the water 
transmission mains will be reimbursed with water fee credits.  The water fee credit 
agreement is required and shall be to the satisfaction of the DOU and the City Attorney. 

B51. The applicant shall construct and place public water and storm drainage mains in the 
asphalt section of the proposed public street rights-of-
Procedures Manual. No public water or drainage main is allowed in private streets or 
drives. 

B52. Dual water mains may be required for public streets with medians. 

B53. Two points of service for the public water distribution system for this subdivision or any 
phase of this subdivision are required.  All water lines shall be placed within the asphalt 
section of public rights-of-  

B54. Common area landscaping shall have a separate street tap for a metered irrigation 
service. (Note: The detention basin(s), Park, and Open Space lots located on Lots A, B, 
and C, OS-1, OS-2, OS-3, and OS-4, and Landscape Lots may be required to have their 
own separate metered irrigation water service.) 

B55. Concurrent to the first submittal of off-site improvement plans, the applicant shall 
prepare a project specific drainage study meeting the criteria specified in the current 
Design and Procedures Manual, for review and approval by the DOU prior to the final 
recordation of the final map.  The drainage study shall be consistent with the Natomas 
Panhandle drainage masterplan for the project area.  The applicant is advised to contact 
the City of Sacramento Utilities Department Development Review Section (916-808-
1400) at the early planning stages to address any drainage related requirements.  (Note: 
The development of this subdivision shall be consistent with the existing Storm Drainage 
masterplan performed as part of the Panhandle Annexation, P16-013.  Any deviation to 
the Storm Drainage masterplan may be require a resubmittal that shall be reviewed and 
accepted by the DOU.) 

B56. There is an existing drainage canal/ditch along the western property line of the project.  
The existing drainage ditch/canal is collecting drainage from the northern properties and 
currently flows through this project site.  All proposed quitclaim adjacent to the western 
property line of the project shall be retained until the northern drainage has been 
mitigated to the satisfaction of the Department of Utilities.  

B57. A vehicular access road and/or ramps for the detention basin and pump station will be 
required.  The design and construction of the access road(s) and ramp shall be to the 
satisfaction of the DOU. 

B58. The applicant shall construct the detention/water quality basin, construct a pump station 
and discharge pipes, and construct inlet and outlet structures for the detention/water 
quality basin.  The basin design and construction shall be to the satisfaction of the DOU 
and per the requirements of the latest edition of the Stormwater Quality Design Manual 
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for the Sacramento Region. Applicant shall submit a separate set of improvement plans 
for the detention basin and pump station design.  Prior to design of these facilities, the 

discuss design standards.   

B59. The detention/water quality basin on Lot A and Lot B shall be annexed into the City of 
Sacramento Neighborhood Water Quality District, which provides for maintenance of the 
landscaping and irrigation including the drainage structures, and other features (Water 
Quality Facility) of the water quality and flood control basin. 

B60. The developer shall maintain the detention/water quality facility for a period of two (2) 
years or until acceptance by the City into the District, whichever is less.  The two-year 
period shall begin following the issuance of a notice of completion by the City for the 
Detention/Water Quality Facility.  At the time of acceptance by the City, the developer 
shall remove any sediment or debris that has accumulated prior to acceptance. 

B61. Finished floor elevations shall be a minimum of 1-foot above the 100-year HGL or 1.5
feet above the overland flow release elevation, whichever is higher or as approved by 
the DOU. 

B62. Per City Code, the applicant may not develop the project in any way that obstructs, 
impedes, or interferes with the natural flow of existing off-site drainage that crosses the 
property.  The project shall construct the required public and/or private infrastructure to 
handle off-site runoff to the satisfaction of the DOU.  If private infrastructure is 
constructed to handle off-site runoff, the applicant shall dedicate the required private 
easements, and/or, at the discretion of the DOU, the applicant shall enter into and record 
an Agreement for Maintenance of Drainage with the City, in a form acceptable to the City 
Attorney.   

B63. A grading plan showing existing and proposed elevations is required.  All lots and/or 
parcels shall be graded so that drainage does not cross property lines or private 
drainage easements shall be dedicated.  Adjacent off-site topography shall also be 
shown to the extent necessary to determine impacts to existing surface drainage paths.  
At a minimum, one-foot off-site contours within 100 feet of the project boundary are 
required.  No grading shall occur until the grading plan has been reviewed and approved 
by DOU. 

B64. This project will disturb more than one acre of land; therefore, the project is required to 

Application and Report Tracking System (SMARTS).  A valid WDID number must be 
obtained and provided to the DOU prior to the issuance of any grading permits. 

B65. The applicant must comply with the City of Sacramento's Grading, Erosion and 
Sediment Control Ordinance.  This ordinance requires the applicant to show erosion and 
sediment control methods on the construction drawings.  These plans shall also show 
the methods to control urban runoff pollution from the project site during construction. 

B66. Post construction (permanent), stormwater quality control measures shall be 
incorporated into the development to minimize the increase of urban runoff pollution 
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caused by development of the area. The project is an area not served by an existing 
regional water quality control facility and/or the project has more than one-acre of new or 
modified impervious area, therefore, Low Impact Development (LID), certified full 
capture trash control devices and on-site treatment control measures will be required.  
The on-site storm water treatment control measures required may affect site design and 
site configuration and should be considered during early planning stages.  

B67. A maintenance agreement may be required for both on-site treatment control measures 
and full capture control devices. Contact DOU for a list of accepted proprietary devices 
considered for treatment control and full capture trash control.  Construction drawings 
must include all proposed source controls and on-site water quality measures selected 

al for the 
 

B68. The proposed development is located within the Reclamation District 1000 (RD 1000).  
The applicant shall comply with all RD 1000 requirements and pay all required fees. 

B69. Any use of RD 1000 easements will require an agreement and/or approval with RD 
1000. Any permanent or temporary encroachments within RD 1000 easements will 
require an encroachment permit from RD 1000. This will affect the street and lot layout 
for the proposed project and should be considered early in the planning process. 

B70. The applicant may be required to reimburse RD 1000 for their staff and consultant time 
necessary to review and approve the proposed plans and monitor construction within 
their easement. 

Fire Department: King Tunson (916) 808-1358 

B71. Provide the required fire hydrants in accordance with California Fire Code Section 507 
and Appendix C, Section C102.1 as amended the Sacramento City Code Section 
507.5.1. 

Parks: Brianna Moland (916) 808-6188 

B72. Park Dedication:  Pursuant to Sacramento City Code Chapter 17.512 (Parkland 

(IOD) of the park site identified on the tentative map as Lot C comprising 3.52+/- (gross) 
acres. This project is required to dedicate 4.19 acres in public parkland for the number of 
units proposed as part of this project. Therefore, an additional 0.67 acres of parkland 
must be dedicated or a Quimby In-Lieu Fee of $249,054 must be paid. 

At the time of dedication, the applicant shall confirm the net acres of the site(s) to be 
dedicated and shall (1) take all actions necessary to convey to and vest in the City full 
and clear title to Lot C, including all interests necessary for maintenance and access; (2) 
provide a title report and title insurance insuring that clear title in fee is vested in the City 
at the time of dedication; (3) provide a Phase 1 environmental site assessment of Lot C; 
(4) if the environmental site assessment identifies any physical conditions or defects in 
Lot C that  would interfere with its intended use as a park, as determined by PPDS in its 
sole discretion, applicant shall complete a supplemental assessment and remedy any 
such physical condition or defect, to the satisfaction of PPDS; and (5) take all actions 
necessary to ensure that Lot C is free and clear of any wetland mitigation, endangered 
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or threatened animal or plant species, sensitive habitat or other development 
restrictions. The applicant shall be solely responsible, and at its sole cost, for any 
required mitigation costs or measures associated with Lot C. The applicant shall be 
responsible for maintenance of dedicated land until City accepts IOD. 

B73. Payment of In-lieu Park Fee: Pursuant to Sacramento City Code Chapter 17.512 
(Parkland Dedication) the applicant shall pay to City an in-lieu park fee in the amount 
determined under SCC §§17.512.030 and 17.512.040 equal to the value of land 
prescribed for dedication under 17.512.020 and not satisfied by dedication.  (See 
Advisory Note) 

B74. Maintenance District: The applicant shall initiate and complete the formation of a parks 
maintenance district (assessment or Mello-Roos special tax district) or annex the project 
into an existing parks maintenance district. The applicant shall pay all city fees for 
formation of or annexation to a parks maintenance district. (Contact Infrastructure 
Finance, Jessica Steinhauer, (916) 808-8243). 

B75. Improvements:  The applicant shall construct the following public improvements prior to 
parkway site for the parkland 

dedicated within this phased map(s): 

a. Full street improvements for Lot C including but not limited to curbs, gutters, 
accessible ramps, street paving, streetlights, and sidewalks; and improved 
surface drainage through the site. 

b. On-street parking on at least one side of the park. 

c. A concrete sidewalk and vertical curb along all street frontages that open onto 
Lot C. The sidewalk shall be contiguous to the curb (attached) for neighborhood 
parks and separated from the curb (detached) for community and regional parks 
unless otherwise approved by PPDS. 

d. A twelve-inch (12") storm drain stub and six inch (6") sanitary sewer stub to the 
back of the sidewalk at Lot C at a location approved by PPDS for future service.  
Number of stubs and locations to be approved by PPDS.  Storm Drain and 
Sewer stubs are to be marked with a 3' high, white 4" x 4" post indicating stub or 
service location. 

e. One water tap for irrigation, one water tap for domestic water, and electrical and 
telephone service to Lot C, quantity and location as approved by PPDS. The 
irrigation water tap and the domestic water tap shall be sized based on-site 
specific calculations. Water taps and telephone and electrical services shall be 
marked with a 3' high, white 4" x 4" post indicating stub or service location. 

f. A ten-foot (10') wide driveway into Lot C with a driveway cut for maintenance 
vehicles at a location approved by PPDS in coordination with Public Works. 

g. The Applicant shall rough grade Lot C as required by City Code to provide 
positive drainage as approved by PPDS. 
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h. Upon completion of all public improvements identified above, the Developer shall 
contact the Landscape Architecture Section (LAS) of the PPDS at 808-7634 to 
schedule an inspection.  This condition shall be considered complete when all 
improvements have been completed to the satisfaction of the LAS of the PPDS. 

B76. Site Plan:  The applicant shall submit a site plan and electronic file showing the location 
of all utilities on the park/parkway sites to the PPDS for review and approval. The 
applicant shall also include an exhibit showing the location of site improvements for the 
Niños Parkway Extension up to Club Center Drive. 

B77.   If a 12.5-foot public utility easement 
(PUE) for underground facilities and appurtenances currently exists or is required to be 
dedicated adjacent to a public street right-of- way contiguous to Lot C, the applicant shall 
coordinate with PPDS and SMUD regarding the location of appurtenances within the 
PUE to minimize visual obstruction in relation to the park(s) and to best accommodate 
future park improvements.  The applicant shall facilitate a meeting(s) with SMUD and 

 

B78. Turnkey Park Development:  If the Applicant desires to construct a turnkey park, the 
Applicant shall notify PPDS in writing no later than approval of the tentative subdivision 
map for the project and shall enter into a City standard turnkey park construction 

  
The park construction agreement shall address (1) the preparation and approval of the 
park design and improvement plans, (2) time for completion of the park (or of each 
phase of the park if the park is not to be completed in one phase) as a function of build-
out of the subdivision or issuance of occupancy permits, (3) any credits to be awarded to 

condition of issuance of building permits for the dwelling units to be constructed in the 
subdivision, (4) maintenance of all improvements to be accepted into the park 
maintenance financing district for a minimum of one year and until a minimum of 50% of 
the residential units to be served by the park have received occupancy permits, unless 
the City agrees to accept park maintenance into the District at an earlier date. The one-
year maintenance period shall begin following the issuance by the City of a notice of 
completion for the improvements. 

B79. Private Recreation Facility Credits: City Code Chapter 17.512, Sections 17.512.90 
through 100 address granting of private recreation facility credits. The city may grant 
credits for privately owned and maintained open space or local recreation facilities, or 
both, in planned developments as defined in Section 11003 of the Business and 
Professions Code, condominiums as defined in Section 783 of the Civil Code, and other 
common interest developments. Such credit, if granted in acres, or comparable in lieu 
fees, shall not exceed twenty-five (25) percent of the dedication or fees, or both, 
otherwise required under this chapter and no more than five percent per category of 
open space or recreational facilities described in this Chapter under 17.512.90. 

Should the applicant request City consideration of private recreational facilities, a 
separate agreement must be approved by the City Council prior to recordation of the first 
subdivision map for the project. Refer to section 17.512.90 for a list of qualifying 
facilities. Critical timing outlined in this Section includes: 
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a. Open space covenants for private park or recreational facilities shall be 
submitted to the city council prior to approval of the final subdivision map or 
parcel map and shall be recorded contemporaneously with the final subdivision 
map. (Prior code § 40.16.1612) 

Finance: Mary Jean Rodriguez (916) 808-1980 

B80. The applicant shall annex to the North Natomas Transportation Management 
Association (TMA) or other TMA. 

B81. The applicant shall initiate and complete formation of a maintenance district 
(assessment or Mello-Roos CFD district); or annex the project to an existing 
maintenance district prior to recording a Final Subdivision Map. The applicant shall pay 
all City fees for formation of or annexation to special districts. 

SMUD: John Yu (916) 732-6321 

B82. SMUD has existing overhead 12kV facilities on the project site that will need to remain. 
The Applicant shall be responsible for maintaining all CalOSHA and State of California 
Public Utilities Commission General Order No. 95 safety clearances during construction 
and upon building completion. If the required clearances cannot be maintained, the 
Applicant shall be responsible for the cost of relocation. 

B83. Structural setbacks less than 14-feet shall require the Applicant to conduct a pre- 
engineering meeting with all utilities to ensure property clearances are maintained. 

B84. 
dedicated SMUD easement. This will be determined prior to SMUD performing work on 

ty. 

B85. In the event the Applicant requires the relocation or removal of existing SMUD facilities 
on or adjacent to the subject property, the Applicant shall coordinate with SMUD. The 
Applicant shall be responsible for the cost of relocation or removal. 

B86. SMUD reserves the right to use any portion of its easements on or adjacent to the 
subject property that it reasonably needs and shall not be responsible for any damages 
to the developed property within said easement that unreasonably interferes with those 
needs. If the Applicant proposes any use within the a SMUD easement, the Applicant 
shall route its plans to SMUD for review and written approval 

B87. The Applicant shall not place any building foundations within 5-feet of any SMUD trench 
to maintain adequate trench integrity. The Applicant shall verify specific clearance 
requirements for other utilities (e.g., Gas, Telephone, etc.). 

B88. In the event the City requires an Irrevocable Offer of Dedication (IOD) for future roadway 
improvements, the Applicant shall dedicate a 12.5-foot public utility easement (PUE) for 

 

B89. The Applicant shall comply with SMUD siting requirements (e.g., panel size/location, 
clearances from SMUD equipment, transformer location, service conductors). 
Information regarding SMUD siting requirements can be found at: 
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https://www.smud.org/en/Business- Solutions-and-Rebates/Design-and-Construction-
Services. 

B90. The Applicant shall provide separate SMUD service points to each parcel to the 
satisfaction of SMUD. 

B91. The Applicant shall dedicate a 12.5-foot public utility easement for overhead and/or 
underground facilities and appurtenances adjacent to all public street rights-of-ways. 

B92. The Applicant shall dedicate any private drive, ingress and egress easement, (and 5 feet 
adjacent thereto) as a public utility easement for (overhead and) underground facilities 
and appurtenances. All access roads shall meet minimum SMUD requirements for 
access roads. 

B93. The Applicant shall dedicate and provide all-weather vehicular access for service 
vehicles that are up to 26,000 pounds. At a minimum: (a) the drivable surface shall be 
20-feet wide; and (b) all SMUD underground equipment and appurtenances shall be 
within 15-feet from the drivable surface. 

B94. SMUD occupies a transmission line easement within the boundaries of the subject map 
and certain uses are not permitted or compatible with the safety, operation, maintenance 
and construction of our transmission line facilities. If the Applicant proposes any use 
within the transmission line easement, the Applicant shall route its plans to SMUD for 
review. For more information regarding transmission encroachment, please visit: 
https://www.smud.org/en/do-business-with-smud/real-estate-services/transmission-right-
of-way.htm.  

B95. Prior to the issuance of any grading or building permits, the Applicant or its designee 
shall obtain a joint-use agreement from SMUD consenting to proposed development 
within SMUD's transmission line easement. Please contact SMUD's Property 
Administrator for application procedures. 

B96. The Contractor shall provide SMUD with a schedule of work (with dates and times) for 
any excavation within ten feet of the transmission line(s). 

Regional San: Robb Armstrong (916) 876-6104 

B97. Prior to the ISSUANCE OF A BUILDING PERMIT: The owner must contact the Regional 
San Permit Services Unit at PermitServices@sacsewer.com or by phone at (916) 876-
6100 to determine if sewer impact fees are due. Fees are to be paid prior to the 
issuance of building permits. 

Sacramento Area Sewer District (SASD): Yadira Lewis (916) 876-6278 

B98. Prior to the APPROVAL OF IMPROVEMENT PLANS: To obtain sewer service, 
construction of SASD sewer infrastructure will be required. Current SASD Standards and 
Specifications apply to any offsite or onsite public sewer construction or modification. 
These improvements must be shown on the improvement plans for final approval. Field 
modifications to new or existing precast manhole bases are not allowed. 

B99. Prior to the APPROVAL OF IMPROVEMENT PLANS: Developer is responsible for 
installing collector sized sewer pipeline and appurtenances shown in the Level 3 sewer 
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study across the parcel frontage as a condition of approval. These improvements must 
be shown on the improvement plans for final approval. 

B100. Prior to the APPROVAL OF IMPROVEMENT PLANS: SASD requires each building on 
each lot with a sewage source to have 
If there is more than one building in any single parcel and the parcel is not proposed for 
split, then each building on that parcel must have a separate connection to a private 
onsite sewer line or a separate connection to the SASD public sewer line. These 
improvements must be shown on the improvement plans for final approval. 

B101. Prior to the APPROVAL OF IMPROVEMENT PLANS: Sewer easements may be 
required to service this parcel. All public sewer easements will be dedicated to SASD in 
a form approved by the District Engineer. All public sewer easements will be at least 20 
feet in width and will require continuous access for installation and maintenance. SASD 
will only provide maintenance in public rights-of-way and SASD dedicated sewer 
easements. No awning or overhang may encroach on the easement area. At minimum, 
an all-weather access road must be provided to all manholes. 

B102. Prior to the APPROVAL OF IMPROVEMENT PLANS: Alignment of all main lines and 
structures must provide a minimum of 1 foot vertical clearance and 5 feet horizontal 
clearance from all other utilities and improvements. Sewer is to be located a minimum of 
10 feet (measured horizontally) from any structure or footing. Show public sanitary sewer 
and water supply facilities in accordance with the Health and Safety Code. 

B103. Prior to the ISSUANCE OF A BUILDING PERMIT: The owner must contact Permit 
Services Unit at PermitServices@sacsewer.com or by phone at (916) 876-6100 to 
determine if sewer impact fees are due. Fees are to be paid prior to the issuance of 
building permits. 

B104. Prior to the SUBMITTAL OF IMPROVEMENT PLANS: The project has an approved 
Level 2 sewer study. For this project, SASD requires a Level 3 sewer study prior to the 
submittal of improvement plans for plan check to SASD. The sewer study shall 

with 
appropriate pipe sizes and related appurtenances from this subject and other upstream 

- by 
SASD in advance and in compliance with SASD Design Standards. 

B105. Prior to DISTRICT SIGN-OFF ON THE TENTATIVE PARCEL MAP: the existing and/or 
proposed sewer lines must be shown on a utility plan or the improvement plans. 
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Advisory Notes: 

The following advisory notes are informational in nature and are not a requirement of this 
Tentative Map: 

B106. Consistent with the Panhandle Mixed Income Housing Strategy (Reso. 2018-0286) the 
applicant shall provide for 6 affordable units in Villages 10 and 11 of the PUD to the 
satisfaction of Planning and the Sacramento Housing and Redevelopment Agency 
(SHRA). Village 10 is required to provide 4 affordable units and Village 11 is required to 
provide 2 affordable units. At the time of project approval, the applicant has selected 
Lots 1, 43, 62, and 82 in Village 11, and Lots 27 and 36 in Village 10 as shown on the 
approved plans. 

B107. If unusual amounts of bone, stone, or artifacts are uncovered, work within 50 meters of 
the area will cease immediately and a qualified archaeologist shall be consulted to 
develop, if necessary, further mitigation measures to reduce any archaeological impact 
to a less than significant effect before construction resumes. A note shall be placed on 
the final improvement plans referencing this condition. 

B108. All future house plans shall comply with City code 17.508 regarding residential driveway 
spacing requirements which include: 

17.508.040.J All residential driveways shall be at least 5-ft away from the property line 

B109. The applicant shall participate in the Panhandle Public Facilities Finance Plan, adopted 
by City Council Resolution No. 2018-0285 on July 3, 2018, and as updated, and pay all 
required fees and shall execute any, and all agreements, which may be required, in 
order to implement this condition. 

B110. The proposed development is located within Sacramento Area Sewer District (SASD).  
Satisfy all SASD requirements.  

B111. Properly abandon under permit from the County Environmental Health Division, any 
unused well system located on the property.  (Note: For general questions or 
requirements on well systems contact the County Environmental Health Division at 916-
875-8400.) 

B112. The applicant is responsible for obtaining all necessary permits, easements, and 
approvals from federal, state, and local agencies for the construction of this project. 

B113. Prior to the initiation of water and storm drainage service to the development adjacent to 
the private drives, a privately funded maintenance district or a homeowners association 

d by the City and recorded 
assuring maintenance of water and surface and subsurface storm drainage facilities 
within the private drive aisles and common areas.  Private easements shall be dedicated 
for these facilities. The CC&Rs must provide that the City-approved provisions regarding 
water and surface and subsurface storm drainage facilities may not be revised without 
City consent.  If required by the DOU, the responsible maintenance agency shall enter 
into and record an agreement with the City regarding the maintenance of these facilities.  
The agreement shall be to the satisfaction of the DOU and the City Attorney. 
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B114. The proposed project is located in the Special Flood Hazard Area (SFHA), designated 
as A99 zone Federal Emergency Management Agency (FEMA) Flood Insurance Rate 
Maps (FIRMs). FEMA does not require elevating or flood proofing in A99 zone. City 
Code Chapter 15.104 Floodplain Management Regulations require that any new 
construction of and/or substantial improvement to any structure located in A99 zone 
requires a Hold Harmless Agreement regarding risk of flooding on property. 

B115. Any proposed development within 400 feet of a levee or floodwall greater than 15 feet in 
height and within 200 feet for levees or floodwalls less than 15 feet in height needs to 
show that any excavation, grading, or land modification will not endanger the integrity of 
the levee or floodwall by increasing seepage or uplift. The bottom of the permanent 
excavation should not extend below a plane that starts at the boundary of the future 
needs area or existing levee toe and extends downward at a 10:1 slope. Any permanent 
excavation that extends below this plane requires a report from a civil engineer stating 
that the proposed development will not have an adverse impact on the 
integrity/operation of flood control system. Excavation or grading may be allowed as long 
as it does not adversely affect the functioning of the levee or floodwall.   

B116. Urban Levee Design Criteria for undeveloped 
areas, no excavation or structures shall be within 20 feet of levee toe.  

B117. Any development (trees, fences, etc.) within 15 feet of the levee toe must obtain a 
Central Valley Flood Protection Board Permit. 

B118. The Sacramento Area Sewer District (SASD) is responsible for providing local sewer 
service to the proposed project site via their local sanitary sewer collection system.  
Regional San is responsible for the conveyance of wastewater from the City collection 
system to the Sacramento Regional Wastewater Treatment Plant (SRWTP). SASD will 
respond via separate correspondence. 

B119. As per City Code, the applicant will be responsible to meet his/her obligations regarding: 

a. Title 17, 17.512 Park Dedication / In Lieu (Quimby) Fees, due prior to recordation 
of the final map. The Quimby fee for this project is estimated at $1,558,680 or 
4.19 parkland acres. This is based on the creation of 441 new parcels at an 
average land value of $310,000 per acre for the North Natomas Community Plan 
Area, plus an additional 20% for off-site park infrastructure improvements. An 
additional 0.67 parkland acres must be dedicated, or a Quimby In-Lieu Fee of 
$249,054 must be paid. Any change in these factors will change the amount of 
the Quimby fee due. The final fee is calculated using factors at the time of 
payment. The fee is due at the time of the final map. 

b. Title 18, 18.56 Park Development Impact Fee, due at the time of issuance of 
building permit. The Park Development Impact Fee is conservatively estimated at 
$2,603,223. The Park Development Impact Fee due for this project is based on 
441 new residential units and the Remainder City Zone Rate of $2.94 per square 
foot for residential projects, with a minimum rate of $2,214 for units under 750 
square feet and a maximum of $5,903 for units over 2,000 square feet. Any 
change in these factors will change the amount of the PIF due. The fee is 
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calculated using factors at the time that the project is submitted for building 
permit. 

c. Community Facilities District 2002-02, Neighborhood Park Maintenance CFD 
Annexation. 

d. All Citywide Park Development Impact Fees generated from this project would be 
directed towards the North Natomas Community Center and Aquatic Center 
Complex (located within the North Natomas Regional Park). 

e. The applicant is not eligible for Citywide PIF credits for trail landscaping 
improvement under the Niños Parkway/WAPA corridor. If the applicant enters 
into a turnkey agreement for neighborhood and community park development, 
then neighborhood and community PIF credits would be available. 

f. The landowner shall dedicate in fee the land encumbered by the Western Area 
Power Authority (WAPA) and SMUD utility easement, a 50-foot-wide corridor with 
a trail facility called Niños Parkway, to City at no cost and with no parkland 
dedication credit. Trails in the Panhandle Planned Unit Development should be 
12 feet wide, include a paved bicycle and pedestrian trail with 2 feet of 
decomposed granite on each side of the trail, and should be landscaped with 
drought tolerant and native plant landscaping. The City anticipates contracting 

maintenance of the Niños Parkway within the Panhandle area. The assumption 
of maintenance of the Niños Parkway trail by City or the HOA will not occur until 
after the 
that time, the developer shall maintain the 50-foot-wide corridor. 

g. No Quimby credit would be provided for an open space easement. 

h. To align with the Panhandle PUD, open space should take advantage of sunlight 
and be sheltered from wind, noise, and traffic; natural surveillance with front-on 
homes should be incorporated in the design to encourage park and trail use. 
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C. Site Plan and Design Review of the Tentative Subdivision Map with deviations to 
exceed the maximum allowed lot size, lot depth, and lot depth, and to reduce the 
minimum required lot width, and for the construction of 441 single-unit dwellings and in 
the Agricultural, Open Space (A-OS-PUD), Single-Unit Dwelling (R-1-PUD), and Single-
Unit or Duplex Dwelling (R-1A-PUD) zones within the Panhandle Planned Unit 
Development is approved subject to the following Conditions of Approval: 

PLANNING & DESIGN REVIEW: Jose R. Quintanilla (916) 808-5879 

General 

C1. This approval is for the development of 441 residential units per the attached exhibits 
and conditions of approval. 

C2. No building permit shall be applied for until after the expiration of the 10-day appeal 
period, unless approved through a concurrent review. If an appeal is filed, no permit 
shall be issued until final approval is received. 

C3. Development of the site shall be in compliance with the approved plans. Any 
modification(s) to the project shall be subject to additional planning review and may 
require subsequent entitlements prior to issuance of building permits. 

C4. The applicant shall obtain all necessary building and encroachment permits prior to 
commencement of construction. 

C5. Consistent with the Panhandle Mixed Income Housing Strategy (Reso. 2018-0286) the 
applicant shall provide for 6 affordable units in Villages 10 and 11 of the PUD to the 
satisfaction of Planning and the Sacramento Housing and Redevelopment Agency 
(SHRA). Village 10 is required to provide 4 affordable units and Village 11 is required to 
provide 2 affordable units. At the time of project approval, the applicant has selected 
Lots 1, 43, 62, and 82 in Village 11, and Lots 27 and 36 in Village 10 as shown in the 
approved plans. 

C6. The project is within the Natomas Basin Habitat Conservation Plan area. The project 
applicant/developer shall complete the pre-construction surveys for potential special-
status species not less than 30 days or more than 6 months prior to construction 
activities in accordance with the 2003 NBHCP. The pre-construction survey shall be 
conducted by a qualified biologist, botanist, or related expert and will be reviewed by 
EPS, CDFW, USFWS, and the Natomas Basin Conservancy. 

C7. Landscaping at all common lots shall include large canopy shade trees consistent with 
the approved Landscape Plans and as recommended by Urban Forestry. 

C8. Individual lot landscaping shall be provided as shown on the approved Landscape plans. 

C9. All landscaping and planting shall conform to City standards for sight line requirements 
at intersections and driveways. 

C10. Where site mechanical equipment and utility vaults are incorporated into the project site 
including, but not limited to generators, SMUD transformers, fire pump, etc., shall be 
reviewed and approved by Design Review staff prior to Building Permit submittal. 
Backflow prevention devices shall be placed at a location that will minimize street and 
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pedestrian views. The applicant shall submit final site mechanical locations for review 
and approval by Design Review staff prior to Building Permit submittal. 

C11. Project lighting shall comply with all applicable Sacramento City Code lighting 
regulations. Fixtures shall be unobtrusive and complementary to the architectural design 
of the building. Obtrusive industrial wall pack and shoe box lighting are not permitted. 
Lighting shall be designed to not produce hazardous and annoying glare to motorists 
and building occupants, adjacent residents, or the general public. All fixtures should be 
placed in a manner that avoids glare when observed from the street or other public 
areas. 

C12. Provide photocell outdoor LED wall mounted lighting on all alley-loaded housing 
products. This lighting shall be maintained and controlled by the HOA or other adequate 
maintenance agreement. Homeowners shall not have control over this lighting to ensure 
the safety of all residents utilizing the alleys and other common areas. 

C13. All signage is subject to a separate review and approval process. 

C14. Provide a minimum of 1 parking space per dwelling unit which meet all requirements of 
City Code Chapter 17.608. 

C15. Rooftop mechanical equipment shall be screened from view from adjacent streets and 
public area and concealed behind parapets or architecturally integrated screens. 

C16. Trash enclosures, if applicable, shall meet all requirements of Sacramento City Code 
section 17.616, including, but not limited to, perimeter landscaping, masonry walls, solid 
metal gate, concrete apron, overhead clearance, and signs. 

Design Review 

C17. Home plans requiring a rear setback deviation to reduce the minimum required setback 
are not approved as part of this development. Homes (e.g., Plans 4514, etc.) shall be 
placed on lots which can accommodate their size. 

C18. Homes shall not back onto open spaces (e.g., parks, drainage basins, etc.) except as 
shown on the approved plans. Any changes to lotting layout may require subsequent 
entitlements. 

C19. The building elevations shall have a consistency of detail and quality as indicated on the 
plans. If there are any discrepancies between the exhibits and the conditions, the 
conditions will take precedence. All notes and drawings on the included plans as 
submitted by the applicant are deemed conditions of approval. Any work that differs from 
the final set of plans approved by Planning staff shall be subject to review and approval 
prior to the issuance of a building permit or work undertaken. 

C20. Each building elevation shall incorporate exterior materials, color palettes, and 
architectural features as shown on the approved plans. 

C21. Provide articulation of building mass with planar changes, varied rooflines, and color 
blocking per approved plans. 

C22. Window design and fenestration shall be as shown on the approved plans. 
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C23. Enhanced elevations shall be required whenever either of these elevations faces a 
public street, school, park, canal, trail, or other public or quasi-public space. 

C24. Provide the following design elements at all elevations as shown on the approved plans: 

a. Fiberglass doors. 

b. Metal sectional garage doors. 

c. Simulated clay tile at gable ends. 

d. Stucco. 

e. Simulated wood shutters. 

f. Cementitious lap siding. 

g. Cementitious board and batten gables. 

h. Vinyl windows with grids. 

i. Stucco over rigid foam trim. 

j. Stucco over foam trim. 

k. Stucco over rigid foam and cementitious trim. 

C25. All gutters and downspouts shall be painted to match building color scheme. 

C26. Plot plans consistent with the approved Final Map shall be submitted to the Building 
Division demonstrating compliance with setbacks and lot coverage for all lots included in 
this approval. 

C27. Fencing shall be provided on private property, between every lot. All fencing shall 
adhere to residential development standards pursuant to 17.620.110 of the City of 
Sacramento Planning and Development Code. 

C28. None of the same house plans may be placed on more than two adjacent/consecutive 
lots and shall be a different elevation when adjacent. The applicant shall provide the 
Building Division with a map that indicated the plan and elevation on the adjacent lots. 

PUBLIC WORKS: Anis Ghobril (916) 808-5367 

C29. Comply with and meet all the requirements of the Development Agreement to the 
satisfaction of the City of Sacramento. 

C30. The applicant shall participate in the Panhandle Financing Plan and Pay all required fees 
and shall execute any and all agreements which may be required in order to implement 
this condition. 

C31. Comply with requirements included in the Mitigation Monitoring Plan developed by, and 
kept on file in, the Planning Division Office for project (P16-013). 

C32. Prior to recordation of any phased map or issuance of any building permits, the applicant 
shall obtain and secure all needed off-site Irrevocable Offer of Dedications (IODs) for all 
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the required right of ways needed to construct required roadways and signals to the 
satisfaction of the Department of Public Works. 

C33. Provide additional right-of-way for expanded intersections at intersections to be 
signalized and other locations specified by the Department of Public Works as identified 
in the Panhandle Annexation EIR traffic analysis. 

C34. Construct standard public improvements as noted in these conditions pursuant to Title 
17 of the City Code.  Improvements shall be designed to City Standards and assured as 
set forth in Section 17.502.130 of the City Code.  All improvements shall be designed 
and constructed to the satisfaction of the Department of Public Works.  Any public 
improvement not specifically noted in these conditions shall be designed and 
constructed to City Standards.  This shall include the repair or 
replacement/reconstruction of any existing deteriorated curb, gutter and sidewalk 
adjacent to the subject property per City standards to the satisfaction of the Department 
of Public Works. 

C35. The applicant shall dedicate sufficient right of way and construct a roundabout at the 
intersection of Club Center Drive and Street A per City standards to the satisfaction of 

provide 
for all required signing plans, striping plans, street lighting plans, pedestrian crossings 
and islands, and landscaping plans to the satisfaction of the Department of Public 
Works. 

C36. The applicant shall submit a roundabout design concept report to the Department of 
Public Works for review and approval prior to the submittal of any improvement plans. 
The roundabout design concept report shall provide crucial geometric information and 
signage and markings package for the design of the roundabout which may lead to 
additional right-of-way dedication and should be started as early as possible to avoid 
delays during the plan check process. 

C37. Prior to recordation of the first phased final map or issuance of any building permits, 
construct a traffic signal (or provide an approved DCR, signal design and a security 
bond) at the following intersection to the satisfaction of the Department of Public Works: 

a. Del Paso Road and Sorento Road. 

NOTE: The Department of Public Works shall determine the need for signals, based on 
CalTrans signal warrants. Signals shall be constructed as part of the public 
improvements for the Final Map. Signal design and construction shall be to the 
satisfaction of the Department of Public Works.  The applicant shall provide all on-site 
easements and right-of-way needed for turn lanes, signal facilities and related 
appurtenances.  The applicant shall install CCTV cameras and all necessary 
appurtenances if deemed necessary by and to the satisfaction of Transportation Division 
(Signal Operations Section). 

C38. The applicant shall submit a Traffic Signal Design Concept Report (TSCDR) per section 

review and approval prior to the submittal of any improvement plans involving traffic 
signal or RRFB work.  The TSCDR provides crucial geometric information for signal 
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design which may lead to additional right-of-way dedication and should be started as 
early as possible to avoid delays during the plan check process. 

C39. Dedicate sufficient right of way and construct Club Center Drive per the approved 
tentative map street cross section (Major Collector) to the satisfaction of the Department 
of Public Works. 

C40. The applicant shall dedicate sufficient right of way along Sorento Road and construct the 
frontage improvements per the approved tentative map street cross section and to the 
satisfaction of the Department of Public Works. The applicant shall design, and construct 
required improvement transitions at both ends and provide any needed barricades and 
signage to the satisfaction of the Department of Public Works. The construction of 
Sorento Road shall include full frontage improvements on the west side to the centerline 
of the road, plus one 11-foot lane for the opposite direction, a two-foot shoulder and 
acceptable drainage on the east side. 

C41. Dedicate sufficient right of way and construct Street A per the approved tentative map 
street cross section (major collector with no parking) to the satisfaction of the 
Department of Public Works. 

C42. Dedicate sufficient right of way and construct Faletto Avenue per the approved tentative 
map street cross section and to the satisfaction of the Department of Public Works. 
Faletto Avenue shall be constructed with full frontage improvements on the south side, 
to the centerline of the road, plus one 11-foot lane for the opposite direction, a 2-foot 
shoulder and acceptable drainage. 

C43. Dedicate sufficient right of way and construct Street I per the approved tentative map 
street cross section and to the satisfaction of the Department of Public Works. 

C44. The proposed connector streets C, B and F shall be constructed as residential street but 

roadway construction to the satisfaction of the Department of Public Works. 

C45. All residential streets shall be dedicated and constructed per City standards and per the 
approved tentative map to the satisfaction of the Department of Public Works. 

C46. The applicant shall construct a 20-foot-wide emergency vehicle access (EVA) at the end 
of the cul-de-sac on Circle A to connect with Street A to the satisfaction of the 
Department of Public Works and Fire. The EVA shall be gated with a locking mechanism 
to the satisfaction of the Fire and Police Departments. 

C47. Dedicate and construct a class-1 bike trail within Parcels OS-1, OS-2, OS-3 and OS-4 
per the approved PUD Guidelines and the approved tentative map cross section to the 
satisfaction of Public Works and Parks Departments. 

C48. The applicant shall install a hard-wired Rectangular Rapid Flashing Beacons (RRFB) at 
the intersection of Club Center Drive and Street I where the trail crossing is located per 
City standards and to the satisfaction of the Department of Public Works. The applicant 
shall provide all needed conduits, signage, pavement markings and vertical elements 
required for the installation of the RRFBs per the recommendations of the traffic analysis 
to the satisfaction of the Department of Public Works. Advisory Note: The applicant is 
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advised to start the required TSDCR review and approval process as soon as possible 
to avoid delays in the map recordation process. 

C49. Dedicate and construct all private drives consistent with the approved tentative map 
cross section to the satisfaction of the Department of Public Works and Utilities. All 
private drives shall have standard driveway cuts for entries and shall be maintained by 
the HOA in perpetuity. 

C50. City standard ornamental streetlights (acorn style or alternate decorative style approved 
by the Planning and Electrical Divisions) shall be designed and constructed by the 
applicant in accordance with Electrical Division requirements to the satisfaction of the 
Department of Public Works. The number and locations of these lights will be 
determined when development plans are submitted for review. 

C51. All proposed elbows and cul-de-sacs shall be constructed per City standards and to the 
satisfaction of the Department of Public Works. 

C52. Construct A.D.A. compliant ramps per City standards at all intersections and as directed 
by the Department of Public Works. All crosswalks shall be disability access compliant to 
the satisfaction of the Department of Public Works. 

C53. Construct bulb-
Guidelines, the City
of Public Works. 

C54. Developer is required to install permanent street signs to the satisfaction of the 
Department of Public Works. 

C55. The applicant shall design all street planters to have shade trees with an expected 
mature canopy diameter of 35 feet, planted 40 feet on center with consideration given to 
driveways and underground and above ground utilities to the satisfaction of Urban 
Forestry. 

C56. All right-of-way and street improvement transitions that result from changing the right-of-
way of any street shall be located, designed and constructed to the satisfaction of the 
Department of Public Works.  The center lines of such streets shall be aligned. 

C57. All new residential driveways shall be designed and constructed to City Standards and 
compliant with City Code 17.508 to the satisfaction of the Department of Public Works. 

C58. Reciprocal access easements are required for shared use of the driveways w/ the 
adjacent parcel, if not already in place. 

C59. The applicant shall record the Final Map, which creates the lot pattern shown on the 
proposed site plan prior to obtaining any Building Permits. 

C60. The applicant shall provide a signing and striping improvement plan if new signage or 
striping is proposed; or if existing signing and/or striping is removed or relocated.  The 
plans shall be to the satisfaction of the Department of Public Works. 

C61. The design of walls fences and signage near intersections and driveways shall allow 
stopping sight distance per Caltrans standards and comply with City Code Section 
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12.28.010 (25' sight triangle).  Walls shall be set back 3' behind the sight line needed for 
stopping sight distance to allow sufficient room for pilasters.  Landscaping in the area 
required for adequate stopping sight distance shall be limited 3.5' in height at maturity.  
The area of exclusion shall be determined by the Department of Public Works. 

C62. Prior to issuance of any building permits (excluding model homes), the applicant shall 
prepare a Neighborhood Traffic Management Plan (TMP) for Sorento Road, Faletto 
Avenue and Danbrook Drive, as identified in the Panhandle Annexation EIR to be 
reviewed and approved by the Department of Public Works. The TMP shall include 
traffic calming measures such as undulations, speed lumps, signage, traffic circles, etc. 
to the satisfaction of the Department of Public Works. The measures identified in the 
approved TMP shall be implemented and constructed with each appropriate phase and 
once vehicular connections are made to existing surrounding streets. 

C63. Form a Homeowner's Association.  CC&R's shall be approved by the City and recorded 
assuring maintenance of all walls, landscape lots, landscaping and irrigation, pedestrian 
and bicycle trails, and open space areas.  The HOA shall maintain all landscape lettered 
lots and all private drives in perpetuity. 

DEPARTMENT OF UTILITIES: Saraí Jimenez (916) 808-5426 

C64. Concurrent to the first submittal of the off-site improvement plans, the applicant shall 
prepare and submit a project specific water study for review and approval by the DOU.  
The water distribution system shall be designed to satisfy the more critical of the two 
following conditions: (1) at maximum day peak hour demand, the operating or "residual" 
pressure at all water service connections shall be at least 30 pounds per square inch, (2) 
at average maximum day demand plus fire flow, the operating or "residual" pressure in 
the area of the fire shall not be less than 20 pounds per square inch.  The water study 
shall determine if the existing and proposed water distribution system is adequate to 
supply fire flow demands for the project.  A water supply test may be required for this 
project.  The applicant is advised to contact the City of Sacramento Utilities Department 
Development Review Section (916-808-1400) at the early planning stages to address 
any water related requirements.  (Note: The development of this subdivision shall 
construct all water infrastructure per the existing Water Master Plan performed as part of 
the Panhandle Annexation, P16-013.  Any deviation to the Water Master Plan may 
require a resubmittal that shall be reviewed and accepted by the DOU.) 

C65. The approved Water Master Plan identified the construction of public Water transmission 
main(s) within Club Center Drive to Del Paso Road.  The construction costs for the water 
transmission mains will be reimbursed with water fee credits.  The water fee credit 
agreement is required and shall be to the satisfaction of the DOU and the City Attorney. 

C66. The applicant shall construct and place public water and storm drainage mains in the 
asphalt section of the proposed public street rights-of-
Procedures Manual. No public water or drainage main is allowed in private streets or 
drives. 

C67. Dual water mains may be required for public streets with medians. 
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C68. Two points of service for the public water distribution system for this subdivision or any 
phase of this subdivision are required.  All water lines shall be placed within the asphalt 
section of public rights-of-  

C69. Common area landscaping shall have a separate street tap for a metered irrigation 
service. (Note: The detention basin(s), Park, and Open Space lots located on Lots A, B, 
and C, OS-1, OS-2, OS-3, and OS-4, and Landscape Lots may be required to have their 
own separate metered irrigation water service.) 

C70. Concurrent to the first submittal of off-site improvement plans, the applicant shall 
prepare a project specific drainage study meeting the criteria specified in the current 
Design and Procedures Manual, for review and approval by the DOU prior to the final 
recordation of the final map.  The drainage study shall be consistent with the Natomas 
Panhandle drainage masterplan for the project area.  The applicant is advised to contact 
the City of Sacramento Utilities Department Development Review Section (916-808-
1400) at the early planning stages to address any drainage related requirements.  (Note: 
The development of this subdivision shall be consistent with the existing Storm Drainage 
masterplan performed as part of the Panhandle Annexation, P16-013.  Any deviation to 
the Storm Drainage masterplan may be require a resubmittal that shall be reviewed and 
accepted by the DOU.) 

C71. There is an existing drainage canal/ditch along the western property line of the project.  
The existing drainage ditch/canal is collecting drainage from the northern properties and 
currently flows through this project site.  All proposed quitclaim adjacent to the western 
property line of the project shall be retained until the northern drainage has been 
mitigated to the satisfaction of the Department of Utilities.  

C72. A vehicular access road and/or ramps for the detention basin and pump station will be 
required.  The design and construction of the access road(s) and ramp shall be to the 
satisfaction of the DOU. 

C73. The applicant shall construct the detention/water quality basin, construct a pump station 
and discharge pipes, and construct inlet and outlet structures for the detention/water 
quality basin.  The basin design and construction shall be to the satisfaction of the DOU 
and per the requirements of the latest edition of the Stormwater Quality Design Manual 
for the Sacramento Region. Applicant shall submit a separate set of improvement plans 
for the detention basin and pump station design.  Prior to design of these facilities, the 

discuss design standards.   

C74. The detention/water quality basin on Lot A and Lot B shall be annexed into the City of 
Sacramento Neighborhood Water Quality District, which provides for maintenance of the 
landscaping and irrigation including the drainage structures, and other features (Water 
Quality Facility) of the water quality and flood control basin. 

C75. The developer shall maintain the detention/water quality facility for a period of two (2) 
years or until acceptance by the City into the District, whichever is less.  The two-year 
period shall begin following the issuance of a notice of completion by the City for the 
Detention/Water Quality Facility.  At the time of acceptance by the City, the developer 
shall remove any sediment or debris that has accumulated prior to acceptance. 
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C76. Finished floor elevations shall be a minimum of 1-foot above the 100-year HGL or 1.5
feet above the overland flow release elevation, whichever is higher or as approved by 
the DOU. 

C77. Prior to the initiation of water and storm drainage service to the development adjacent to 
the private drives, a privately funded maintenance district or a homeowners association 

assuring maintenance of water and surface and subsurface storm drainage facilities 
within the private drive aisles and common areas.  Private easements shall be dedicated 
for these facilities. The CC&Rs must provide that the City-approved provisions regarding 
water and surface and subsurface storm drainage facilities may not be revised without 
City consent.  If required by the DOU, the responsible maintenance agency shall enter 
into and record an agreement with the City regarding the maintenance of these facilities.  
The agreement shall be to the satisfaction of the DOU and the City Attorney. 

C78. Per City Code, the applicant may not develop the project in any way that obstructs, 
impedes, or interferes with the natural flow of existing off-site drainage that crosses the 
property.  The project shall construct the required public and/or private infrastructure to 
handle off-site runoff to the satisfaction of the DOU.  If private infrastructure is 
constructed to handle off-site runoff, the applicant shall dedicate the required private 
easements, and/or, at the discretion of the DOU, the applicant shall enter into and record 
an Agreement for Maintenance of Drainage with the City, in a form acceptable to the City 
Attorney.   

C79. A grading plan showing existing and proposed elevations is required.  All lots and/or 
parcels shall be graded so that drainage does not cross property lines or private 
drainage easements shall be dedicated.  Adjacent off-site topography shall also be 
shown to the extent necessary to determine impacts to existing surface drainage paths.  
At a minimum, one-foot off-site contours within 100 feet of the project boundary are 
required.  No grading shall occur until the grading plan has been reviewed and approved 
by DOU. 

C80. This project will disturb more than one acre of land; therefore, the project is required to 
rmit, 

Application and Report Tracking System (SMARTS).  A valid WDID number must be 
obtained and provided to the DOU prior to the issuance of any grading permits. 

C81. The applicant must comply with the City of Sacramento's Grading, Erosion and 
Sediment Control Ordinance.  This ordinance requires the applicant to show erosion and 
sediment control methods on the construction drawings.  These plans shall also show 
the methods to control urban runoff pollution from the project site during construction. 

C82. Post construction (permanent), stormwater quality control measures shall be 
incorporated into the development to minimize the increase of urban runoff pollution 
caused by development of the area. The project is an area not served by an existing 
regional water quality control facility and/or the project has more than one-acre of new or 
modified impervious area, therefore, Low Impact Development (LID), certified full 
capture trash control devices and on-site treatment control measures will be required.  
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The on-site storm water treatment control measures required may affect site design and 
site configuration and should be considered during early planning stages.  

C83. A maintenance agreement may be required for both on-site treatment control measures 
and full capture control devices. Contact DOU for a list of accepted proprietary devices 
considered for treatment control and full capture trash control.  Construction drawings 
must include all proposed source controls and on-site water quality measures selected 

 

C84. The proposed development is located within the Reclamation District 1000 (RD 1000).  
The applicant shall comply with all RD 1000 requirements and pay all required fees. 

C85. Any use of RD 1000 easements will require an agreement and/or approval with RD 
1000. Any permanent or temporary encroachments within RD 1000 easements will 
require an encroachment permit from RD 1000. This will affect the street and lot layout 
for the proposed project and should be considered early in the planning process. 

C86. The applicant may be required to reimburse RD 1000 for their staff and consultant time 
necessary to review and approve the proposed plans and monitor construction within 
their easement. 

FIRE DEPARTMENT: King Tunson (916) 808-1358 

C87. Timing and Installation. When fire protection, including fire apparatus access roads and 
water supplies for fire protection, is required to be installed, such protection shall be 
installed and made serviceable prior to and during the time of construction. California 
Fire Code Section 501.4 

C88. Provide a water flow test. (Make arrangements with the Department of Utilities at 916-
808-7890 or by email at DOUdevelopmentreview@cityofsacramento.org. California Fire 
Code Section 507.4 

C89. Per the most recently adopted California Residential Code, all new residential 
construction including 1 and 2 family dwellings and townhouses shall be provided with 
an approved NFPA 13 D sprinkler system. 

POLICE DEPARTMENT: Sgt. Matt Young (916) 808-0867 

Lighting: 

C90. Exterior lighting shall be white light using LED lamps with full cutoff fixtures to limit glare 
and light trespass. Color temperature shall be between 2700K and 4100K with a color 
rendering index of 80 or higher and a light loss factor of .95 or better. When choosing 
lamps, the applicant shall look for efficiency of 110 lumens per watt or better. All existing 
exterior fixtures shall be replaced with fixtures that meet this requirement. 

C91.  

C92. Broken or damaged exterior lighting shall be repaired or replaced within 48 hours of 
being noted.  
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C93. Entry drives, drive aisles, parking and bicycle parking shall be illuminated to a 
maintained minimum of 1.5 foot candles per square foot of parking area at a 6:1 average 
to minimum ratio. 

C94. Exterior walkways, alcoves and passageways shall be illuminated to a maintained 
minimum of 1/3 foot candles per square foot of surface area at a 6:1 average to 
minimum ratio. 

C95. Exterior lighting distribution and fixtures shall be approved by the Sacramento Police 
Department CPTED Sergeant (or designee) prior to issuance of a building permit. 

C96. Exterior lighting shall be designed in coordination with the landscaping plan to minimize 
interference between the light standards and required illumination and the landscape 
trees and required shading. 

C97. Exterior lighting shall be shielded or otherwise designed to avoid spill-over illumination to 
adjacent streets and properties. 

Landscaping: 

C98. All mature landscaping shall follow the two-foot, six-foot rule. All landscaping shall be 
ground cover, two feet or less and lower tree canopies of mature trees shall be above six 
feet. This increases natural surveillance, eliminates hiding areas within the landscape, 
and provides for tenants and users a safer environment. 

C99. Tree canopies shall not interfere with or block lighting. This creates shadows and areas 
of concealment. The landscaping plan shall allow for proper illumination and visibility 
regarding lighting and surveillance cameras through the maturity of trees and shrubs. 

Security: 

C100. Fencing for common areas, if applicable, shall be of decorative tubular steel, no climb 
 

C101. All dumpsters shall be kept locked or in locked enclosures. Gating for dumpster 
enclosures shall be slatted to allow visual surveillance of the interior.  

C102. Exterior trash receptacles shall be of a design to prevent unauthorized removal of 
articles from the trash bin. 

C103. Any graffiti painted or marked upon the premises or on any adjacent area under the 
control of the applicant shall be removed or painted over with matching paint within 72 
hours of being applied. 

C104. Exterior benches shall be constructed so as to deter skateboarding (e.g., center armrest 
partitions).  

C105. Property management shall be responsible for the daily removal of all litter from the site. 

C106. Applicant shall install a law enforcement 
areas on the premises. 

C107. Applicant (HOA) shall employ uniformed security to respond to on-site disturbances in 
the community 24/7, called in by residents/management. The security company shall 
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conduct a site inspection of the community as needed, but no less than one (1) time per 
day. The contracted security company shall be registered and in good standing with the 
Bureau of Security and Investigative Services (BSIS). Applicant may request a 
modification of this condition at any time. Any request for modification shall be in writing 

designee, and specify the desired modification(s). The Sacramento Police Department 
will evaluate the modification request and will respond within 30 days of receipt of the 
request. 

PARK PLANNING AND DEVELOPMENT SERVICES: Brianna Moland (916) 808-6188 

C108. Park Dedication:  Pursuant to Sacramento City Code Chapter 17.512 (Parkland 
Dedication) the applicant shal
(IOD) of the park site identified on the tentative map as Lot C comprising 3.52+/- (gross) 
acres. This project is required to dedicate 4.19 acres in public parkland for the number of 
units proposed as part of this project. Therefore, an additional 0.67 acres of parkland 
must be dedicated or a Quimby In-Lieu Fee of $249,054 must be paid. 

At the time of dedication, the applicant shall confirm the net acres of the site(s) to be 
dedicated and shall (1) take all actions necessary to convey to and vest in the City full 
and clear title to Lot C, including all interests necessary for maintenance and access; (2) 
provide a title report and title insurance insuring that clear title in fee is vested in the City 
at the time of dedication; (3) provide a Phase 1 environmental site assessment of Lot C; 
(4) if the environmental site assessment identifies any physical conditions or defects in 
Lot C that  would interfere with its intended use as a park, as determined by PPDS in its 
sole discretion, applicant shall complete a supplemental assessment and remedy any 
such physical condition or defect, to the satisfaction of PPDS; and (5) take all actions 
necessary to ensure that Lot C is free and clear of any wetland mitigation, endangered 
or threatened animal or plant species, sensitive habitat or other development 
restrictions. The applicant shall be solely responsible, and at its sole cost, for any 
required mitigation costs or measures associated with Lot C. The applicant shall be 
responsible for maintenance of dedicated land until City accepts IOD. 

C109. Payment of In-lieu Park Fee: Pursuant to Sacramento City Code Chapter 17.512 
(Parkland Dedication) the applicant shall pay to City an in-lieu park fee in the amount 
determined under SCC §§17.512.030 and 17.512.040 equal to the value of land 
prescribed for dedication under 17.512.020 and not satisfied by dedication.  (See 
Advisory Note) 

C110. Maintenance District: The applicant shall initiate and complete the formation of a parks 
maintenance district (assessment or Mello-Roos special tax district) or annex the project 
into an existing parks maintenance district. The applicant shall pay all city fees for 
formation of or annexation to a parks maintenance district. (Contact Infrastructure 
Finance, Jessica Steinhauer, (916) 808-8243). 

C111. Improvements:  The applicant shall construct the following public improvements prior to 

dedicated within this phased map(s): 
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a. Full street improvements for Lot C including but not limited to curbs, gutters, 
accessible ramps, street paving, streetlights, and sidewalks; and improved 
surface drainage through the site. 

b. On-street parking on at least one side of the park. 

c. A concrete sidewalk and vertical curb along all street frontages that open onto 
Lot C. The sidewalk shall be contiguous to the curb (attached) for neighborhood 
parks and separated from the curb (detached) for community and regional parks 
unless otherwise approved by PPDS. 

d. A twelve-inch (12") storm drain stub and six inch (6") sanitary sewer stub to the 
back of the sidewalk at Lot C at a location approved by PPDS for future service.  
Number of stubs and locations to be approved by PPDS.  Storm Drain and 
Sewer stubs are to be marked with a 3' high, white 4" x 4" post indicating stub or 
service location. 

e. One water tap for irrigation, one water tap for domestic water, and electrical and 
telephone service to Lot C, quantity and location as approved by PPDS. The 
irrigation water tap and the domestic water tap shall be sized based on-site 
specific calculations. Water taps and telephone and electrical services shall be 
marked with a 3' high, white 4" x 4" post indicating stub or service location. 

f. A ten-foot (10') wide driveway into Lot C with a driveway cut for maintenance 
vehicles at a location approved by PPDS in coordination with Public Works. 

g. The Applicant shall rough grade Lot C as required by City Code to provide 
positive drainage as approved by PPDS. 

h. Upon completion of all public improvements identified above, the Developer shall 
contact the Landscape Architecture Section (LAS) of the PPDS at 808-7634 to 
schedule an inspection.  This condition shall be considered complete when all 
improvements have been completed to the satisfaction of the LAS of the PPDS. 

C112. Site Plan:  The applicant shall submit a site plan and electronic file showing the location 
of all utilities on the park/parkway sites to the PPDS for review and approval. The 
applicant shall also include an exhibit showing the location of site improvements for the 
Niños Parkway Extension up to Club Center Drive. 

C113.   If a 12.5-foot public utility easement 
(PUE) for underground facilities and appurtenances currently exists or is required to be 
dedicated adjacent to a public street right-of- way contiguous to Lot C, the applicant shall 
coordinate with PPDS and SMUD regarding the location of appurtenances within the 
PUE to minimize visual obstruction in relation to the park(s) and to best accommodate 
future park improvements.  The applicant shall facilitate a meeting(s) with SMUD and 

 

C114. Turnkey Park Development:  If the Applicant desires to construct a turnkey park, the 
Applicant shall notify PPDS in writing no later than approval of the tentative subdivision 
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map for the project and shall enter into a City standard turnkey park construction 
agreement to construct the park improvements to the satisfaction of th
The park construction agreement shall address (1) the preparation and approval of the 
park design and improvement plans, (2) time for completion of the park (or of each 
phase of the park if the park is not to be completed in one phase) as a function of build-
out of the subdivision or issuance of occupancy permits, (3) any credits to be awarded to 

condition of issuance of building permits for the dwelling units to be constructed in the 
subdivision, (4) maintenance of all improvements to be accepted into the park 
maintenance financing district for a minimum of one year and until a minimum of 50% of 
the residential units to be served by the park have received occupancy permits, unless 
the City agrees to accept park maintenance into the District at an earlier date. The one-
year maintenance period shall begin following the issuance by the City of a notice of 
completion for the improvements. 

C115. Private Recreation Facility Credits: City Code Chapter 17.512, Sections 17.512.90 
through 100 address granting of private recreation facility credits. The city may grant 
credits for privately owned and maintained open space or local recreation facilities, or 
both, in planned developments as defined in Section 11003 of the Business and 
Professions Code, condominiums as defined in Section 783 of the Civil Code, and other 
common interest developments. Such credit, if granted in acres, or comparable in lieu 
fees, shall not exceed twenty-five (25) percent of the dedication or fees, or both, 
otherwise required under this chapter and no more than five percent per category of 
open space or recreational facilities described in this Chapter under 17.512.90. 

Should the applicant request City consideration of private recreational facilities, a 
separate agreement must be approved by the City Council prior to recordation of the first 
subdivision map for the project. Refer to section 17.512.90 for a list of qualifying 
facilities. Critical timing outlined in this Section includes: 

a. Open space covenants for private park or recreational facilities shall be 
submitted to the city council prior to approval of the final subdivision map or 
parcel map and shall be recorded contemporaneously with the final subdivision 
map. (Prior code § 40.16.1612) 

SOLID WASTE: Adam Roitman (916) 808-3508 

C116. Project must meet the requirements outlined in City Code Chapter 13.10.   

C117. There must be sufficient space to store three cans (garbage, mixed recycling, and 
organics recycling).  The space needed is approximately 35 inches by 87 inches and be 
screened from the public right-of-way, per City Code Chapter 13.10.100 C.  

a. Plans/Drawings do not address where containers will be stored.  Resident must 
be able to use any size container and storage/doors/gates must have sufficient 
width to allow containers to fit through. 

C118. There must be sufficient space to set out three cans (garbage, mixed recycling, and 
organics recycling) and remain in compliance with City Code Chapter 13.10.100. 
Depending on service levels, this may mean up to 8 feet of curb space required.  
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C119. Solid waste trucks must be able to safely move about the project, with minimum backing, 
and able to empty the bins and cans safely.  Cans must be placed along the curb closest 
to the property for collection. 

a. Homes in dead-end alleys will be required to place their containers on the main 
street or court on service day.  This includes Lot 1A and Lot 1B through Lot 6A 
and Lot 6B 

URBAN FORESTRY: Jodi Carlson (916) 808-6336 | Kevin A. Hocker (916) 808-4996 

C120. Tree Protection Measures  The following tree protection measures shall be included on 
the construction plans on the following pages: General Notes, Utility Plans, Demolition 
Plan and on the Landscape Plan and on the off-site plans. 

Required Tree Preservation Measures for City and Private Protected Trees 

a. This project shall contract with a project arborist experienced with tree protection 
and construction that is required to: 

i. Attend the preconstruction meetings to approve of and inform contractors of 
all tree protection measures. 

ii. Visit the site before and after demolition, grading and landscaping as well as 
at least twice each month during construction to ensure that tree protection 
measures are implemented and maintained. 

iii. Be responsible for correcting any site conditions that may negatively impact 
the trees and revisit the site to ensure that corrective action was properly 
implemented. 

iv. The project arborist shall report in writing to Urban Forestry all violations and 
tree protection failures along with corrective action taken and expected 
outcomes. 

b. All concrete sidewalks and driveways shall be retained throughout construction to 
protect the roots and soil from the impacts of construction activities. Existing 
driveways shall be used as the sole access to the site. Where there are no 
existing driveways, access shall be limited to a one or two locations outside the 
dripline of protected trees that have protection from soil compaction with the use 
of one or more of the following: A 6-inch layer of hardwood chips covered by ¾-
inch plywood or trench plates, geotextile fabric covered by a 6-inch layer of 
hardwood chips or an alternative that is approved by the City Arborist. 

c. Right-of-way planters and City trees shall be separated from the construction site 
with a six-foot high chain link fence that shall remain throughout the duration of 
the project to protect trees and to prevent construction traffic from compacting 
the soil in the planters. 

d. Construction trailers and port-a-potties shall be placed on existing hardscape or 
bridged over the tree protection zone or planter so as not to compact soil. 
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e. Any Regulated Work within the dripline or Tree Protection Zone of a protected 
tree shall be separately permitted prior to the start of construction and supervised 
by a Qualified Arborist. Submit a tree permit application and a tree protection 
plan created by a Qualified Arborist to UrbanForestry@cityofsacramento.org and 
refer to the planning project number or off-site project number. 

f. All excavation, grading or trenching within the dripline of a protected tree for the 
purpose of constructing foundations, footings, sidewalks, curbs, gutters, or any 
other reason shall employ one of the following methods: Hydro-excavation, 
pneumatic excavation or hand digging and shall be directly supervised by a 
qualified arborist. 

g. There shall be no excavation deeper than the existing excavation for sidewalks 
within the dripline of protected trees. 

h. There shall be no grade changes within the dripline of protected trees. All grade 
changes shall be accommodated onsite. 

i. There shall be no soil compaction within the dripline of protected trees. 

j. There shall be no non-native soil, non-organic matter or structural soil added to 
the right-of-way planter. 

k. The following is a list of activities that require a tree permit if they are to occur or 
be used within the right-of-way planter and/or within the tree protection zone of 
protected trees: any regulated work as defined in SCC 12.56, excavation, grade 
changes, trenches, root or canopy pruning or boring. 

l. The following is a list of activities that are prohibited within the right-of-way 
planter and/or tree protection zone of protected trees: pedestrian and equipment 
traffic that could compact the soil or physically damage roots, parking vehicles, 
equipment and/or port-a-potties, storing of soil, construction materials, petroleum 
products, water or building refuse, disposing of wash water, paint, cement, fuel or 
other potentially damaging liquids and any other activities that may have negative 
impacts on the trees and soil. 

m. All trees shall be watered regularly according to the recommendation of the 
project arborist. 

n. The applicant shall be financially responsible for any damage to the city trees 
associated with the project. Accidental or negligent actions that damage city 
trees may result in a penalty. The monetary value of any such damages will be 
appraised by the City Urban Forester or his authorized representative and shall 
be expressed as the monetary equivalent of all labor and materials required to 
bring the tree in question to a state of comparable utility with regards to its 
condition and function prior to the beginning of the project. 

Finance: Mary Jean Rodriguez (916) 808-1980 

C121. The applicant shall annex to the North Natomas Transportation Management 
Association (TMA) or other TMA. 
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C122. The applicant shall initiate and complete formation of a maintenance district 
(assessment or Mello-Roos CFD district); or annex the project to an existing 
maintenance district prior to recording a Final Subdivision Map. The applicant shall pay 
all City fees for formation of or annexation to special districts. 

SMUD: John Yu (916) 732-6321 

C123. SMUD has existing overhead 12kV facilities on the project site that will need to remain. 
The Applicant shall be responsible for maintaining all CalOSHA and State of California 
Public Utilities Commission General Order No. 95 safety clearances during construction 
and upon building completion. If the required clearances cannot be maintained, the 
Applicant shall be responsible for the cost of relocation. 

C124. Structural setbacks less than 14-feet shall require the Applicant to conduct a pre- 
engineering meeting with all utilities to ensure property clearances are maintained. 

C125.  shall require a 
dedicated SMUD easement. This will be determined prior to SMUD performing work on 

 

C126. In the event the Applicant requires the relocation or removal of existing SMUD facilities 
on or adjacent to the subject property, the Applicant shall coordinate with SMUD. The 
Applicant shall be responsible for the cost of relocation or removal. 

C127. SMUD reserves the right to use any portion of its easements on or adjacent to the 
subject property that it reasonably needs and shall not be responsible for any damages 
to the developed property within said easement that unreasonably interferes with those 
needs. If the Applicant proposes any use within the a SMUD easement, the Applicant 
shall route its plans to SMUD for review and written approval 

C128. The Applicant shall not place any building foundations within 5-feet of any SMUD trench 
to maintain adequate trench integrity. The Applicant shall verify specific clearance 
requirements for other utilities (e.g., Gas, Telephone, etc.). 

C129. In the event the City requires an Irrevocable Offer of Dedication (IOD) for future roadway 
improvements, the Applicant shall dedicate a 12.5-foot public utility easement (PUE) for 

 

C130. The Applicant shall comply with SMUD siting requirements (e.g., panel size/location, 
clearances from SMUD equipment, transformer location, service conductors). 
Information regarding SMUD siting requirements can be found at: 
https://www.smud.org/en/Business- Solutions-and-Rebates/Design-and-Construction-
Services. 

C131. The Applicant shall provide separate SMUD service points to each parcel to the 
satisfaction of SMUD. 

C132. The Applicant shall dedicate a 12.5-foot public utility easement for overhead and/or 
underground facilities and appurtenances adjacent to all public street rights-of-ways. 

C133. The Applicant shall dedicate any private drive, ingress and egress easement, (and 5 feet 
adjacent thereto) as a public utility easement for (overhead and) underground facilities 
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and appurtenances. All access roads shall meet minimum SMUD requirements for 
access roads. 

C134. The Applicant shall dedicate and provide all-weather vehicular access for service 
vehicles that are up to 26,000 pounds. At a minimum: (a) the drivable surface shall be 
20-feet wide; and (b) all SMUD underground equipment and appurtenances shall be 
within 15-feet from the drivable surface. 

C135. SMUD occupies a transmission line easement within the boundaries of the subject map 
and certain uses are not permitted or compatible with the safety, operation, maintenance 
and construction of our transmission line facilities. If the Applicant proposes any use 
within the transmission line easement, the Applicant shall route its plans to SMUD for 
review. For more information regarding transmission encroachment, please visit: 
https://www.smud.org/en/do-business-with-smud/real-estate-services/transmission-right-
of-way.htm.  

C136. Prior to the issuance of any grading or building permits, the Applicant or its designee 
shall obtain a joint-use agreement from SMUD consenting to proposed development 
within SMUD's transmission line easement. Please contact SMUD's Property 
Administrator for application procedures. 

C137. The Contractor shall provide SMUD with a schedule of work (with dates and times) for 
any excavation within ten feet of the transmission line(s). 

SACRAMENTO METROPOLITAN AIR QUALITY MANAGEMENT DISTRICT (SMAQMD): 
Molly Wright (279) 207-1157 

C138. All projects are subject to Sac Metro Air District rules and regulations in effect at the time 
of construction. Please visit our website to find a list of the most common rules that apply 
at the construction phase of projects. Because this project is located in in the Panhandle 
PUD area, it is subject to mitigation measures for construction-related air quality and 
climate impacts in the Mitigation Monitoring Plan, which includes measures from Sac 

Basic Construction Emission Control Practices, measures to ensure 
construction equipment efficiency and further control equipment emissions, and 
mitigation fees. 

SACRAMENTO AREA SEWER DISTRICT (SASD): Yadira Lewis (916) 876-6278 

C139. Prior to the APPROVAL OF IMPROVEMENT PLANS: To obtain sewer service, 
construction of SASD sewer infrastructure will be required. Current SASD Standards and 
Specifications apply to any offsite or onsite public sewer construction or modification. 
These improvements must be shown on the improvement plans for final approval. Field 
modifications to new or existing precast manhole bases are not allowed. 

C140. Prior to the APPROVAL OF IMPROVEMENT PLANS: Developer is responsible for 
installing collector sized sewer pipeline and appurtenances shown in the Level 3 sewer 
study across the parcel frontage as a condition of approval. These improvements must 
be shown on the improvement plans for final approval. 

C141. Prior to the APPROVAL OF IMPROVEMENT PLANS: SASD requires each building on 
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If there is more than one building in any single parcel and the parcel is not proposed for 
split, then each building on that parcel must have a separate connection to a private 
onsite sewer line or a separate connection to the SASD public sewer line. These 
improvements must be shown on the improvement plans for final approval. 

C142. Prior to the APPROVAL OF IMPROVEMENT PLANS: Sewer easements may be 
required to service this parcel. All public sewer easements will be dedicated to SASD in 
a form approved by the District Engineer. All public sewer easements will be at least 20 
feet in width and will require continuous access for installation and maintenance. SASD 
will only provide maintenance in public rights-of-way and SASD dedicated sewer 
easements. No awning or overhang may encroach on the easement area. At minimum, 
an all-weather access road must be provided to all manholes. 

C143. Prior to the APPROVAL OF IMPROVEMENT PLANS: Alignment of all main lines and 
structures must provide a minimum of 1 foot vertical clearance and 5 feet horizontal 
clearance from all other utilities and improvements. Sewer is to be located a minimum of 
10 feet (measured horizontally) from any structure or footing. Show public sanitary sewer 
and water supply facilities in accordance with the Health and Safety Code. 

C144. Prior to the ISSUANCE OF A BUILDING PERMIT: The owner must contact Permit 
Services Unit at PermitServices@sacsewer.com or by phone at (916) 876-6100 to 
determine if sewer impact fees are due. Fees are to be paid prior to the issuance of 
building permits. 

C145. Prior to the SUBMITTAL OF IMPROVEMENT PLANS: The project has an approved 
Level 2 sewer study. For this project, SASD requires a Level 3 sewer study prior to the 
submittal of improvement plans for plan check to SASD. The sewer study shall 

appropriate pipe sizes and related appurtenances from this subject and other upstream 
areas and shall be done in accordance with 

-
SASD in advance and in compliance with SASD Design Standards. 

C146. Prior to DISTRICT SIGN-OFF ON THE TENTATIVE PARCEL MAP: the existing and/or 
proposed sewer lines must be shown on a utility plan or the improvement plans. 

REGIONAL SANITATION (REGIONAL SAN): Robb Armstrong (916) 876-6104 

C147. Prior to the ISSUANCE OF A BUILDING PERMIT: The owner must contact the Regional 
San Permit Services Unit at PermitServices@sacsewer.com or by phone at (916) 876-
6100 to determine if sewer impact fees are due. Fees are to be paid prior to the 
issuance of building permits. 

ADVISORIES: 

C148. The proposed development is located within Sacramento Area Sewer District (SASD).  
Satisfy all SASD requirements.  

C149. Properly abandon under permit from the County Environmental Health Division, any 
unused well system located on the property.  (Note: For general questions or 



Page 40 of 44 
 

Z21-124  September 22, 2022 

requirements on well systems contact the County Environmental Health Division at 916-
875-8400.) 

C150. The applicant is responsible for obtaining all necessary permits, easements, and 
approvals from federal, state, and local agencies for the construction of this project. 

C151. The proposed project is located in the Special Flood Hazard Area (SFHA), designated 
as A99 zone Federal Emergency Management Agency (FEMA) Flood Insurance Rate 
Maps (FIRMs). FEMA does not require elevating or flood proofing in A99 zone. City 
Code Chapter 15.104 Floodplain Management Regulations require that any new 
construction of and/or substantial improvement to any structure located in A99 zone 
requires a Hold Harmless Agreement regarding risk of flooding on property. 

C152. Any proposed development within 400 feet of a levee or floodwall greater than 15 feet in 
height and within 200 feet for levees or floodwalls less than 15 feet in height needs to 
show that any excavation, grading, or land modification will not endanger the integrity of 
the levee or floodwall by increasing seepage or uplift. The bottom of the permanent 
excavation should not extend below a plane that starts at the boundary of the future 
needs area or existing levee toe and extends downward at a 10:1 slope. Any permanent 
excavation that extends below this plane requires a report from a civil engineer stating 
that the proposed development will not have an adverse impact on the 
integrity/operation of flood control system. Excavation or grading may be allowed as long 
as it does not adversely affect the functioning of the levee or floodwall.   

C153. 
areas, no excavation or structures shall be within 20 feet of levee toe.  

C154. Any development (trees, fences, etc.) within 15 feet of the levee toe must obtain a 
Central Valley Flood Protection Board Permit. 

C155. City of Sacramento permits must be obtained for private patrol, alarms, and camera 
systems. 

D. The Tree Permit for the removal of four private protected trees, a 24-inch valley oak, an 
18-inch valley oak, an 18-inch valley oak, and a 36-inch pine identified as tree numbers 
1,15,22, and 7 in the arborist report and related exhibits is approved with the following 
conditions: 
 

D1. The applicant shall provide for the planting and irrigation of 96 inches DSH in the form of 
street trees and landscape tree according to the landscape plan and to the satisfaction 
of the City Urban Forester.  

D2. The applicant shall retain all trees permitted for removal until a grading permit has been 
issued. 
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FINDINGS OF FACT 

A. Prior Environmental Impact Report and Mitigation Monitoring Program for the 
Project (CEQA Guidelines sections 15162, 15163, and 15164). On July 3, 2018, 
pursuant to the California Environmental Quality Act (Public Resources Code §21000 et 

e CEQA Guidelines (14 California Code of Regulations §15000 et seq.), 
and the City of Sacramento environmental guidelines, the City Council certified an 
Environmental Impact Report (EIR) and adopted Findings of Fact (Resolution No. 2018-
0280) and approved the Panhandle Annexation project (P16-013) (Original Project). 

The Panhandle 105 project (Z21-124) proposes to construct 441 residential units on a 
vacant property totaling approximately 106.5 gross acres in the Agricultural, Open Space 
(A-OS-PUD), Single-Unit Dwelling (R-1-PUD), and Single-Unit or Duplex Dwelling (R-1A-
PUD) zones. 

1. The Zoning Administrator finds as follows: 

a. On July 3, 2018, pursuant to the California Environmental Quality Act (Public 
es (14 California 

Code of Regulations §15000 et seq.), and the City of Sacramento environmental 
guidelines, the City Council certified an Environmental Impact Report (EIR) and 
adopted Findings of Fact and a Mitigation Monitoring Plan (Resolution No. 2018-
0280) and approved the Panhandle Annexation project (P16-013) (Original 
Project). 

b. The Panhandle 105 project (Z21-124) proposes to construct 441 residential units 
on a vacant property totaling approximately 106.5 gross acres in the Agricultural, 
Open Space (A-OS-PUD), Single-Unit Dwelling (R-1-PUD), and Single-Unit or 
Duplex Dwelling (R-1A-PUD) zones. 

c. Staff determined that there are no proposed changes to the Original Project that 
require the preparation of a subsequent EIR based upon the Current 
proposed scope being consistent with the uses reviewed and evaluated in the 
certified EIR, and the analysis of impacts and mitigation in the EIR is adequate for 
the Current Project. As part of this analysis, all uses allowed under the current 
zoning were evaluated. Residential uses, such as the proposed project, are 
allowed in the Single-Unit Dwelling (R-1-PUD), and Single-Unit or Duplex Dwelling 
(R-1A-PUD) zones and is consistent with the uses analyzed in the previous EIR. 

2. The Zoning Administrator has reviewed and considered the information contained in 
the previously certified EIR for the Original Project, and all oral and documentary 
evidence received during the hearing on the Current Project. The Planning and Design 
Commission has determined that the previously certified EIR, CEQA findings of fact 
and statement of overriding considerations constitute an adequate, accurate, 
objective, and complete review of the proposed Current Project and finds that no 
additional environmental review is required based on the reasons set forth below: 
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a. No substantial changes are proposed by the Current Project that will require major 
revisions of the previously certified EIR due to the involvement of new significant 
environmental effects or a substantial increase in the severity of previously 
identified significant effects. 

b. No substantial changes have occurred with respect to the circumstances under 
which the Current Project will be undertaken which will require major revisions to 
the previously certified EIR due to the involvement of new significant environmental 
effects or a substantial increase in the severity of previously identified significant 
effects. 

c. No new information of substantial importance has been found that shows any of 
the following: 

i. The Current Project will have one or more significant effects not discussed in 
the previously certified EIR. 

ii. Significant effects previously examined will be substantially more severe than 
shown in the previously certified EIR. 

iii. Mitigation measures previously found to be infeasible would in fact be feasible 
and would substantially reduce one or more significant effects of the Current 
Project; or 

iv. Mitigation measures which are considerably different from those analyzed in 
the previously certified EIR would substantially reduce one or more significant 
effects on the environment. 

3. The mitigation monitoring plan for the Project remains in effect and applies to the 
Panhandle 105 project. The mitigation monitoring plan meets the requirements of 
CEQA section 21081.6 and CEQA Guidelines section 15091. 

4. Upon approval of the Panhandle 105 project, the City Manager shall file or cause to 
be filed a Notice of Determination with the Sacramento County Clerk and, if the project 
requires a discretionary approval from any state agency, with the State Office of 
Planning and Research, pursuant to section 21152(a) of the Public Resources Code 
and the State EIR Guidelines adopted pursuant thereto. 

5. Pursuant to Guidelines section 15091(e), the documents and other materials that 
constitute the record of proceedings upon which the Zoning Administrator has based 
its decision, including the previously certified EIR, are located in and may be obtained 
from, the Office of the City Clerk at 915 I Street, Sacramento, California. The City Clerk 
is the custodian of records for all matters before the City Council. 
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B. Tentative Subdivision Map to subdivide 3 vacant parcels totaling 106.5 gross acres into 
484 lots (441 residential lots and 43 common lots) in the Agricultural, Open Space (A-OS-
PUD), Single-Unit Dwelling (R-1-PUD), and Single-Unit or Duplex Dwelling (R-1A-PUD) 
zones within the Panhandle Planned Unit Development (PUD) is approved based on the 
following Findings of Fact: 

1. None of the conditions described in Government Code section 66476 exist with 
respect to the proposed subdivision as follows: 

a. The proposed map is consistent with the General Plan, all applicable community 
and specific plans, Title 17 of the City Code, and all other applicable provisions of 
the City Code. 

b. The design and improvement of the proposed subdivision is consistent with the 
General Plan, and all applicable community and specific plans, Title 17 of the City 
Code, and all other applicable provisions of the City Code. 

c. The site is physically suitable for the type of development. 

d. The site is physically suitable for the proposed density of development. 

e. The design of the subdivision and the proposed improvements are not likely to 
cause substantial environmental damage or substantially and avoidable injure fish 
or wildlife or their habitat. 

f. The design of the subdivision and the type of improvements are not likely to cause 
serious public health problems. 

g. The design of the subdivision and the type of improvements will not conflict with 
easements, acquired by the public at large, for access through or use of property 
within the proposed subdivision. 

2. The proposed subdivision, together with the provisions for its design and improvement, 
is consistent with the General Plan, all applicable community and specific plans, Title 
17 of the City Code, and all other applicable provisions of the City Code (Gov. Code 
§66473.5).  

3. The discharge of waste from the proposed subdivision into the existing community 
sewer system will not result in a violation of the applicable waste discharge 
requirements prescribed by the California Regional Water Quality Board, Central 
Valley Region, in that existing treatment plants have a design capacity adequate to 
service the proposed subdivision (Gov. Code §66474.6). 

4. The design of the proposed subdivision provides, to the extent feasible, for future 
passive or natural heating and cooling opportunities (Gov. Code §66473.1). 

5. The City has considered the effect of the approval of this tentative subdivision map on 
the housing needs of the region and has balanced these needs against the public 



Page 44 of 44 
 

Z21-124  September 22, 2022 

service needs of its residents and available fiscal and environmental resources (Gov. 
Code §66412.3). 

C. Site Plan and Design Review of the Tentative Subdivision Map with deviations to PUD 
Guidelines for lot orientation, to exceed the maximum allowed lot size, lot depth, and lot 
depth, and to reduce the minimum required lot width, and for the construction of 441 
single-unit dwellings in the Agricultural, Open Space (A-OS-PUD), Single-Unit Dwelling 
(R-1-PUD), and Single-Unit or Duplex Dwelling (R-1A-PUD) zones within the Panhandle 
Planned Unit Development is approved based on the following Findings of Fact: 

1. The design, layout, and physical characteristics of the proposed development are 
consistent with the general plan and any applicable specific plan or transit village 
plan; and 

2. The design, layout, and physical characteristics of proposed development are 
consistent with all applicable design guidelines and with all applicable development 
standards or, if deviations from design guidelines or development standards are 
approved, the proposed development is consistent with the purpose and intent of the 
applicable design guidelines and development standards; and 

3. All streets and other public access ways and facilities, parking facilities, and utility 
infrastructure are adequate to serve the proposed development and comply with all 
applicable design guidelines and development standards; and 

4. The design, layout, and physical characteristics of the proposed development are 
visually and functionally compatible with the surrounding neighborhood; and 

5. The design, layout, and physical characteristics of the proposed development ensure 
energy consumption is minimized and use of renewable energy sources is 
encouraged; and 

6. The design, layout, and physical characteristics of the proposed development are not 
detrimental to the public health, safety, convenience, or welfare of persons residing, 
working, visiting, or recreating in the surrounding neighborhood and will not result in 
the creation of a nuisance. 

D. Tree Permit for the removal of four private protected trees is approved based on the 
following Findings of Fact: 

1. The location of the four private protected trees conflicts with the most feasible 
placement of the proposed housing units. 

2. The required grading for the project involves cuts in excess of 4 feet in the immediate 
vicinity of the private protected trees. Preservation of the trees is incompatible with 
achieving the necessary grading for the lots and roadways. 

3. The replacement plan is consistent with the standards set forth in section 12.56.060 
of the Tree Planting, Maintenance and Conservation Ordinance. 

 

































































































































































































































































































LOT
SF

(GROSS)
Deviation LOT

SF
(GROSS)

Deviation LOT
SF

(GROSS)
Deviation

85 3,644 1 4,245 19 4,500
80 3,689 56 4,264 20 4,500
81 3,689 7 4,316 21 4,500 D
82 3,689 10 4,337 22 4,500 W
83 3,689 96 4,347 23 4,500 d
84 3,689 9 4,362 41 4,500 w
73 3,691 18 4,401 26 4,501
74 3,691 15 4,432 27 4,501
75 3,691 17 4,468 47 4,700
76 3,691 105 4,468 48 4,700
77 3,691 33 4,485 51 4,750
27 3,735 16 4,500 52 4,759
26 3,736 79 4,631 30 4,839
72 3,736 78 4,634 24 4,881
55 3,745 34 4,636 2 5,000
41 3,825 8 4,661 25 5,458
42 3,825 111 4,679 18 5,523
43 3,825 38 4,743 34 5,620
67 3,825 97 4,764 28 5,641
68 3,825 98 4,764 39 5,670
110 3,828 112 4,801 40 5,681
113 3,828 47 4,816 1 5,722
69 3,836 28 4,853 49 5,745
48 3,870 4 4,860 50 5,782
49 3,870 29 4,868 29 5,817
50 3,870 44 4,897 12 5,823
51 3,870 32 4,902 35 5,837
52 3,870 30 4,940 10 5,940 w
86 3,882 3 4,977 16 6,059
66 3,915 60 4,984 3 6,123
90 3,915 99 5,136 33 6,134
91 3,915 95 5,220 13 6,141
92 3,915 59 5,251 9 6,243
93 3,915 31 5,257 46 6,272
12 3,951 107 5,318 31 6,279 w
11 3,954 106 5,357 36 6,309
53 3,960 35 5,419 D 43 6,338
2 3,971 36 5,422 17 6,423
5 3,971 94 5,423 45 6,465 D
13 3,973 19 5,594 37 6,614
14 3,996 25 5,628 W 5 6,896 w
87 4,000 23 5,675 7 7,054
58 4,005 100 5,705 15 7,179
61 4,005 108 5,968 4 7,468
62 4,005 40 6,523 38 8,009
63 4,005 20 6,532 14 8,089 W
64 4,005 70 6,589 11 8,151 Dw
65 4,005 46 6,616 42 8,483
71 4,045 101 6,628 6 8,717 w
54 4,049 39 6,960 8 8,907
37 4,051 24 7,049 DW 32 9,221
109 4,083 103 7,448 44 9,488
114 4,092 21 7,578
89 4,110 102 7,834
88 4,119 104 7,970
57 4,171 45 8,659
6 4,236 22 8,844

Exceeds Max. Lot Width
Reduce Min. Lot Depth
Reduce Min. Lot Width

DEVIATION LEGEND
Exceeds Max. Lot Size
Exceeds Max. Lot Depth

VILLAGE 2 (PUD VILLAGE 12)
SNLD T (4500 7500 SF)

VILLAGE 1 (PUD VILLAGE 11) SNLD V (3000 6000 SF)



LOT
SF

(GROSS)
Deviation LOT

SF
(GROSS)

Deviation

4 5,218 39 5,605
16 5,225 40 5,605
17 5,225 43 5,605 D
18 5,225 44 5,605 W
28 5,225 45 5,605 d
29 5,225 46 5,605 w
30 5,225 47 5,605
1 5,227 100 5,634
19 5,279 50 5,640
27 5,279 51 5,640
68 5,281 52 5,640
71 5,320 53 5,640
72 5,320 54 5,640
73 5,320 55 5,640
74 5,320 60 5,640
75 5,320 61 5,640
78 5,320 62 5,640
79 5,320 63 5,640
80 5,320 64 5,640
81 5,320 65 5,640
82 5,320 35 5,691
9 5,347 48 5,691
10 5,374 5 5,838
11 5,402 108 5,887
94 5,413 107 5,900
70 5,415 32 6,005
83 5,415 93 6,038
8 5,417 34 6,127
12 5,429 3 6,134
95 5,450 2 6,257
13 5,456 41 6,298
21 5,460 42 6,298
25 5,462 104 6,434
26 5,462 110 6,451
20 5,463 92 6,518
85 5,481 103 6,536
86 5,481 67 6,542
87 5,481 112 6,574
88 5,481 14 6,641
89 5,481 69 6,666
90 5,481 84 6,733
91 5,481 101 6,742
33 5,486 77 6,772
96 5,486 76 6,773
113 5,513 57 6,797
97 5,523 58 6,797
111 5,524 106 6,857
105 5,550 109 6,857
98 5,560 7 6,876
102 5,577 24 7,125
56 5,593 15 7,231
59 5,593 66 7,324
99 5,597 49 7,411
36 5,605 31 7,623
37 5,605 23 7,717
38 5,605 6 8,248

22 9,222 W

Exceeds Max. Lot Width
Reduce Min. Lot Depth
Reduce Min. Lot Width

VILLAGE 3 (PUD VILLAGE 14) SNLD T (4500 7500 SF)

DEVIATION LEGEND
Exceeds Max. Lot Size
Exceeds Max. Lot Depth



LOT
SF

(GROSS)
Deviation LOT

SF
(GROSS)

Deviation

19 6,250 15 6,150
10 6,258 28 6,200
11 6,258 14 6,297 D
12 6,258 13 6,300 W
13 6,258 12 6,335 d
14 6,258 3 6,338 w
35 6,271 17 6,386
36 6,306 18 6,386
39 6,311 19 6,386
40 6,318 24 6,435
41 6,326 2 6,538
42 6,333 25 6,738
2 6,340 10 6,820
3 6,340 27 6,828
4 6,340 11 6,831
5 6,340 20 7,037
6 6,340 29 7,093
43 6,340 4 7,131
45 6,354 9 7,149
46 6,361 1 7,180
44 6,437 26 7,229
47 6,541 21 7,253
8 6,797 22 7,650
25 6,873 23 7,668
26 6,873 16 7,772
31 6,875 7 8,293
32 6,875 5 8,376
34 6,897 8 8,638
27 6,903 6 8,792
30 6,905
37 7,016
38 7,034
7 7,222
9 7,223
1 7,228
28 7,465
29 7,466
24 7,472
33 7,580
23 7,633
20 7,635
17 7,891
21 7,951
22 9,150
18 9,281
16 9,790
15 9,957

Exceeds Max. Lot Width
Reduce Min. Lot Depth
Reduce Min. Lot Width

DEVIATION LEGEND
Exceeds Max. Lot Size
Exceeds Max. Lot Depth

VILLAGE 4 (PUD VILLAGE 7)
SNLD E (6000 14500 SF)

VILLAGE 6 (PUD VILLAGE 8)
SNLD E (6000 14500 SF)



LOT
SF

(GROSS)
Deviation LOT

SF
(GROSS)

Deviation

37 4,500 2 4,500
38 4,500 79 4,500
39 4,500 80 4,500 D
48 4,500 81 4,500 W
49 4,500 82 4,500 d
50 4,500 83 4,500 w
51 4,500 84 4,500
52 4,500 85 4,500
58 4,500 70 4,600
59 4,500 71 4,600
60 4,500 72 4,600
61 4,500 73 4,600
40 4,519 74 4,600
28 4,536 75 4,600
27 4,537 76 4,600
29 4,590 1 4,635
64 4,600 3 4,688
65 4,600 21 4,795
66 4,600 11 4,839
67 4,600 24 4,860
47 4,637 25 4,860
30 4,680 4 4,875
32 4,680 5 4,875
33 4,680 6 4,875
34 4,680 7 4,875
41 4,682 8 4,875
31 4,770 13 4,875
42 4,909 14 4,875
46 4,910 15 4,875
43 5,206 16 4,875
36 5,220 17 4,875
53 5,310 26 4,877
57 5,523 20 4,939
55 5,603 12 5,062
62 5,635 86 5,181
68 5,643 69 5,301
63 5,681 10 5,350
56 5,788 78 5,560
45 5,973 77 5,756
35 6,252 19 5,910
44 7,087 D 22 6,293
54 7,500 18 6,298

23 6,550
9 6,624

Exceeds Max. Lot Width
Reduce Min. Lot Depth
Reduce Min. Lot Width

DEVIATION LEGEND
Exceeds Max. Lot Size
Exceeds Max. Lot Depth

VILLAGE 5 (PUD VILLAGE 10)
SNLD V (3000 6000 SF)

VILLAGE 5 (PUD VILLAGE 9)
SNLD T (4500 7500 SF)
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