
 
Planning Commission 
Agenda Report  
 
 
 

BY:   Kristyn A. Bitz, Associate Planner 
FROM:  Craig Hoffman, Community Development Director 
 
SUBJECT  Veranda at Simmerhorn Ranch 
 
RECOMMENDATION 
 
1. Receive presentation; and 
2. Open public hearing to receive comments; and 
3. Upon closing the public hearing, recommend that the Planning Commission (a) adopt a 

resolution adopting an Addendum to the Initial Study/Mitigated Negative Declaration for 
the East Galt Infill Annexation / Simmerhorn Ranch Project, and (b) adopt a resolution 
approving a Vesting Tentative Subdivision Map Modification, and Design Review (Project 
Architecture) for the Veranda at Simmerhorn Ranch Project. 

 
 
LOCATION  North of Boessow Road, east of Hwy 99 / Crystal Way, south of 

Simmerhorn Road, and west of Carillion Blvd.   (APNs 150-0082-043 
and -038) 

 
Figure 1: Project Location 

 

 

Meeting Date: November 10, 2022 
Item #5B 
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OWNER / APPLICANT Elliott Homes, Inc. 
    340 Palladio Parkway #521 
    Folsom, CA 95630 
 
ZONING   R3-PD (Medium / High-Density Multiple Family) 
 
GENERAL PLAN 
DESIGNATION  Medium-High Density Residential (MHDR) and Open Space (OS) 
 
EXISTING USE  Vacant / Agricultural 
 
SURROUNDING  North: Existing Residential 
LAND USE   South: Vacant; Planned Residential 
    East: Existing Rural Residential 
    West: Vacant Highway Commercial 
 
 
DISCUSSION 
 
Project Description 
 
The applicant is proposing a 193-lot Vesting Tentative Subdivision Map in conjunction with 
design review (project architecture) for the portion of the East Galt Infill Annexation / 
Simmerhorn Ranch known as ‘Unit 3’. The original map approved in 2020 contained 161 lots 
in Unit 3; the new map increases the lot count by 32 lots. The project is 21.24± acres in size 
with a density count of nine (9) units per acre (193 divided by 21.24). Nine (9) units per acre is 
the consistent with the R3 density range of 8-14 dwelling units per acre. Four (4) home plans 
are proposed (Plans 1-4), all two-stories. Each floor plan offers three (3) elevation options: the 
Artisan, the Traditional, and the Modern.  In addition to the homes, the project includes a 
recreation area, paseos for each lot, landscape corridors, alleyways, and 256 guest parking 
spaces that will all be maintained by a Home Owners Association. An additional landscape 
corridor, storm water basin and public right-of-way will be conveyed and maintained by the 
City of Galt. The project is zoned R3-PD (planned development).  
 
Project entitlements include an Initial Study (IS) screening environmental document to prove 
consistency with the original adopted Mitigated Negative Declaration (MND) for the East Galt 
Infill Annexation / Simmerhorn Ranch project, a Vesting Tentative Subdivision Map (a revision 
to Unit 3 portion of the vesting tentative subdivision map approved in 2020, to provide for an 
increase of 32 units), and Design Review (project architecture). The proposed project will be 
similar to the recently completed Veranda at River Oaks project located at the northeast 
corner of Carillion Boulevard and Walnut Avenue.  
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Figure 2: Project Site Plan 

 
Background and History 
The East Galt Infill Annexation / Simmerhorn Ranch project was approved by Galt City 
Council on September 1, 2020 by Ordinance 2020-06 and Resolutions 2020-59, -60,  
-61, and -62. A total of 338 acres were annexed in to Galt City limits (outlined in bold in 
Figure 3); however, only 119.5 acres are owned by Elliott Homes for future development 
(shown in red in Figure 3 and Simmerhorn Ranch small lot map Figure 4). A total of 429 
homes were proposed and approved in addition to a park site, elementary school site, and 
open space areas for stormwater retention.  The 2020 project staff report is included as 
Attachment 3. 

 
Figure 3: Original Project Area 
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Figure 4: Simmerhorn Ranch Small Lot Map 

 
 
 
PROJECT COMPONENTS 
 
Addendum to the Adopted Initial Study / Mitigated Negative Declaration (IS / MND) 
 
In 2020, the City of Galt determined that the East Galt Infill Annexation/Simmerhorn Ranch 
Project, with implementation of the mitigation measures identified in the 2020 IS/MND, would 
not have a significant environmental effect. 
 
Community Development Department staff has reviewed the Veranda at Simmerhorn Ranch 
project and on the basis of the whole record before it, has determined that there is no 
substantial evidence that the project, as identified in the Addendum prepared by Raney 
Planning & Management, Inc., would have a significant effect on the environment beyond that 
which was evaluated in the East Galt Infill Annexation/Simmerhorn Ranch IS/MND. A 
Subsequent Mitigated Negative Declaration is not required pursuant to the California 
Environmental Quality Act of 1970 (Sections 21000, et. Seq., Public Resources Code of the 
State of California). Accordingly, the Planning Commission may meet its obligations under 
CEQA by adopting a resolution that adopts the Addendum to the IS/MND.  No further 
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environmental review is needed.  A copy of the Addendum to the IS/MND is included as 
Attachment 4. 
 
Vesting Tentative Subdivision Map 
 
Veranda at Simmerhorn Ranch includes a revision to a portion of the original approved project 
that will result in an increase of 32 residential lots from the overall approved project, for a total 
of 193 single-family residential lots in Unit 3. Access to the neighborhood will be provided 
through driveways on Carillion Boulevard and Crystal Way. 
 

Figure 5: Tentative Subdivision Map 
 

 
 
Design Review (Project Architecture) 
 
In 1999, the City established an Architectural Review (ARC) process to improve the aesthetic 
quality of new homes and encourage architectural diversity to avoid monotonous and 
repetitive subdivision design.  The process has been refined over time including a 
comprehensive development code update in 2015.  The 2015 code update included Chapter 
18.16.040 (B) (2) which requires Planning Commission approval for Design Review for all 
residential projects of five or more units. 
 
The Design Review process requires that housing developments meet diversity and design 
requirements.  Design requirements include submittal of floor plans and elevations along with 
general colors and materials. 
 
Veranda at Simmerhorn Ranch ARC 
 
The East Galt Infill Annexation / Simmerhorn Ranch project was approved in 2020.  There 
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were no architectural plans included in the original approval. Elliott Homes is now proposing 
four (4) floor plans, each with three (3) elevation variations (Artisan, Traditional, and Modern) 
and three (3) color schemes for a total of nine (9) different color and material schemes. 
Examples of elevations are show in Figure 6.  
 
Because Veranda at Simmerhorn Ranch is a planned development, the four floor plans and 
twelve elevations proposed by Elliott Homes meets the minimum requirement for the 193-lot 
subdivision as listed in the table below.  Elliott Homes will be required to go through the 
Design Review process in the future prior to development of the remaining units of the overall 
project. 
 

Floorplan Square 
Footage 

Bedrooms Bathrooms Patio 
Sq. Ft. 

Garage 

Plan 1 1,452 Three (3) 2.5 107 2-car (481 sq. ft.) 
Plan 2 1,542 Three (3) 2.5 83 2-car (457 sq. ft.) 
Plan 3 1,684 Three (3) 2.5 104 2-car (476 sq. ft.) 
Plan 4 1,930 Four (4) 3 30 2-car (418 sq. ft.) 

 
 
 

Figure 6: Elevation Options 
 

 
Modern Elevation                              Artisan Elevation                               Traditional Elevation 

 
Roofing:  All homes will have concrete tile roofing material.   
 
Exterior Wall Treatments: The applicant is proposing stucco and board and batten planks for 
all three elevation options. The Traditional elevation will also include a variety of stone 
veneers.  
 
Garage Door:  To limit the impact of the garage door on the front elevation, the project has 
been conditioned to provide garage windows on 50% of the subdivision homes and provide 
other decorative features such as faux carriage hardware or other amenities approved by the 
Planning Department on 25% of the subdivision homes. In addition, the project has been 
conditioned to have exterior lights on both sides of the overhead garage doors. 
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Figure 7: Garage Lights 
 

 
 

Architectural Diversity:  In order to ensure a reasonable distribution of the various floor plans 
and elevations within the subdivision, the project has been conditioned so that no two 
identical elevations shall be directly across from, nor adjacent to, one another. In addition, 
there may be no less than 10% (19 homes) of any one floor plan nor more than 30% (58 
homes) of any one floor plan. 
 
 
ANALYSIS 
 
Tentative Subdivision Maps 
 
The applicant is seeking approval of a revision to the Unit 3 tentative subdivision map 
approved in 2020. The only revision is the addition of 32 lots, bringing the lot count to 193.  
 
City Utilities 
 
Water:    There is ample capacity in the City’s water supply system to serve the project.       
 
Sewer: There is ample capacity in the City’s waste water supply system to serve the project. 
 
Storm drain: The project site will be graded to accommodate the new development and will 
connect to the City’s storm drain system.     
 
Utility connection and capacity fees paid by the home builder offset impacts the development 
will have on City utilities.  
 
Traffic 
 
It should be noted that the 2020 IS/MND was prepared in May of 2020, and therefore 
predates the July 1, 2020 date when transportation impact significance pursuant to CEQA 
shifted from Level of Service (LOS) to Vehicle Miles Traveled (VMT). Nonetheless, the 2020 
IS/MND evaluated both LOS and VMT impacts. Therefore, both LOS and VMT impacts of the 
proposed project will be discussed in comparison to the approved project.  
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The 2020 IS/MND determined that the approved project would not result in impacts related to 
transit, bicycle, and pedestrian facilities, or impacts to any intersections or freeway under 
Existing Plus Project Conditions. Although certain intersections and freeway facilities would 
operate unacceptably under the Cumulative No Project Conditions, the additional vehicle 
volumes resulting from development of the Simmerhorn Ranch Project were determined not 
to result in substantial degradation of such facilities, with the exception of the intersection of 
SR 99 Southbound Ramp/Elm Avenue/Lincoln Way. As such, Mitigation Measure XVII-1 was 
included as a requirement for the approved project, which requires payment of the appropriate 
Transportation Impact Fees (TIF).  
 
In addition, the 2020 IS/MND required Mitigation Measure XVII-2 to ensure that all intersection 
and roadway features included with the project include specific design considerations to 
ensure safe operations. Furthermore, Mitigation Measure XVII-3, which requires preparation 
of a Construction Traffic Management Plan, was included in the 2020 IS/MND to ensure that 
short-term construction activities do not disrupt daily traffic flows and emergency access. 
 
The increase of 32 residential units associated with the proposed project is expected to 
generate 296 additional trips per day, or less than 30 trips in the peak PM hour. An increase 
of less than 30 peak hour trips would not be substantial such that LOS would be degraded 
from what is already anticipated due to buildout of the approved project or such that VMT 
would be substantially increased as to create a new impact. In addition, the proposed project 
would still be subject to payment of the appropriate TIF through Mitigation Measure XVII-1, as 
well as compliance with Mitigation Measure XVII-2 to ensure safe intersection and roadway 
operations and Mitigation Measure XVII-3 for short-term construction traffic. Accordingly, the 
proposed project would not change the conclusions made in the 2020 IS/MND related to 
transportation. 
 
Based on the above, the proposed project would not result in any changes, new 
circumstances, or new information that would involve new significant impacts or substantially 
more severe impacts related to transportation from what has been anticipated for the project 
site in the 2020 IS/MND. 
 
Access 
 
The subdivision will be served by a main “loop” with alley access to each home. Two entries 
provide access to the main “loop” of the subdivision: one entry point on the east end from 
Carillion Boulevard, and one entry point on the west end from Crystal Way.  No other 
roadways are planned for the subdivision.  
 
Parking 
 
GMC Table 18.48-2 lists the number of required parking spaces based on individual land 
uses. The parking plan proposed for Veranda at Simmerhorn Ranch is as follows: 
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Figure 8: Parking Exhibit 

 
 
Trash 
 
Per discussions with Cal-Waste Recovery Systems, the requirement is to place trash bins on 
one side of the alleys for pick-up, which will be defined by the HOA and/or in the Covenants, 
Conditions, & Restrictions (CC&Rs). 
 
Onsite storage of the trash carts will be placed in a dedicated area of the garage as depicted 
on the floor plans in the Design Review packet.  
 
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:  
 

Required Parking Provided Parking 
Single-Family Dwellings (off-street): 
Two (2) spaces for each dwelling within 
garage a minimum of 400 square feet in 
size. 193 units equals 386 garage/off-
street parking spaces. 

Two (2) spaces in each garage; all 
garages range in size from 418 sq. ft. to 
481 sq. ft. 386 parking spaces will be 
provided as required. 

Guest parking (on-street): not required 
for single family dwellings. 

Project will provide 256 guest parking 
spaces throughout the neighborhood as a 
project feature. 132 of the spaces will be 
compact parking spaces (8’ x 16’)  
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FINDING 1: 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: The project is consistent with the City’s General Plan because it qualifies as 
Medium-High Density Residential (MHDR) development, which is the General Plan 
designation for the area in question. The project is also compliant with the requirements 
outlined in detail in Section XI of the adopted East Galt Infill Annexation/Simmerhorn Ranch 
Project IS/MND.  
 
FINDING 2: 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. Veranda at Simmerhorn Ranch will provide a housing product that may 
be affordable to a wider income group than traditional single-family detached housing. In 
addition, the proposed project helps provide a more diverse housing stock within the City. A 
diverse housing stock helps the City meet its State housing requirements.  The proposed 
housing as part of this project will not harm any fiscal and/or environmental resources; the 
City has adequate capacity to provide necessary public services to the development.  
 
FINDING 3: 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. 
The subdivision utilizes a favorable grid pattern. 
 
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 1: That the proposed map is not consistent with the General Plan and applicable 
specific plans. 
 
DISCUSSION: The project is consistent with the City’s General Plan and the East Galt Infill 
Annexation / Simmerhorn Ranch Project General Plan Amendment approved in 2020.   
 
FINDING 2: 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 3: That the site is not physically suitable for the type of development. 
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DISCUSSION: The proposed project site is suitable for the development. The site is relatively 
flat and the future circulation and infrastructure plans ensure that adequate capacity exists to 
serve the site. 
 
FINDING 4: That the site is not physically suitable for the proposed density of development. 
 
DISCUSSION: The project site is suitable for the proposed density of nine (9) dwelling units 
per acre which meets the requirements of the R3 zoning district at 8-14 dwelling units per 
acre.  The proposed project was evaluated in the Addendum to the original IS/MND.  The 
IS/MND took into account the density of the proposed project and the current land uses and 
determined that any impacts can be mitigated to a less than significant threshold.  
 
FINDING 5: 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. 
 
DISCUSSION:  The design of the subdivision and the type of improvements will not cause 
substantial environmental damage or injure fish or wildlife or their habitat. The project was 
examined as part of the overall IS/MND for the East Galt Infill Annexation / Simmerhorn 
Ranch project, and as part of the later Addendum for the revisions to Unit 3, and any 
environmental or fish/wildlife/habitat effects can be mitigated so as to reduce all impacts to a 
less-than-significant level.  
 
FINDING 6: 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 or the type of improvements will not cause 
serious public health problems. An IS/MND was prepared for the overall project, and an 
Addendum for the revisions to Unit 3 was separately prepared. 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. Any identified impacts listed in the adopted IS/MND and/or Addendum for Unit 3 
can be mitigated to a less than significant threshold. 
 
FINDING 7: 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 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 8: That all requirements of the California Environmental Quality Act and the rules 
and procedures adopted by the City Council pursuant thereto have not been met. 
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DISCUSSION: An IS/MND was prepared for the overall project in 2020 with an Addendum 
issued in 2022 for Unit 3.  All impacts are mitigated to a less than significant threshold.  See 
Environmental Status below.  As discussed above, project meets all requirements of the Galt 
Municipal Code and Subdivision Map Act. 
 
FINDING 9: 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 10: 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 water 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. 
 
Design Review (Project Architecture)  
 
Per GMC 18.68.100 (B) Design Review, the Planning Commission shall approve or 
conditionally approve design review if they find the proposed use to be in full conformance 
with all the following requirements: 
 
1.    Exterior Building Design. The exterior building design, including construction materials 
and color, shall be compatible with the surrounding neighborhood. 
 
2.    Additional development standards for multiple-family and nonresidential development 
shall comply with the following standards: 
 

a. Location and Position of Uses and Buildings on a Site. The location and position of 
uses and buildings on a site shall provide for an appropriate use of space on the site 
and shall be compatible with the surrounding vicinity. 

 
b. Site Security. The developer shall provide security equipment and procedures 

sufficient to ensure public safety at all times, as determined by the Galt Police 
Department. 

 
c. Exterior Lighting. The developer shall provide exterior lighting sufficient to illuminate 

entire site. 
 
3.    Drainage Facilities and Utilities. All storm drainage facilities shall be placed underground 
in conformance with City standards. All utility distribution facilities installed in and for the 
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purpose of supplying service shall be placed underground, except equipment appurtenant to 
underground facilities, such as surface-mounted transformers, pedestal-mounted terminal 
boxes, meter cabinets, and concealed ducts. The developer is responsible for complying with 
the requirements of this section and shall make the necessary arrangements with the utility 
companies involved in the installation of said facilities. 
 
4.    Applicable specific plan requirements. 
 
5.    Galt Landscape Design Guidelines. 
 
6.    Applicable provisions found in the Galt Municipal Code and all applicable standards and 
specifications not otherwise included in this code. 
 
ENVIRONMENTAL STATUS  
 
An IS/MND was prepared for the East Galt Infill Annexation / Simmerhorn Ranch project in 
accordance CEQA. A copy of the IS/MND was delivered to the City Council and Planning 
Commissioners on May 29, 2020. The adopted document remains available on the City’s website. 
The public review period for the IS/MND started May 29, 2020 and ended June 29, 2020 at 
5:30 p.m.  A Mitigation Monitoring and Reporting Program (MMRP) was prepared as required 
by CEQA in order to ensure implementation of the mitigation measures.  
 
In regards to the current project, an Addendum to the adopted IS / MND was prepared 
specifically for Unit 3. The California Supreme Court has held that a lead agency has the 
responsibility of initially deciding whether an original environmental document retains “some 
relevance” to the ongoing decision-making process. If it does, the lead agency moves on to 
determine whether the original document is adequate for CEQA purposes. The City of Galt 
has determined that the 2020 IS/MND adopted for the East Galt Infill Annexation / 
Simmerhorn Ranch Project is relevant and prepared an addendum to that document to 
evaluate the proposed project. The project site is a portion of the larger site included in the 
analysis of the approved 2020 IS/MND, and the proposed project includes minor alterations to 
the approved East Galt Infill Annexation / Simmerhorn Ranch Project. Thus, the project 
discussed in this Addendum would result in similar impacts as identified in the 2020 IS/MND.  
 
Based on the above, in accordance with Sections 15162 through 15164 of the CEQA 
Guidelines, the proposed project would not require major revisions of the previous 2020 
IS/MND due to the involvement of new significant environmental effects or a substantial 
increase in the severity of previously identified significant effects. The analysis that follows 
concludes that none of the conditions identified in CEQA Guidelines Sections 15162 and 
15163 apply to the proposed project. Thus, preparation of an addendum would provide the 
appropriate level of environmental review. 
 
ATTACHMENTS 
 

1. Resolution 2022-09 approving the Addendum to the Adopted IS / MND for the East 
Galt Infill Annexation / Simmerhorn Ranch Project, including Mitigation Monitoring and 
Reporting Program 

https://www.cityofgalt.org/home/showpublisheddocument/33368/637261775520400000
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2. Resolution 2022-10 approving the Tentative Subdivision Map and Design Review for 
Veranda at Simmerhorn Ranch 

  Exhibit A Tentative Subdivision Map 
  Exhibit B Conditions of Approval 
  Exhibit C Design Review (Project Architecture) 
 

3. 2020 City Council Staff Report for the East Galt Infill Annexation / Simmerhorn Ranch 
Project 

 
4. 2022 Addendum to the Adopted IS/MND for the East Galt Infill Annexation / 

Simmerhorn Ranch Project 
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