Meeting Date: J 12, 2025
PLANNING COMMISSION  jomsa e

AGENDA REPORT

FROM Amie Mendes, Assistant City Manager

BY Kristyn Bitz, Senior Planner

SUBJECT Summerfield at Twin Cities Design Review Public Hearing
RECOMMENDATION

1. Receive presentation;

2. Open public hearing to receive comments; and

3. Upon closing the public hearing, it is recommended that the Planning Commission adopt a
resolution approving the Design Review for the Summerfield at Twin Cities project.

LOCATION: North of the Twin Cities Road and Marengo Road intersection

UNINCORPORATED
\GAL )

il

APPLICANT Lennar Homes



PLANNING COMMISSION PAGE 2 OF 9
SUMMERFIELD DESIGN REVIEW PUBLIC HEARING JUNE 12, 2025

GENERAL
PLAN DESIGNATION Low Density Residential (LDR) 0-6 du/ac

ZONING

DESIGNATION Low Density Single-Family Residential (R1C-PD)

SURROUNDING

LAND USE North: Agricultural and Rural Residential
South: Single-Family and Rural Residential
East: Rural Residential
West: Rural Residential

DISCUSSION

Background

Summerfield at Twin Cities is a 58-acre residential subdivision that was initially approved by
the City Council in 2020. The site was in Sacramento County but within Galt's General Plan
Sphere of Influence (SOI). The annexation into city limits was certified by the Sacramento
Local Agency Formation Commission (LAFCo) on January 13, 2022.

The approved project includes 204 single-family lots. The smallest ot is 6,510 square feet and
the largest lot is 12,788 square feet. A homeowner’s association will govern the community.
Centered in the subdivision is a 1.9-acre private park which will be available to residents only.
There are 7.9 acres of open space along the northern boundary. A portion of the open space
functions as a detention basin, and a portion functions as wetlands. (collectively, “Project”)

Planning Commission Design Review — Generally

Pursuant to the Galt Municipal Code section 18.68.100, the project now comes before the
Planning Commission for design review.

The purpose of the Commission’s design review is “to promote excellence in site planning and
building design, to encourage the harmonious appearance of buildings and sites, to ensure
that new and modified uses will be compatible with the existing and potential development of
the surrounding area, to ensure that projects comply with the design standards and intent of
specific plans, and to produce an environment of stable and desirable character.” (GMC, §
18.68.100.)

Specifically, the Commission is to evaluate the design review application and “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.
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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 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.

(GMC, § 18.68.100(B) [‘Basis for Approval”].) The Commission may place conditions on their
approval that they “deem[] necessary or appropriate ...to effect the purpose of this code.” (/d.
at (C)(1).)

Planning Commission Design Review — Specific Project Criteria

The Project is zoned Low Density Single-Family Residential (R1C-PD), so the residential
design guidelines govern (R1C) with a special planned development overlay (PD). Further, the
Project was approved subject to various tentative map conditions of approval. These are
addressed in turn.

Residential Design Criteria

The City Municipal Code section 18.16.055 “Recommended’ residential design standards”
provides, in relevant part:

C. Subdivision Design and General Residential Project Principles. The following
design standards apply to new residential subdivisions, and address how new
residential subdivisions should relate to their surroundings:

1. Develop “Neighborhoods.” Each new residential project should be
designed to integrate with the surrounding neighborhood to ensure that it
maintains the established character. Subdivisions in city expansion areas
should be designed so that individual, separately developed projects work
together to create distinct neighborhoods, instead of disjointed or isolated
enclaves.

2. Integrate Open Space. New subdivisions adjacent to planned or existing
parks or other public open spaces (e.g., creeks, riparian areas), or the
landscaped grounds of schools or other public facilities should maximize
visibility and pedestrian access to these areas. Where these facilities are not
already planned, the subdivision should be designed to provide usable public
open spaces in the form of parks, linear bicycle and pedestrian trails, squares,

! Note that these criteria are “recommended,” not, for instance “required,” so deviations are permitted.
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and greens, as appropriate.

3. Edges. “Gated communities,” and other residential developments
designed to appear as continuous walled-off areas, disconnected and isolated
from the rest of the community, are strongly discouraged. While walls and
fences may be useful for security, sound attenuation and privacy, these
objectives can often be met by creative design that controls the height and
length of walls, develops breaks and variations in relief, and uses landscaping
for screening.

4. Scale. New residential subdivisions, and groups of subdivisions that, in
effect, collectively create a new neighborhood, should be designed to provide a
“‘walkable” scale that places all homes within one-quarter (1/4) mile of
neighborhood shopping opportunities, a neighborhood park, or a public facility
that can serve as a “center” for the neighborhood. Ideally, each neighborhood
should have a center that includes all three (3) facilities.

5. Site Planning. Residential subdivision and multifamily project site
planning should emphasize the needs of pedestrians and cyclists rather than
cars.

a. Street Layout. New public streets and sidewalks should be aligned

with, and be connected to those of adjacent developments to
interconnect the community.

I. Pedestrian Orientation. Subdivision design should
emphasize pedestrian connectivity within each project, to adjacent
neighborhoods, nearby schools and parks, and to transit stops
within one-quarter (1/4) mile of planned residential areas. All
streets and walkways should be designed to provide safe and
pleasant conditions for pedestrians, including the disabled, and
cyclists.

fi. Block Length. The length of block faces between
intersecting streets should be as short as possible, ideally no
more than four hundred (400) feet, to provide pedestrian
connectivity.

fil. Street Width and Design Speed. Streets within
neighborhoods should be no wider than needed to accommodate
parking and two (2) low-speed travel lanes. Streets in new
subdivisions should be designed to accommodate traffic speeds
of twenty-five (25) miles per hour or less, with most streets in a
subdivision designed for lower speeds.

iv. Parkway/Planting Strips. Sidewalks should be separated
from curbs by parkway strips of at least five (5) feet in width. The
parkways should be planted with canopy trees at a twenty (20)
foot interval, or as appropriate to the species of the selected street
tree, to produce a continuously shaded sidewalk. The parkways
should also be planted with ground covers and other plant
materials that will withstand pedestrian traffic.
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V. Access to Open Areas. Single-loaded streets (those with
residential development on one (1) side and open space on the
other) should be used to provide public access to, and visibility of
natural open spaces, public parks, and neighborhood schools, as
well as a means for buffering homes from parks and schools.

Where single-loaded streets are not feasible or desirable, other
methods that provide similar access and visibility may be used,
including private streets, bike and pedestrian paths, or the
placement of private common open space or recreation facilities
adjacent to the public open space.

Vi. Cul-de-Sac Streets. The use of cul-de-sac streets should
be avoided wherever possible. If cul-de-sacs are necessary, the
end of each cul-de-sac should provide a pedestrian walkway and
bikeway between private parcels to link with an adjacent cul-de-
sac, street, and/or park, school, or open space area.

vii.  Alleys. Alleys may be provided for garage access,
otherwise individual lots should be wide enough to accommodate
a side yard driveway to a detached garage at the rear of the lot,
so that appearance of the street frontage is not dominated by
garages and pavement.

b. Open Space and Natural Features. Providing open space and
integrating natural features into a residential project can significantly
increase the appreciation of residents in their neighborhoods, provide
safe places for children and families to play, and maintain a strong sense
of connection with the surrounding natural environment in the city as a
whole.

i Natural amenities (such as views, mature trees, creeks,
riparian corridors, and similar features) should be preserved and
incorporated into proposed development to the greatest extent
feasible.

ii. Development adjacent to parks or other public open
spaces should be designed to provide maximum visibility of these
areas.

6. Exterior Finish Materials. Exterior finish materials should be durable and
require low maintenance. The use of combined materials (such as stucco and
wood siding) can provide visual interest and texture; however, all sides of each
single-family dwelling or multifamily structure should employ the same materials,
design details, and window treatment. Each residential structure should have a
carefully designed and detailed facade facing the street, and should not use
bland, featureless stucco or other simple materials on the other exterior building
walls. Each residential structure should look like the same building from all
sides.

7. Windows. Where one (1) or more windows are proposed ten (10) feet or
less from a side lot line, or within ten (10) feet of another dwelling, the windows
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should be located and/or screened to provide privacy for the residents of both
structures. In some cases, glass block or translucent glass may be appropriate
to provide light, but also provide privacy between buildings.

8. Garages and Carports. Accommodating vehicle storage in both single-
family dwellings and multifamily projects should avoid the common problem of
creating streets that appear garage and driveway dominated.

a. In the limited instances where an exception is granted for a
setback to a garage of less than twenty (20) feet from a property line or
internal driveway, the garage shall be equipped with a roll-up door. This
requirement is intended to discourage vehicles from parking in front of
garages and blocking the adjacent driveway or sidewalk.

b. Where carports are provided, they may be bordered by patio
walls, or used to define public and private open space, but should not be
located adjacent to perimeter streets. Each carport end should be
screened by a low wall, berm, and/or landscaping.

C. Where multiple garages are located together, landscaped tree
wells should be placed between every two (2) garage doors. Each tree
well should be a minimum of twenty-five (25) square feet.

d. Carports and detached garages should be designed as an integral
part of a project. Their materials, color, and details should be the same
as the principal structures. Carports may have flat roofs but should not
project above the exterior walls of any buildings adjacent to streets.
Prefabricated metal or canvas tent-like carports are not acceptable.
Where garages are utilized, doors should appear set into walls rather
than flush with the exterior wall.

e. The use of quality materials, windows, and features with horizontal
and vertical relief are encouraged to add interest and character to the
design of garage doors and to coordinate their design with the
architecture of the primary residence.

E Single-Family Housing Design (Including Additions/Renovations).

1. Houses in New Subdivisions. The site planning of lots and the design of
houses constructed in new subdivisions should help create neighborhoods that
are oriented more toward pedestrians than automobiles. Subdivisions of new
homes should comply with the following guidelines:

a. Subdivisions should provide variety in the architectural detailing,
size, and massing of houses on each block.

b. Houses should be located no further from the street than the
minimum setback allowed by the applicable zoning district, except to
provide variations in the alignment of houses along a block.

C. All houses should have their primary entrance facing and clearly
visible from the street, with a front porch or verandah encouraged to
provide a transition between the public space of the streetscape and the
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indoor private space of the house.

d. When viewed from the street, a garage should be visually
subordinate to the living space within the house that addresses the
street. Ideally, a garage should be detached from the house, located at
the rear of the lot, and accessed by an alley, or a shared driveway from
the street fronting the lot. Where this arrangement is not appropriate, the
front of an attached garage should be set back from the front of the
house (at least fifteen (15) feet is recommended where the lot area
permits).

Planned Development Design Criteria

The Project is subject to “PD” overlay, meaning “Planned Development.” The City’s Municipal
Code provides design standards in the PD zone are whatever the underlying zone design
standards are with the added option that the City Council “may permit deviations from the
standards of the basic zones with which the PD district is combined; provided, the applicant
demonstrates by the design proposal that the objectives of the General Plan of the City will be
achieved.” (GMC, § 18.40.030(D) [Planned development — Design Standards].)

Project Tentative Map Conditions of Approval

As relevant to this design review, the Project Tentative Map Conditions of Approval included
the following:

*A-20 | The homes build will be executive style housing. Minimum house

sizes will be atleast 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.

(City Council Resolution 2020-70.)? In 2022, the original Project applicant, Sheldon Business
Park, sold the Project to Homes by Town (“HBT”). HBT applied to modify condition A-20. The
Planning Commission denied the application. HBT appealed the Commission determination.

On November 1, 2022, the City Council held a public hearing on the appeal and deliberated
on Project square footage and what “executive style homes” means. The Council ultimately,
directed staff to work with the applicant and modify condition A-20 to minimum 33 homes
2,000-2,399 sq. ft., minimum 33 homes 2,400-2,599 sq. ft., and minimum 33 homes 2,600-
3,700 sq. ft. with all other homes being no smaller than 2,000 sq. ft. and bring it back for
Council determination.

On November 15, 2022, the matter was agendized for the Council consent calendar. The
matter was pulled for discussion by Mayor Farmer and he commented his issues with the
item. Then, the City Council voted to approve HBTs’ appeal and amend Condition A-20. City
Council Resolution 2022-88 as approved reads:

2 Note that no definition or explanation as to what is or could be “executive style housing” was provided in the
Project approvals or record.
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F. The Appeal Requesting the Modification of Summerfield Condition A-20 is approved and Condition
A-20 to the Tentative Subdivision Map shall be modified as follows:

A-20: All homes in the Project shall be no less than 2,000 sg feet in size, and at least 99 of such homes shall
be developed and built pursuant to the following rier sizes:

| Percentage Unit Count |
l_ Tler Stos Range (minimum) | (minimum)
Tier 1 2,000 — 2,399 sq f 16.2% | 13
.}_ Tier 2 2,400 - 2,599 sq fi 16.2% | 13
|
Tier 3 2,600-3700sqf | 16.2% | 13 J

The staff report for the appeal from the November 15, 2022 meeting reads:

DISCUSSION
At the November 1, 2022 City Council meeting, the Council conducted a public hearing

and voted 4-1 for staff to bring back a resolution approving the appeal of Homes by Towne
and modifying condition A-20 to read as follows:

A-20: All hommes in the Project shall be no less than 2,000 sq feet in size, and at least
99 of such homes shall be developed and built pursuant to the following tier sizes:

" ' Percentage Unit Count

Tier Size Range {(minimum) (minimum)
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

ANALYSIS

The Project is currently owned by Lennar Homes (“Lennar”). Lennar submitted the Project for
design review and the Planning Commission has heard the matter twice to date.

On March 13, 2025, the Planning Commission held a workshop on the Project. Discussion
centered on that the proposed design did not appear to be “executive style.” The Commission
directed staff to work with the applicant to update the proposed designs. Following this
direction, staff worked with Lennar to update the designs.

On April 10, 2025, the Planning Commission held a further workshop on the Project.
Discussion centered on that the proposed design still did not appear to be “executive style.”
The Commission again directed staff to work with the applicant to update the proposed
designs. Following this direction, staff worked with Lennar to update the designs.

Compared to the original design application, Lennar has made the following changes to the
Project design:

e Additional exterior finishes were added, including increased quantities of stone and
brick veneer, lap siding, upper glass panels on select front doors, hardware on select
garage doors, tower elements on select elevations, various roof pitches amongst plans,
updated front door styles, and the inclusion windows on select garage doors.
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e Exterior fixtures were upgraded, including decorative corbels, enhanced window trim,
pot shelves, and upgraded porch posts.

e Heightened entryways and expansive front porches were added to several plans.

e Plan 2594 (a 2,594 square foot two-story plan) was removed from the Cedar Grove
product line. It has been replaced with Plan 2484 (a 2,484 one-story plan), inclusive of
a one-car side-facing garage.

e Every single lot will include an additional pathway connecting the front porch/sidewalk
from the driveway to the porch to the sidewalk. The Planning Commission asked for a
minimum of 30% of lots; Lennar exceeded this request.

e Lennar has agreed to enhance all driveways and pathways with scoring to add visual
appeal.

Per staff’s review, the Project meets the applicable, requisite criteria. The Project meets the
findings required for Commission design review approval pursuant to Galt Municipal Code
section 18.68.100, meets the requirements of the Galt Municipal Code section 18.16.055
‘Recommended residential design standards” as they relate to all residential projects and as
they relate to new subdivision projects, meets the requirements of Galt Municipal Code
section 18.40.030 as design standards for PD-zoned projects, and meets the applicable
special conditions placed on the Project.

To the extent that the Project may or may not exhibit “executive style housing,” by staff's
review, the record indicates that that phrase was expressly removed by the City Council on
November 15, 2022 via Resolution 2022-88.

ENVIRONMENTAL ANALYSIS

On September 15, 2020, the City Council adopted an initial study and mitigated negative
declaration (“IS/MND”) for the Project pursuant to the California Environmental Quality Act,
Public Resources Code section 21000 et seq. (“CEQA”). No substantial changes have been
made to the Project, to the circumstances of the Project, or to new information regarding the
Project that require major revisions to the IS/MND. Thus, further review pursuant to CEQA is
not required pursuant to CEQA Guidelines section 15162.

ATTACHMENTS
Resolution 2025-04 PC
Exhibit A Cedar Glen Design Review Package
Exhibit B Cedar Glen Color Schemes and Landscape Plan
Exhibit C Cedar Grove Design Review Package
Exhibit D Cedar Grove Color Schemes and Landscape Plan

November 15, 2022 City Council Staff Report

City Council Resolution 2022-88



