
 
Planning Commission 
Agenda Report  
 
 
 

 
 
FROM:   Craig Hoffman, Community Development Director 
 
SUBJECT:  SUMMERFIELD AT TWIN CITIES ROAD PROJECT – Request for 

tentative subdivision map modification of condition A-20 
 
 
RECOMMENDATION 
 
1. Receive a staff presentation;  
2. Open public hearing to receive comments; 
3. Upon closing the public hearing, staff is requesting the Planning Commission to uphold the 

condition created by the City Council and included with the original project approval. 
 
 

DISCUSSION 
 
The Summerfield at Twin Cities project was approved by City Council on September 15, 
2020.  The City Council – September 15, 2020 Staff Report is included as Attachment 2. 
 
As part of the original approval, the City Council added a condition (A-20) to require a specific 
amount of home sizes.  This condition was crafted by the Council at the public hearing on 
September 15, 2020. 
 

A-20:  The homes built will be executive style housing.  Minimum house sizes will be at 
least 20% - 2,000 sq. ft. in size, 20% - 2,400 sq. ft. in size, 20% - 2,800 sq. ft. in size, 
20% - 3,200 sq. ft. in size and 20% - 3,500 sq. ft. in size.  The homes may be larger. 

 
Community Development staff have repeatedly advised potential home builders this condition 
was placed on the project by the City Council and most likely, this condition was why the 
property was annexed and the project was approved by the City Council.  This is not staff’s 
condition and did not come from the Planning Commission.  This condition was added to 
create a feel and look for an executive housing product   The Summerfield project was 
promoted as something the community did not have, an executive style housing project. 
 
As a matter of policy, Community Development Department staff does not counter the policy 
and direction of the City Council.  The staff recommendation is to uphold the Council 
condition. 
 
Homes by Town (HBT) officially purchased the property on April 6, 2022.  On June 21, 2022, 
HBT applied to the Planning Division to request a modification of condition A-20. 
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The applicant is proposing a housing buildout based upon the following tiers: 
 

Tier Size Range Percentage Unit Count 

Tier 1 2,000 – 2,399 sq ft 16.2% 33 

Tier 2 2,400 - 2,599 sq ft 16.2% 33 

Tier 3 2,600 – 3,700 sq ft 16.2% 33 
 
 
Ultimately, the Planning Commission is the approval authority for tentative maps and has the 
following options: 
 

a.  Deny the request and keep the condition as it currently is; 
b.  Modify the condition as proposed by the applicant; 
c.  Provide a blended condition from the Planning Commission. 

 
Staff is looking for direction from the Planning Commission. 
 
 
ATTACHMENT(S): 
 
1.  Resolution 
2.  Applicant’s Justification 
3.  City Council – September 15, 2020 Staff Report 



RESOLUTION NO. 2022-0X (PC) 
 

A RESOLUTION OF THE PLANNING COMMISSION OF 
THE CITY OF GALT, CALIFORNIA 

DENYING THE REQUEST FOR TENTATIVE SUBDIVISION MAP MODIFICATION  
OF CONDITION A-20 FOR THE SUMMERFIELD AT TWIN CITIES ROAD  

PROJECT 
 
 

WHEREAS, the City Council of the City of Galt adopted the City's current General Plan 
on April 7, 2009 and certified the Final Environmental Impact Report for the General Plan by 
adopting Resolution No. 2009-28, herein incorporated by reference; and 
 

WHEREAS, Sheldon Business Park submitted an application to the City of Galt Planning 
Division requesting approval of an Annexation, General Plan Amendment, Pre-Zoning, and 
Vesting Tentative Map for the Summerfield at Twin Cities Road Project (Project); and 
 

WHEREAS, the City of Galt held a public hearing on the proposed Summerfield at Twin 
Cities Road Project Vesting Tentative Maps by the City Council, on September 15, 2020. 
 

WHEREAS, the City Council adopted Resolution No. 2020-67  approving the Initial 
Study/Mitigated Negative Declaration (IS/MND) and Mitigation Monitoring and Reporting Plan 
(MMRP) which concludes no significant environmental impacts with the implementation of 
mitigation measures; and 
 

WHEREAS, the City Council approved the Annexation for the Summerfield at Twin 
Cities Road Project, by adopting Resolution 2020-68; and 
 

WHEREAS, the City Council approved the General Plan Amendment  to Low Density 
Residential and open Space for the Summerfield at Twin Cities Road Project, by adopting 
Resolution 2020-69; and 
 

WHEREAS, the City Council approved the Prezone to R1C-PD, OS, and PQP for the 
Summerfield at Twin Cities Road Project, by adopting Ordinance 2020-07; and 

 
WHEREAS, the City Council approved the Large Lot Vesting Tentative Map and Small 

Lot Vesting Tentative Map  for the Summerfield at Twin Cities Road Project, by adopting 
Resolution 2020-70; and 
 

WHEREAS, the City Council held a lengthy discussion about the executive housing 
description of the project and added condition A-20 to ensure the project represented an 
executive housing project look and feel; and 
 

WHEREAS, Homes by Town (HBT) officially purchased the property on April 6, 2022.  
On June 21, 2022, HBT applied to the Planning Division to request a modification of condition 
A-20, and 
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WHEREAS,  the City of Galt Planning Commission held a duly noticed public 
hearing on the condition of approval modification request for the Summerfield at Twin Cities 
Road Project on September 8, 2022 and, using their independent judgment, considered all 
evidence in the public record relative to the staff report and public testimony; and 

 
NOW, THEREFORE, BE IT RESOLVED, based on the following findings by the 

Planning Commission of the City of Galt, California that the request to modify condition A-20 in 
regard to executive housing sizes and requirements is denied: 

 
A.  A legally noticed public hearing was held for input and testimony by the Planning 

Commission on September 8, 2022; and 
 

B.  As part of the original approval, the City Council added condition (A-20) to require a 
specific amount of home sizes to represent an executive housing branding, and 
 

C.  Condition A-20 was crafted by the City Council at the public hearing and was part of 
a larger discussion on executive housing and the idea this project was special and not what 
currently exists in the City of Galt, and 
 

D.  Condition A-20 was a significant part of why the Summerfield at Twin Cities Road 
Project was approved by the City Council as an annexation north of Twin Cities Road, and 
 
 E.  The Planning Commission has not historically countered or modified conditions or 
policy from the City Council. 
 

The City Clerk shall certify to the passage and adoption of this Resolution and 
enter it into the book of original Resolutions. 

 
PASSED AND ADOPTED by the Planning Commission of the City of Galt, 

California, this 8th day of September, 2022, upon motion by Planning Commissioner ______ 
seconded by Planning Commissioner _______ by the following vote, to wit: 
 

AYES: Planning Commissioners:  
NOES: Planning Commissioners:  
ABSTAIN: Planning Commissioners:  
ABSENT: Planning Commissioners:  

 
 
 
                  _________________________________ 
       Chair, City of Galt Planning Commission 
ATTEST: 
 
_______________________________________ 
Planning Commission Secretary, City of Galt  













City Manager Approval: 
 
TYPE OF ITEM:   COUNCIL ACTION:  Introduced Approved     Denied       Revised  
____ Consent    Reso No _________________   Ord No ________________ 
____ Departmental   Moved By: 
_X_  Public Hearing   Seconded By: 
____ Successor Agency   Vote:  
____ Other: 
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FROM:  Craig Hoffman, Interim Community Development Director 
By:   Cindy Gnos, Raney Planning & Management 
 
SUBJECT  SUMMERFIELD AT TWIN CITIES ROAD PROJECT 
 
RECOMMENDATION 
1. Receive a presentation; and 
2. Open public hearing to receive comments; and 
3. Upon closing the public hearing, adopt a resolution approving the Initial Study, Mitigated 

Negative Declaration, and the Mitigation Monitoring and Reporting Program for the 
Summerfield at Twin Cities Road Project; and  

4. Adopt a resolution approving the annexation of 58 acres; and 
5. Adopt a resolution approving the amendment to the City’s General Plan; and 
6. Introduce an ordinance approving the proposed prezoning of the 58-acre Summerfield at 

Twin Cities Road Project to R1C-PD, OS, and PQP; and 
7. Adopt a resolution approving the Large Lot Vesting Tentative Map and the Small Lot 

Tentative Subdivision Map for the Summerfield at Twin Cities Road Project. 
 
LOCATION  Twin Cities Road, between Waldo Road and Hauschildt Road 

APN: 148-1100-006. 
 

APPLICANT   Sheldon Business Park 
    8940 Elder Creek Road 
    Sacramento, CA 95829 
 
COUNTY ZONING  Agricultural/Residential (AR-5) – Sacramento County 
DESIGNATION 
 
CITY GENERAL PLAN Commercial (C) and Rural Residential (RR) 
DESIGNATIONS   
 
EXISTING USE  Vacant and undeveloped 
 
 

 

Meeting Date: September 15, 2020 
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SURROUNDING 
LAND USE North: Agricultural and Rural Residential 
 South: Single-Family and Rural Residential 
 East: Rural Residential 
 West: Rural Residential 
DISCUSSION 
Project Description 
The proposed project would consist of the annexation of 58-acres in the City of Galt and the 
development of a private, gated community consisting of 204 single-family residences with a 
minimum lot size of 6,500 square feet (sf). The proposed development would include a new 
internal transportation circulation system, as well as fencing, landscaping, and associated 
improvements. The proposed project would also include development of a 1.9-acre private 
park in the center of the site, as well as 7.9 acres of open space, along the northern portion of 
the site.  
 
The site is currently vacant and undeveloped. Wetlands exist in the northeastern and center 
portions of the site. The Galt General Plan designates the project site as Commercial (C) and 
Rural Residential (RR). The Sacramento County Zoning designation for the site is 
Agricultural/Residential (AR-5). 
 
The project site is located north of Twin Cities Road, between Waldo Road and Hauschildt 
Road, at the terminus of Marengo Road (see Figure 1), within Sacramento County, in the City 
of Galt’s Sphere of Influence.  
 

Figure 1 Project Location/Components 
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Annexation of the site into the City of Galt is a formal municipal reorganization action that 
requires approval by the Sacramento Local Agency Formation Commission (LAFCo). The 
reorganization requires annexation into the City of Galt and detachment from the Galt 
Irrigation District and the Sloughhouse Resource Conservation District (RCD).  
 
Necessary entitlements for the proposed project include the following: 

• Approval of an Initial Study/Mitigated Negative Declaration (IS/MND); 
• Adoption of a Mitigation Monitoring and Reporting Plan (MMRP); 
• Approval of Annexation of the 58-acre project site; 
• Approval of a General Plan Amendment to on-site land use designations; 
• Approval of a Prezoning of the project site; 
• Approval of a Large Lot Vesting Tentative Map; and 
• Approval of a Small Lot Vesting Tentative Map. 

 
As a responsible agency, the Sacramento LAFCo would be required to approve the proposed 
reorganization (annexation to the City and detachment from the Galt Irrigation District and the 
Sloughhouse RCD). 
 
PROJECT COMPONENTS 
The current application for the Summerfield at Twin Cities Road Project is discussed in further 
detail below. 
 
Annexation 
As stated above, the proposed project would include annexation of the 58-acre project site 
into the City of Galt. Annexation of the site to the City of Galt is a formal municipal 
reorganization action that requires approval by the Sacramento LAFCo. LAFCos are state-
mandated Commissions whose purview is to oversee boundary changes of cities and special 
districts, the formation of new agencies, including the incorporation of new cities and districts, 
and the consolidation or reorganization of special districts and or cities. For this annexation to 
occur, first, the City would approve an annexation resolution for the project, which would 
subsequently be submitted to the Sacramento LAFCo for approval as a responsible agency. A 
Property Tax Exchange Agreement must be executed between the County (including any 
affected special districts) and the City prior to consideration of the Reorganization request by 
LAFCo. 
 
The annexation would formally transfer all local governmental powers and municipal services 
pertaining to the project site from the County of Sacramento to the City of Galt. Annexation 
would require detachment of the project site from the Galt Irrigation District and Sloughhouse 
RCD. Upon annexation, the City would be responsible for providing water service, sewer 
service, police protection, fire protection, library and general government services, along with 
maintaining water and sewer mains, the on-site storm drainage system, and local parks and 
recreation resources. Many of these services will be available to eventual property owners 
regardless of city limits. 
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General Plan Amendment 
The proposed project includes a request for General Plan amendment to change the existing 
City land use designations of the site of Rural Residential (RR) and Commercial (C) to Low 
Density Residential (LDR), Open Space (OS), and Public/Quasi Public (PQP) (see Figure 2). 
Per the City’s General Plan, the LDR land use designation allows a density range of 0.0 to 6.0 
dwelling units per acre (du/acre). The re-designation would allow for development of single-
family residences at the proposed 4.4 unit per acre gross density, as well as landscaping and 
open space.  
 

Figure 2 Summerfield at Twin Cities Road Project General Plan Amendment 
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Prezoning 
As part of the annexation action, pre-zoning would be required for the project site. The project 
site is currently zoned Agricultural Residential 5 acre (AR-5) by the County of Sacramento. 
The project would include rezoning/prezoning the site to Maximum-Density Single-Family 
Planned Development (R1C-PD), Open Space (OS), and Public/Quasi Public (PQP) to be 
consistent with the proposed General Plan land use designations discussed above (see 
Figure 3). The R1C-PD zoning designation is intended for areas appropriate for single-family 
detached homes and secondary residential units. The zoning district is characterized by small 
residential lots designed to promote the development of single-family dwellings at higher 
suburban density with cohesive neighborhoods and easy access to urban facilities. The 
proposed project would include minimum lot size of 6,500 sf. The R1C-PD designation allows 
for approximately 40 lots within the project site to be slightly less than the R1C standard of 65 
feet in width, while still meeting the 6,500-sf minimum lot size criteria. The OS-zoned portion 
of the site would be comprised of the proposed wetland area and detention basin, while the 
PQP-zoned portion of the site would be intended for park use.  
 

Figure 3 Summerfield at Twin Cities Road Project Prezoning 
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Vesting Tentative Subdivision Map 
Two Vesting Tentative Subdivision Maps (VTSM) have been proposed in order to divide the 
site, Large and Small lot.  
 
The Large Lot VTSM would create large lots consisting of one or more development phases 
that could be used to secure financing for site development and infrastructure improvements 
or sold to builders. The Large Lot VTSM includes a total of seven parcels for the following 
uses (see Figure 4):  
 

• Parcels 1, 2, 3, and 4: Low-Density Residential; 
• Parcel 5: Park; 
• Parcel 6: Open Space/Basin; and 
• Parcel 7: Open Space/Wetland. 

 
Figure 4 Large Lot Vesting Tentative Map 
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The Small Lot Tentative Subdivision Map would include individual residential lots, rights-of-
way for the streets, utilities and energy infrastructure, and common open space areas (see 
Figure 5). The infrastructure required to serve the development, including stormwater, 
wastewater, water, electric, gas, and telephone services, is reflected on the Small Lot 
Tentative Subdivision Map. 
 

Figure 5 Small Lot Vesting Tentative Map 
 

 
 
The single-family residential lots would range from 6,510 sf to 12,788 sf, with an average lot 
size of 7,198 sf. Each unit would have private driveways with access from new private drive 
aisles, as well as a front, side, and rear private yard. Landscaping lots would be provided 
along the project site frontage on Twin Cities Road and throughout the site. The following 
sections discuss the details of the proposed access and circulation, landscaping, park, and 
utilities.  
 
Access and Circulation 
Vehicle access to the project site would be provided by a private roadway from Twin Cities 
Road. The roadway would have an ingress and egress lane, separated by a median. The 
entrance to the project site would be protected by a private access gate. Private streets would 
be constructed for internal project site circulation and provide access to all lots. The internal 
streets would be designed to adequately accommodate two-way traffic and emergency 
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vehicles. Additionally, a roadway shown as “Street K” would be for emergency vehicle access 
(EVA) only, and is located approximately 540 feet west of the main access, on Twin Cities 
Road. 
 
The City’s General Plan designates Twin Cities Road as a Future 6-lane Expressway. The 
City is currently studying modifications to the General Plan circulation that could reduce Twin 
Cities Road to a 4-lane Arterial. The proposed VTSM provides for either option. The 
soundwall for the proposed subdivision has been set back to allow for ultimate improvements 
for a 141-foot right-of-way associated with the 6-lane Expressway. Should the City move 
forward with a 4-lane Arterial, the remaining right-of-way would consist of additional 
landscaping/hardscaping. The cross sections on the VTSM identify interim and ultimate 
improvements as shown below (Figure 6). 
 

Figure 6 Twin Cities Road Cross Sections 

 
Pedestrian access would be provided by a pedestrian gate located directly east of the vehicle 
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entrance point. Sidewalks are also located along the EVA.  An eight-foot-wide sidewalk would 
be constructed on each side of the internal private streets for pedestrian circulation 
throughout the development. Additionally, a six-foot-wide bike lane is proposed on the north 
side of Twin Cities Road. A bus turnout is proposed to the west of the site’s vehicle access 
point. 
 
Landscaping, Park, and Fencing 
Figure 7 provides an overview of the proposed landscaping plan. As shown in the figure, 
grass and shrubs would be planted along the entire frontage of the site on Twin Cities Road. 
The vehicle entry point would be designed with several plants and trees, as well as a median 
with a fountain and accent flowers. The internal streets would be planted with trees and 
shrubs in order to provide shade, as well as for aesthetic purposes. The northern border of 
the project site would be developed with an open space drainage basin. The basin would be 
covered in a hydroseed base and surrounded by trees and shrubs. The northern portion of the 
site also contains a wetland area, which would be maintained in the current condition with 
surrounding shrubs and trees planted. 
 

Figure 7 Proposed Landscaping Plan 
 

 
 
The proposed park in the center of the project site would consist of 1.9 acres, covered 
primarily in grass, and designed to be used as a soccer field. The portion of the park not used 
as a soccer field would contain benches and tables for use by future residents. The entire 
park area would be surrounded with trees and shrubs. A landscaped pathway would be 
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provided through the center of the site north of the park to the northern open space. This will 
allow a view corridor from the main entrance through the site to the open space and beyond.  
A fencing plan is shown in Figure 8. New tube steel fencing with a masonry base would be 
constructed along the east and west perimeters of the project site. Along the frontage of the 
site, and bordering the first row of houses, a masonry sound wall would be constructed. Along 
the northern border of the site, separating the open space and bioretention basin from the 
proposed residences, a post and cable fence would be constructed. Finally, each lot within 
the site would be separated from the adjacent lot by a good neighbor fence. 
 

Figure 8 Proposed Fencing Plan 

 
 
Utilities 
The proposed project would include construction of sewer and water infrastructure necessary 
to connect to the existing City infrastructure in Twin Cities Road. The project would include 
construction of new eight-inch water lines within each private street and connecting to an 
existing 12-inch water line within Twin Cities Road. A new eight-inch sanitary sewer line would 
be located beneath the private streets, and would connect to a lift station to be constructed on 
site adjacent to the main entry. From the lift station, wastewater would be directed to an 
existing manhole within Twin Cities Road through a four-inch sewer force main.  
 
Stormwater runoff from the project site would be directed to the stormwater basin located 
north of the proposed residences through a series of 18-inch and 15-inch storm drains within 
the private streets. Stormwater would be detained and treated within the basin located on the 
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project site. Treated runoff from the stormwater detention basin would be routed off-site 
through a series of 18-inch storm drains before being discharged into the City’s stormwater 
system within Twin Cities Road.  
 
ANALYSIS 
Annexation 
The 58-acre annexation area is located entirely within the City’s Sphere of Influence, and is 
identified on the General Plan Land Use Map as Commercial (C) and Rural Residential (RR). 
Annexation to the City of Galt is a formal municipal reorganization (annexation and related 
detachments from the Galt Irrigation District and the Sloughhouse RCD) action that requires 
approval by LAFCo.  
 
The annexation would formally transfer all local governmental powers and municipal services 
pertaining to the project site from the County of Sacramento to the City of Galt. Upon 
annexation, the City would be responsible for providing water service, sewer service, police 
protection, library and general government services, along with maintaining water and sewer 
mains, the on-site storm drainage system, and local parks and recreation resources.  Many of 
these services will be available to eventual property owners regardless of city limits. A 
Property Tax Exchange Agreement must be executed between the County (including any 
affected special districts) and the City prior to consideration of the Reorganization request by 
LAFCo. 
 
LAFCo would be a Responsible Agency pursuant to the California Environmental Quality Act 
(CEQA) and would need to rely on the City’s environmental document for the proposed 
project in consideration of the boundary changes. Section XI of the Summerfield at Twin 
Cities Road Project Initial Study/Mitigated Negative Declaration (IS/MND) evaluates the 
proposed annexation in light of the relevant Sacramento County LAFCo policies and 
standards and finds the project to be consistent. 
 
In response to LAFCo’s request for information on disadvantaged communities, it should be 
noted that no disadvantaged communities exist in or near the City of Galt pursuant to SB 535 
using the CalEnviroScreen 3.0 information. 
 
Annexation Findings 
 
FINDING: The proposed annexation is within the Sphere of Influence of the City. 
 
DISCUSSION: The City of Galt petitioned Sacramento LAFCo for a Sphere of Influence 
Amendment consistent with the urban grown contemplated in the Galt 2030 General Plan. 
The Sphere of Influence was approved by LAFCo on January 19, 2011. The proposed project 
site is within the Sphere of Influence of the City of Galt. 
 
FINDING: The proposed represents a logical and reasonable extension of the City 
boundaries. 
 
DISCUSSION: The proposed annexation area is located within Phase III of the growth areas 
of the General Plan and is adjacent to the existing City limits to the south. 
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FINDING: The proposed annexation would facilitate efficient provision of municipal services. 
 
DISCUSSION: As noted above, the City has adequate facilities to serve the annexation area. 
The project would include construction of infrastructure necessary to connect to existing 
municipal water, wastewater, and stormwater connections within Twin Cities Road.  
 
General Plan Amendment Request 
 
Pursuant to Municipal Code Section 18.68.160 (E), an amendment to the General Plan may 
be adopted only if the following findings are made: 
 
FINDING: The proposed amendment is internally consistent with the General Plan. 
 
DISCUSSION: With the approval of the requested General Plan Amendments to the City’s 
General Plan, the proposed project is consistent with the City’s General Plan as discussed 
above and as outlined in detail in Section XI of the Summerfield at Twin Cities Road Project 
IS/MND. Specifically, the project is consistent with General Plan Policy LU-1.6 Orderly 
Growth, which requires that development occurs in an orderly sequence based on logical and 
practical extension of public facilities and services. The Summerfield at Twin Cities Road 
Project site is within the City’s Sphere of Influence north of an existing subdivision, and will 
connect to adjacent existing infrastructure. 
 
In addition, the project is requesting a General Plan Designation of Low Density Residential 
(LDR) which allows density of 0-6 units per acre. Should the City Council approve the LDR 
designation, the proposed density of 4.4 units per acre would be consistent. The General Plan 
has a significant amount of commercially-designated lands along Twin Cities Road and adjacent 
to SR 99. A commercially-designated site is also across Twin Cities Road from the proposed 
project. Staff believes that the resignation of this isolated commercial site to residential is 
appropriate in this instance. 
 
FINDING: The public necessity, convenience, and general welfare require or clearly permit 
the adoption of the proposed amendment. 
 
DISCUSSION: The public necessity, convenience, and general welfare permit the adoption of 
the proposed General Plan Amendment. As noted above, the proposed amendment request 
is compatible with the General Plan and the Summerfield at Twin Cities Road Project is within 
the City’s Sphere of Influence. The proposed lot sizes are compatible with the adjacent 
existing neighborhood to the south.  
 
Prezone Request 
 
Per Galt Municipal Code Section 18.12.060, all areas to be annexed to the City shall be pre-
zoned. The 58-acre Summerfield at Twin Cities Road Project will be prezoned to R1C-PD, OS, 
and PQP. 
Prezone Findings 



 PAGE 13 OF 22 
SUMMERFIELD AT TWIN CITIES ROAD PROJECT SEPTEMBER 15, 2020 
 
Pursuant to Municipal Code Section 18.68.150, the Planning Commission may recommend 
and the City Council may approve an application for an amendment to this Development 
Code or the official Zoning Map if it finds all of the following: 
 
FINDING: The proposed amendment is in conformance with the General Plan and any 
applicable specific plan; 
 
DISCUSSION: The project is consistent with General Plan Policy LU-1.6 Orderly Growth, 
which requires that development occurs in an orderly sequence based on logical and practical 
extension of public facilities and services. The Summerfield at Twin Cities Road Project site is 
within the City’s Sphere of Influence north of an existing subdivision, and will connect to 
adjacent existing infrastructure.  
 
The project is also consistent with Policy LU-4.3. This policy designates areas of the City for 
low density residential uses that include detached single-family housing at suburban densities 
where full urban services can be economically provided. The project will allow for detached 
single-family residences at densities consistent with the General Plan. The maximum density 
per the 2030 General Plan LDR land use designation is six units per acre. The proposed 
density of 4.4 units per acre is consistent with the LDR designation.  
 
FINDING: The public necessity, convenience, and general welfare require or clearly permit 
the adoption of the proposed amendment; 
 
DISCUSSION: The public necessity, convenience, and general welfare permit the adoption of 
the proposed Prezoning/Rezoning. As noted above, the proposed Prezone request is 
compatible with the General Plan and the Summerfield at Twin Cities Road Project is within 
the City’s Sphere of Influence. The proposed lot sizes are compatible with adjacent existing 
neighborhoods. In addition, buildout of the proposed project results in improvements to the 
circulation system. 
 
Vesting Tentative Maps 
The applicant is seeking approval of the proposed Large Lot Vesting Tentative Map and Small 
Lot Vesting Tentative Map to subdivide the approximately 58-acre Summerfield at Twin Cities 
Road Project with a residential subdivision consisting of 211 single-family lots with a proposed 
Park and open space. The Large Lot Map would create large lots consisting of one or more 
development phases that could be used to secure financing for site development and 
infrastructure improvements or sold to merchant builders. The Small Lot Tentative Subdivision 
Map would create individual residential lots for sale and home construction, define rights-of-
way for the streets, utilities and energy infrastructure, and identify common open space areas. 
The infrastructure required to serve the development, including stormwater, wastewater, 
water, electric, gas, and telephone services, would be reflected on the small-lot tentative map.  
 
Vesting Tentative Map Findings 
Pursuant to Municipal Code Section 18.64.040.08 (A), the Planning Commission may approve 
or conditionally approve a tentative map if it finds all of the following: 
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FINDING: That the proposed subdivision, together with the provisions for its design and 
improvement, is consistent with the General Plan and any applicable specific plan. 
 
DISCUSSION: With the approval of the requested General Plan Amendment to the City’s 
General Plan, the project is consistent with the City’s General Plan as discussed above and 
as outlined in detail in Section XI of the Summerfield at Twin Cities Road Project IS/MND.  
 
FINDING: That the housing needs of the surrounding region have been balanced against the 
public service needs of the city’s residents and available fiscal and environmental resources 
pursuant to Section 66412.3 of the California Government Code. 
 
DISCUSSION:  The City has a strong track record of providing housing for all income groups 
and housing needs. The extension of services into the site is orderly and logical, as the site is 
located surrounded and connected to existing development and the area has been planned 
for growth. Providing City services to the site has been part of the planning process.  
 
FINDING: Except for condominium conversion projects where no new structures are added, 
that the design of the proposed subdivision provides, to the extent feasible, for future passive 
or natural heating or cooling opportunities in the subdivision, as described in Section 66473.1 
of the Subdivision Map Act and any guidelines promulgated by the city council. 
 
DISCUSSION: The layout of the subdivision contains a north/south alignment and allows 
southern exposure to the extent feasible. This provides natural heating in the winter months. It 
also allows for cooling opportunities which can take advantage of shade or prevailing breezes. 
 
Pursuant to Municipal Code Section 18.64.040.08 (B) the Planning Commission shall deny 
approval of a tentative map if any of the following findings are made:  
 
FINDING: The proposed development is not consistent with the General Plan of the City. 
 
DISCUSSION: The project is consistent with the City’s General Plan as discussed above.   
 
FINDING: That the design or improvement of the proposed subdivision is not consistent with 
the General Plan and applicable specific plans. 
 
DISCUSSION: The project is consistent with the City’s General Plan as discussed above.   
 
FINDING: That the site is not physically suitable for the type of development. 
 
DISCUSSION: The proposed project site is suitable for the development. The site is relatively 
flat and the circulation and infrastructure plans ensure that adequate capacity exists to serve 
the site. 
 
FINDING:  That the design of the subdivision or the proposed improvements are likely to 
cause substantial environmental damage or substantially and avoidably injure fish or wildlife 
or their habitat. 
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DISCUSSION:  Any potential impacts resulting from the proposed project have been 
addressed in the Summerfield at Twin Cities Road Project IS/MND. In addition, all biological 
impacts, as well as, other impacts are reduced to a less-than-significant level.  
 
FINDING:  That the design of the subdivision or the type of improvements is likely to cause 
serious public health problems. 
 
DISCUSSION:  The design of the subdivision and the type of improvements will not cause 
serious public health problems.  The site was identified for development in the General Plan. 
In addition, an IS/MND was prepared for the project. Potential public health problems were 
not identified. Further, the development would consist of residential land uses and open 
space, which by their nature, are low-impact uses that do not cause serious health problems. 
 
FINDING:  That the design of the subdivision or the type of improvements will conflict with 
easements of record or assessments established by court judgment, acquired by the public at 
large, for access through or use of, property within the proposed subdivision. In this 
connection, the city planning commission may approve a map if it finds that alternate 
easements, for access or for use, will be provided, and that these will be substantially 
equivalent to ones previously acquired by the public. 
 
DISCUSSION: The project does not conflict with any easements.   
 
FINDING:  That all requirements of CEQA and the rules and procedures adopted by the city 
council pursuant thereto have not been met. 
 
DISCUSSION: An IS/MND was prepared for the Summerfield at Twin Cities Road Project. 
Please refer to the Environmental Status below.   
 
FINDING:  That the proposed map fails to meet or perform any of the requirements or 
conditions of this chapter or the Subdivision Map Act, unless upon appeal the city council 
finds and determines that such failure is a result of a technical and inadvertent error which 
does not materially affect the validity of the map. 
 
DISCUSSION: As discussed above, project meets all requirements of the Galt Municipal 
Code and Subdivision Map Act. 
 
FINDING:  That the discharge of waste from the proposed subdivision into an existing 
community sewer system would result in, or add to, violation of existing requirements 
prescribed by the State Regional Water Quality Control Board. 
  
DISCUSSION:  All waste generated from the site will be conveyed to the City’s waste water 
treatment plant via new and existing sewer lines. The proposed sewer improvements are 
compatible with the City’s Waste Water Master Plan which is consistent with State Regional 
Water Quality Control Board requirements.   
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August 13, 2020 Planning Commission Meeting 
 
At its meeting on August 13, 2020, the Planning Commission voted unanimously to 
recommend that the City Council approve the project.  The Planning Commission 
recommended to add a Condition of Approval (A-17) - Prior to building permit that the 
developer shall work with the Galt Joint Union Elementary School District (GJUESD) to 
mitigate impact of the development on the GJUESD. The Planning Commission also 
commended that the area north of the park site include larger lots and reduce lots in that 
area.  Alternative Lotting Study dated August 18, 2020 is included as Exhibit B of the Small 
Lot Subdivision Map and condition of approval A-18 was added.  Lot count is actually 204. 
 
 
ENVIRONMENTAL STATUS  
An IS/MND was prepared for this project in accordance CEQA. A copy of the IS/MND was 
delivered to the City Council and Planning Commissioners on May 29, 2020. A copy has also 
been available on the City’s website at http://www.ci.galt.ca.us/home/showdocument?id=33372. 
The public review period for the IS/MND started May 29, 2020 and ended June 29, 2020 at 
5:30 p.m.  
 
The City of Galt received eight comment letters during the public comment period on the 
IS/MND for the proposed project (see Attachment 1). The comment letters were authored by 
the following agencies: 
 
 Letter 1 ........... Gary Gasperi, County of Sacramento Department of Transportation 
 Letter 2 ...... Karen Huss, Sacramento Metropolitan Air Quality Management District 
 Letter 3… ........................................ Jerry Park, Sacramento Municipal Utility District 
 Letter 4 ........................ Karen Schauer, Galt Joint Union Elementary School District 
 Letter 5 ............................................................... 350 Sacramento/ECOS/Sierra Club 
 Letter 6 ................................................................ Don Lockhart, Sacramento LAFCo 
 Letter 7 .......................... Gavin McCreary, Department of Toxic Substances Control 
 Letter 8 ........ Jordan Hensley, Central Valley Regional Water Quality Control Board 
 

1. Sacramento County Department of Transportation 
 
A comment letter was received by the Sacramento County Department of Transportation on 
June 10, 2020. The Department of Transportation letter does not reference any environmental 
concerns, and any future maintenance and operations agreement and frontage improvements 
are planning considerations that will be addressed during the Tax Sharing Agreement 
negotiations. As discussed in the IS/MND, a Traffic Impact Study (TIS) was prepared for the 
proposed project, which concluded that all potential impacts would be reduced to a less-than-
significant level with implementation of mitigation. Specifically, Mitigation Measures XVII-1 
through XVII-3 include roadway improvements at the intersections of Twin Cities Road and 
Foxtrotter Way/McKenzie Road, Twin Cities Road and Park Terrace Drive/Haushcildt Road, 
and Marengo Road and Lake Park Avenue to reduce impacts related to project traffic. 
Mitigation Measure XVII-1 and XVII-2 are necessary to implement under Existing Plus Project 
Conditions and Cumulative Plus Project Conditions, while Mitigation Measure XVII-3 is only 
necessary to implement under Existing Plus Project Conditions. The suggested improvements 

http://www.ci.galt.ca.us/home/showdocument?id=33372
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along Marengo Road are planning considerations, which the City will address as part of the 
planning process, including during future Tax Sharing Agreement negotiations with the 
County. As such, the comment letter does not identify any inadequacies related to the 
IS/MND. 
 

2. Sacramento Metropolitan Air Quality Management District 
 
A comment letter from Sacramento Metropolitan Air Quality Management District (SMAQMD) 
was received on June 22, 2020. The SMAQMD letter notes minor typographical errors within 
the IS/MND, mitigation language word choice suggestions, and additional details. As an 
example, SMAQMD pointed out that the thresholds of significance discussion did not 
introduce PM2.5 and PM10 prior to Table 2. Based on the comments, the suggested edits have 
been applied to the IS/MND and are presented in the Errata to the IS/MND (See Attachment 
2). The aforementioned text revisions are for clarification purposes only and do not affect the 
analysis or the conclusions presented within the IS/MND.  
 
In addition, SMAQMD recommends that the rate of mortality and other health endpoints be 
added to the IS/MND; however, the inclusion of these endpoints would not alter the analysis 
or conclusions included within the IS/MND. Nonetheless, the rate of mortality and other health 
endpoints can be found in the Minor Project Health Effects Tool output table, included below. 
 

PM2.5 Health Endpoint Age Range1 
Incidences (per 

year)2 (Mean) 

Percent of 
Background Health 

Incidence3 (%) 
Emergency Room Visits, Asthma 0 - 99 0.70 0.00088 
Mortality, All Cause 30 - 99 1.32 0.00071 
Hospital Admissions, Asthma 0 - 64 0.045 0.00051 
Hospital Admissions, All 
Cardiovascular (less Myocardial 
Infarctions) 

65 - 99 0.112 0.00011 

Hospital Admissions, All Respiratory 65 - 99 0.22 0.00024 
Acute Myocardial Infarction, Nonfatal 18 - 24 0.000055 0.00032 
Acute Myocardial Infarction, Nonfatal 25 - 44 0.005 0.00044 
Acute Myocardial Infarction, Nonfatal 45 - 54 0.0122 0.00042 
Acute Myocardial Infarction, Nonfatal 55 - 64 0.0197 0.00041 
Acute Myocardial Infarction, Nonfatal 65 - 99 0.070 0.00034 
 

Ozone Health Endpoint Age Range1 
Incidences (per 

year)2 (Mean) 

Percent of 
Background Health 

Incidence3 (%) 
Hospital Admissions, All Respiratory 65 - 99 0.036 0.00004 
Mortality, Non-Accidental 0 - 99 0.021 0.00002 
Emergency Room Visits, Asthma 0 - 17 0.180 0.00075 
Emergency Room Visits, Asthma 18 - 99 0.266 0.00048 
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Finally, SMAQMD suggests that the project eliminate natural gas usage altogether. The 
AQMP includes restrictions to natural gas usage and notes that natural gas would only be 
used for cooking appliances. However, the elimination of natural gas usage altogether would 
not be necessary or required for the purpose of reducing an identified impact, as impacts 
related to GHG emissions, criteria pollutant emissions, and health effects resulting from 
exposure to criteria pollutants were determined to be less than significant. Thus, elimination of 
natural gas usage altogether would be a planning consideration. Overall, the SMAQMD 
comment letter does not identify any inadequacies related to the IS/MND. 
 

3. Sacramento Municipal Utilities District 
 
The comment letter from Sacramento Municipal Utilities District (SMUD) was received on 
June 26, 2020. SMUD requested that additional details related to existing electrical 
infrastructure be incorporated into the project description. The addition of such details would 
not be required for the purpose of reducing an identified impact. As such, the comment letter 
did not identify any inadequacies in the IS/MND. 
 

4. Galt Joint Union Elementary School District 
 
The comment letter from Galt Joint Union Elementary School District (the District) was 
received on June 29, 2020. The District expresses concern regarding funding shortfalls, and 
requests that an EIR be completed to analyze the cumulative impacts of the proposed project 
and other projects in the area. Cumulative impacts were addressed as appropriate throughout 
the IS/MND, including, for example cumulative impacts related to Air Quality, Noise, and 
Transportation. In addition, as noted on page 107 of the IS/MND, SB 50 states that payment 
of development impact fees would fully mitigate any project impacts to schools. The comment 
letter does not identify specific inadequacies in the IS/MND.  
 

5. 350 Sacramento, Environmental Council of Sacramento, and Sierra Club 
 
The comment letter from 350 Sacramento, the Environmental Council of Sacramento 
(ECOS), and the Sierra Club was received on June 29, 2020. The letter focuses on Section 
VII, Greenhouse Gas Emissions, of the IS/MND. The use of the City’s adopted Climate Action 
Plan (CAP) is appropriate for evaluation of operational greenhouse gas (GHG) impacts.  
 
With regard to comment 1, the City’s CAP was drafted and adopted pursuant to the 
requirements of CEQA Guidelines Section 15183.5. Section 15183.5 establishes a procedure 
by which a plan adopted for the purpose of reducing GHG emissions may be used to tier or 
streamline the analysis of GHG emissions within that jurisdiction. Considering that the City’s 
CAP meets the requirements of Section 15183.5, it is appropriate for the CAP to be used 
within the IS/MND. Although the CAP’s emissions reductions goals are based on statewide 
guidance within the California Air Resources Board’s California’s 2017 Climate Change 
Scoping Plan, the citywide emissions reductions goals are not used as project-specific 
thresholds. Rather, the citywide goals provide a basis with which to determine the adequacy 
of citywide emissions reductions measures. Individual projects must then show compliance 
with the CAP’s specific reduction measures, rather than with statewide emissions goals, in 
order to be found to result in a less-than-significant impact related to GHG emissions. 
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Because many of the reduction measures included in the City’s CAP are intended to regulate 
new development within the City, new development in the City is required to achieve a greater 
degree of GHG reduction, as the commenter recommends. In response to comments 
received on the Draft CAP, the CAP measures were updated to include timelines for 
implementation of measures, as well as identification of the parties responsible for 
implementation of each measure. City staff reviewed all of the measures within the CAP and 
determined that the measures included in the CAP were feasible. Nevertheless, the CAP 
includes requirements related to future updates of the document. The process of updating the 
document will allow for the continued monitoring of the feasibility of reduction measures 
included in the City’s CAP, and, if needed, implementation of new or different measures in 
response to any challenges encountered during implementation of the measures included in 
the CAP. Considering the required updates to the CAP, the long horizon for implementation of 
the CAP, and the inclusion of specific implementing timelines and responsible parties, the 
effectiveness of the CAP is supported.  
 
Comments two through four of the comment letter relate to concerns that the CAP 
Consistency Checklist is inadequate. These concerns address the adequacy of the City’s 
CAP, and do not specifically address or identify inadequacies within the IS/MND. 
Nevertheless, comment 4.a. may be clarified through review of the City’s CAP. As discussed 
on page 5-11 of the City’s CAP, Transportation Measure 7 is intended to remove impediments 
to the free flow of motor vehicles in compliance with existing City of Galt General Plan 
policies. The intent of this measure is to reduce vehicle stops and starts, which would 
generally increase vehicle fuel efficiency, reducing emissions of criteria pollutants and GHGs. 
CAP Transportation Measure 7’s goal of promoting anti-idling/congestion management 
strategies is complimented by General Plan Policy COS-6.6. As noted on page 5-11 of the 
City’s CAP,  
 

The City of Galt’s General Plan currently includes various measures that would 
implement Anti-Idling/Congestion Management Strategies. For instance, Policy COS-
6.6 recommends the use of traffic calming (e.g., traffic circles, curb extensions, and 
median islands) measures where appropriate in new subdivisions. 

 
The implementation of design measures in line with Transportation Measure 7 of the City’s 
CAP would result in direct emissions reductions, and contribute to the citywide emissions 
reductions presented on page 5-12 of the City’s CAP. Furthermore, traffic calming measures 
are a proven means of supporting active modes of transportation, such as walking or 
bicycling, which would reduce GHG emissions in support of various other emissions reduction 
strategies in the CAP.1  
 
With regard to comment 4.b. emissions from various types of mobile equipment was included 
in the GHG emissions inventory and forecasts in the City’s CAP. As noted in Transportation 
Measure 9 of the City’s CAP, operation of construction equipment as well as fossil-fueled 
powered landscape equipment results in GHG emissions. Accordingly, Transportation 
Measure 9 of the City’s CAP sought to reduce such emissions through various means, 
including the provision of infrastructure to support electric landscaping equipment and 
                     
1 California Air Pollution Control Officers Association. Quantifying Greenhouse Gas Mitigation Measures [pg. 190]. August 

2010. 
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requirements related to the use of high tier engines (see pages 5-13 through 5-15 of the City’s 
CAP). Because the type of landscaping equipment eventually used within the project site will 
ultimately be selected by the individual homeowners, and a feasible mechanism for enforcing 
the use of any specific type of landscaping equipment does not exist, the IS/MND did not 
quantify any GHG emissions reductions due from supporting electric landscaping equipment. 
Nevertheless, provision of outdoor electrical outlets would provide sufficient support to future 
residents wishing to use electric landscaping equipment. Thus, the approach to analysis 
regarding electric landscaping is justified.  
 
Concerning comment 4.c., Tier 4 engines consume approximately five percent less fuel than 
standard construction equipment. Increased fuel efficiency and decreased total fuel 
consumption would directly reduce construction-related GHG emissions.2  
 
Overall, the comment letter does not identify any inadequacies or deficiencies related to the 
IS/MND under CEQA. 
 

6. Sacramento Local Agency Formation Commission 
 
The comment letter from the Sacramento Local Agency Formation Commission (LAFCo) was 
received on June 29, 2020. The letter included a summary of LAFCo’s standard requests for 
development projects, and provided a response to several sections of the IS/MND. LAFCo 
requested that the IS/MND identify whether there are any disadvantaged unincorporated 
communities on or adjacent to the project site, and determine whether such communities 
would suffer disproportionate direct or indirect environmental effects engendered by the 
impacts of the proposed project. As noted on page 86 of the IS/MND, analysis of 
environmental justice issues is not required under CEQA. Therefore, the inclusion of 
additional discussion regarding environmental justice is not necessary for the purposes of 
reducing an identified environmental impact. In addition, the comment letter requests Section 
XI, Land Use and Planning, of the IS/MND, be revised to include a discussion of a condition of 
approval included within the Sphere of Influence (SOI) Amendment EIR specifically related to 
the conversion of open space within annexation areas, and that required permanent 
conservation easements be set aside. As discussed in the IS/MND, because the proposed 
project is already designated Rural Residential (RR) and Commercial (C), the proposed 
project has already been anticipated for development by the City. Additionally, the proposed 
project would designate a portion of the project site as Open Space (OS), thereby retaining a 
portion of the project site as open space. The specifics of such a condition of approval would 
be a planning issue, which would be taken into consideration by the City during the planning 
process. The remaining topics in the letter do not specifically address the adequacy of the 
IS/MND and/or have been forwarded to the decision-makers for further consideration. Overall, 
the comment letter does not identify any inadequacies or deficiencies related to the IS/MND. 

                     
2 Empire Cat. Tier 4 Emissions Technology. Available at: http://www.empire-

cat.com/Power_Systems/Emissions_Solutions/Tier_4_Technology.aspx. Accessed June 2019. 
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7. Department of Toxic Substances Control 
 
The comment letter from the Department of Toxic Substances Control (DTSC) was received 
on July 8, 2020. The DTSC recommends that the IS/MND include a discussion of the release 
of hazardous waste, and that the project include an analysis of on-site soils, investigation of 
potential former mining operations, and compliance with proper demolition and soil 
importation protocols, if necessary. The potential for release of hazardous materials is 
adequately discussed in Section IX, Hazards and Hazardous Materials, of the IS/MND. As 
noted therein, impacts related to hazardous materials would be reduced to less-than-
significant levels with implementation of Mitigation Measures IX-1 through IX-3, which require 
the analysis of on-site soils and an examination for the presence of and proper handling of 
any previously unknown septic systems and abandoned wells. Demolition would not be 
required as part of the proposed project, and soil import or export is not anticipated. 
Therefore, the DTSC’s concerns have already been addressed within the IS/MND, and the 
comment letter does not identify any inadequacies or deficiencies related to the IS/MND. 
 

8. Central Valley Regional Water Quality Control Board 
 
The comment letter provided by the Central Valley Regional Water Quality Control Board 
(CVRWQCB), received June 24, 2020, provides a general summary of the CVRWQCB’s 
standard permitting requirements, including requirements related to the General Permit for 
Storm Water Discharges Associated with Construction Activities (Construction General 
Permit), Phase I and II MS4 permits, Clean Water Act Section 404 permitting, Clean Water 
Act Section 401 Water Quality Certification, Waste Discharge Requirements, and dewatering 
permits. Such permit requirements are discussed, as applicable, within the Hydrology and 
Water Quality section of the IS/MND. The CVRWQCB comment letter does not identify any 
inadequacies or deficiencies related to the IS/MND. 
 
A Mitigation Monitoring and Reporting Program (MMRP) has been prepared as required by 
CEQA in order to ensure implementation of the mitigation measures.  
 
FISCAL ANALYSIS: 
After complete build out of the planned development, the City will receive estimated annual 
property tax revenue of more than $800,000 for services provided to residents within the area 
annexed.  The project will also annex to Community Facticity Districts to fully fund and pay for 
services required by the residents. 
 
ATTACHMENTS 
1. Resolution approving the Initial Study, Mitigated Negative Declaration, and adopting the 
Mitigation Monitoring and Reporting Program for the Summerfield at Twin Cities Road Project.  

Exhibit A – Mitigation Monitoring and Reporting Program. 
 
2. Resolution approving the annexation of 58 acres reorganization (annexation to the City of 
Galt and detachment from the Galt Irrigation District and the Sloughhouse Resource 
Conservation District (RCD) for the Summerfield at Twin Cities Road Project.  

Exhibit A  Summerfield at Twin Cities Road Project Annexation Area Map 
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3. Resolution approving the proposed amendment to the City’s General Plan for the 
Summerfield at Twin Cities Road Project.  

Exhibit A   Summerfield at Twin Cities Road Project General Plan Amendment 
Exhibit 
 
4. Ordinance approving the proposed Prezone/Rezone for the Summerfield at Twin Cities Road 
Project.  
 Exhibit A   Summerfield at Twin Cities Road Project Prezoning Exhibit 
 
Resolution approving the proposed large lot vesting tentative subdivision map and small lot 
vesting tentative subdivision map for the Summerfield at Twin Cities Road Project (CC) 
 Exhibit A Large Lot Vesting Tentative Subdivision Map 
 Exhibit B Small Lot Vesting Tentative Subdivision Map, Alternative Lotting Study, 

Conceptual Landscape Plan, and Preliminary Fencing Plan 
 Exhibit C Conditions of Approval 
 
Attachment 1  IS/MND Comments 
 
Attachment 2  Errata to the IS/MND 
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