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“Placerville, a Unique Historical Past Forging into a Golden Future” 
 
PLANNING COMMISSION STAFF REPORT 
FEBRUARY 3, 2015 AGENDA 
PREPARED BY:  ANDREW PAINTER, CITY PLANNER 
PROJECT TITLE:   3192 BIG CUT RD – 821 PHILLIPS CT – SPR 2015-01 
 
RECOMMENDATION SUMMARY: Conduct public hearing to consider request, make 
findings to support decision, and then conditionally approve the SPR 2015-01 request. 
 
PROJECT DESCRIPTION: Request for Site Plan Review to convert an existing approximately 
2,700 square foot single-family residence, an existing attached 426 square foot hobby/game 
room, and an existing 950 square foot detached secondary dwelling unit into a multi-family 
residential facility. Exhibit A contains the project application and supporting site improvement 
plans.  
 
PROJECT DATA: 
 

Property Owner:  Richard J. and Joan K. Clayton Trust  
 
Representative:  Richard Clayton 
 
Location:  3192 Big Cut Road and 821 Phillips Court, Placerville 
 
APN.:  003-182-54   

 
Lot Size:  0.43 acres (18,730 square feet) 
 
General Plan: High Density Residential 

 
Zoning:  R-2 (Multi-Family Residential) 
 
Adjacent Zoning & Land Use:  
 
 Zoning Land Use 

North R-2 
High Density Residential  
(single and multi-family 

residential) 

East R-2 
High Density Residential  
(single and multi-family 

residential) 

South PF Public Facility  
(City Corporation Yard) 

West R1-6 and R1-20 Single-Family Residential 
 
Environmental Document: Categorically Exempt per Section 15301 and 15303 of the 
California Environmental Quality Act Guidelines.  
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BACKGROUND & SITE DESCRIPTION:  

a. The subject parcel was created in 2006 by Parcel Map (Book 49, Page 47). 
 

b. 2007: Construction of new 2,700 square foot single-family dwelling with garage, covered 
porch, and attached by breezeway and shop building (Building Permit (BP) No. 14280).  
 
Construction of new 936 square foot secondary dwelling unit, with garage, covered porch 
and second garage (BP No. 14281). Above construction included the installation of City 
approved water, sewer and site drainage installation improvements, along with new 
driveway encroachments along Phillips Court and Big Cut Road to serve the site uses. In 
addition, the parcel’s frontage along Phillips Court was improved with curb, gutter and 
sidewalk. 
 
In accordance with the City’s Secondary Dwelling Ordinance,  the property owners 
Richard and Joan Clayton recorded an agreement (deed restriction) with the City that 
requires the property to be owner occupied, that one additional parking space be installed 
and maintained for the secondary dwelling unit, and that the secondary dwelling unit 
have a separate outside entrance. 
 
BP No. 14663 involved the conversion of a 426 square foot portion of the shop to a 
hobby/game room. No kitchen or cooking facilities were installed.  
 
Landscaping was installed by the property owner after construction of the primary, 
secondary and shop/conversion.  
 
All structures on project site share cross gabled architectural design features, have similar 
scale, and use materials, colors and finishes in common with each other.  
 

c. 2015: Property owner no longer occupies project parcel. Project parcel and site 
improvements have been placed on the market for sale.  Property owner has rented main 
(primary) home, secondary dwelling unit and hobby/game room to others. Owner 
occupancy deed restriction agreement has been violated.  
 
In addition, the use of the hobby/game room as an independent, separate dwelling unit 
has not been permitted for compliance under the Building Code and the City Zoning 
Ordinance.   
 
Property owner seeks Site Plan Review approval, per Section 10-4-9(C)3 of the Zoning 
Ordinance, to convert the existing single-family residential uses on site to multi-family 
occupancy.  The request, as conditioned, would further establish a third residential unit 
(studio) within the hobby/game room. Successful conversion of the site to multi-family 
would eliminate the owner occupied deed restriction.  
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STAFF EVALUATION:  
 
BUILDING CODE AND HEALTH AND SAFETY CODE COMPLIANCE:   
Interim City of Placerville Building Official, Virgil Toothaker, provided the following comment 
and recommended condition of approval regarding the request: 
 

After the Planning Commission approval, applicant will need to submit three complete copies of the 
proposed building project.  It appears the garage was converted to living space to be used as a hobby 
and game room.  The proposal is to convert the living space to a full dwelling unit.  Due to its size of 
only 426 square feet of living space the unit would be classified as an efficiency dwelling unit per 
section R304.5 California Residential Code and section 17958.1 of the State of California Health and 
Safety code, Building used for Human Habitation. 
  
The unit shall comply with the following: 
 
1. The unit shall have a living room of not less than 220 square feet of floor area. An additional 100 

square feet of floor area shall be provided for each occupant of such unit in excess of two. (The 
total occupancy of the proposed unit would be three.) 

2. The unit shall be provided with a separate closet. 
3. The unit shall be provided with a kitchen sink, cooking appliance and refrigeration facilities. Each 

having a clear working space of not less than 30 inches in front. Light and ventilation conforming 
to the Residential Code shall be provided. 

4. The unit shall be provided with a separate bathroom containing a water closet, lavatory and 
bathtub or shower. 

  
A building permit will be required to convert into a full dwelling unit.  Because of the garage 
conversion to R-3 occupancy in a prior permit, only a floor plan will be required showing the 
proposed kitchen meeting Item three of Section R304.5: Efficiency Dwelling Units, in the 2013 
Residential Code.  Other standard supporting documents such as the Energy Analysis Report (title 
24) will not be needed for this application. 

 
ZONING CONSISTENCY:  The site has a zoning designation of R-2 (Multi-Family 
Residential), subject to the purpose, permitted uses and general regulations per Section 10-5-9 of 
the Zoning Ordinance.  The purpose of the R-2 zone is to provide for the development of duplex 
and other types of multi-family residential dwellings in areas properly located in relation to 
commercial and other residential areas; create conditions conducive to a desirable high-density 
residential environment and protect it from encroachment by unrelated and incompatible uses. 
The request, as conditioned, would convert existing single-family residential and accessory uses 
to multi-family tenancy.  
 
Maximum density within the R-2 zone is eight (8) dwelling units per acre (Section 10-5-9(D)1).  
Project parcel area is 0.43 acres. Maximum density for the 0.43 acre site is therefore 3.44 
dwelling units calculated as follows: 
 

R-2 Zone Maximum Density    8 dwelling units per acre 
Project parcel area    X 0.43 acres    

=  3.44 dwelling units  
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The project’s three units after conversion would therefore not exceed the 3.44 maximum density 
permitted under the R-2 zone for the parcel area.  In addition, the multi-family facility would be 
consistent with the purpose and allowable uses under the R-2 zone district. 
 
SITE PLAN REVIEW CRITERIA - SECTION 10-4-9:  The Planning Commission is granted 
authority under the Site Plan Review Ordinance, Section 10-4-9(C) to review each application to 
convert single-family structures to multi-family. The Commission shall consider the Site Plan 
Review Criteria of Section 10-4-9(G) before rendering its decision. Due to the existing nature of 
the site improvements, with buildings sharing common architectural style, scale, color and 
materials, along with no new exterior construction proposed, the relevant Criteria for the 
request involve facility landscaping, refuse collection areas and parking.  
 
Landscaping: Applicant submittal materials include a “Current Landscape” exhibit with 
narrative.  The materials show and describe the plant species that were preserved during 
construction, along with new species planted, the year installed and the location of irrigation 
within the site.   
 
Installed landscaping has been established and appears healthy as species planted were 
installed between three to seven years ago and have been maintained by the owner/applicant. 
Species chosen provide visual interest, assist with screening for resident privacy, but do not 
hamper passive or active solar access within the site. Installed landscaping is consistent with 
Criteria 10-4-9(G)3(c), (d) and (e) that call for landscape treatment to enhance architectural 
features, provide structure, color interest, and provide a unity of design by use of repetition of 
certain plant varieties. In addition, staff has conditioned the request so that it is consistent with 
Criteria 10-4-9(G)(n), requiring the recordation of a landscape maintenance agreement between 
the property owner and the City to ensure the ongoing maintenance of landscaping. 
 
Refuse Collection: On-site residents utilize El Dorado Disposal’s three-cart refuse disposal 
system for general service, recycling and yard waste. The site complies with City Ordinance 
1629 that requires mandatory collection services for all occupied properties within the City. 
Staff believes the use of the three-cart refuse disposal system is adequate to serve the proposed 
multi-family residential facility. 
 
Parking: Upon completion in 2007 of the single-family and secondary dwelling units on the 
project site, three City Code required parking spaces were established for the two dwellings.  
Two spaces were required for the primary single-family dwelling, and provided in a two car 
attached garage. One parking space was for the secondary dwelling unit, and provided in a one 
car attached garage. For multi-family residential uses the City Code required parking ratio is 
one and one half (1.5) spaces per dwelling unit. The creation of a new studio unit by converting 
the hobby/game room and the conversion of the single-family and secondary dwelling units to 
a three unit multi-family facility on site would require five (5) spaces, rounded up to the nearest 
whole space (four and one half (4.5) to five (5)).  
 
The applicant’s “Current Landscape” exhibit shows the location of existing and proposed 
parking within the site. With the exception of the garage parking with three car capacity (two 
within the primary dwelling and one within the secondary dwelling), onsite parking spaces 
have not been shown with dimensions. There appears to be sufficient area for onsite vehicle 
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circulation and parking with the existing driveway improvements along Big Cut Road to serve 
the primary dwelling and along Phillips Court that serves the second dwelling and the 
proposed studio.  In addition there appears adequate area available to park two additional 
vehicles to meet the minimum five (5) parking spaces and additional spaces for guests of onsite 
residents. Staff has conditioned the request to require that a minimum of two parking stalls be 
striped and maintained for the multi-family residential facility. Staff encourages the property 
owner to provide additional parking stalls for onsite residents’ guests. 
  
GENERAL PLAN CONSISTENCY: The project site has a land use designation of High Density 
Residential (HD). The purpose of the HD designation is to provide for multi-family residential 
development in areas with urban –level services and facilities; create conditions conducive to a 
desirable high-density residential environment and protect it from encroachment by unrelated 
and incompatible uses. Allowable uses within the HD designation include detached and 
attached single-family homes, condominiums, apartments and other similar and compatible 
uses. The request, as conditioned, would convert existing single-family residential and 
accessory uses to multi-family tenancy. The conversion would be consistent with the purpose 
and allowable uses under the HD designation. In addition, the new studio unit would assist the 
City in its progress to meet it Regional Housing Needs Allocation of 372 residential units within 
the City’s current 2013-2021 Housing Element planning period.  
 
ENVIRONMENTAL REVIEW: The City has reviewed this request and has determined that it 
is categorically exempt from environmental review pursuant to two California Environmental 
Quality Act Guidelines (CEQA) Categorical Exemptions: 

d. §15301 (existing structure), in that it involves minor interior alterations to an existing 
residential structure, and  

e. §15303(b) (conversion of small structures), in that the request involves the conversion of 
less than four single-family residences to multi-family use, with only minor interior 
alteration to an existing residential structure to establish a new studio residence. 
 

CONCLUSION AND RECOMMENDATION:  Staff recommends that the Planning 
Commission take the following action: 
 
I.  Make the following Findings of Fact: 
 

A. General Plan designation for the site High Density Residential (HD); 
 
B. Zoning designation for the site is R-2 (Multi-Family Residential); 
 
C. The project parcel, APN 003-182-54, contains the following existing and permitted 

structures and site improvements completed in 2007: 
a. Single-Family Residence (primary dwelling), garage and attached shop building– BP 

No. 14280 
b. Secondary Dwelling Unit – BP No. 14281 
c. Conversion of portion of shop building to hobby/game room – BP No. 14663; 
d. Sewer, water, drainage, driveway encroachments along Big Cut Road and Phillips 

Court, and sidewalk curb and gutter along the site’s Phillips Court road frontage; 
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D. The request as conditioned would convert existing single-family residential and 
accessory uses to multi-family tenancy, consistent with the purpose and allowable uses 
under the General Plan’s High Density Land Use Map designation;  

 
E. The new studio unit would assist the City in its progress to meet it Regional Housing 

Needs Allocation of 372 residential units within the City’s current 2013-2021 Housing 
Element planning period; 

 
F. The request as conditioned would not exceed the maximum density under the R-2 zone 

for the project site’s parcel area of 0.43 acres; 
 
G. The project design is consistent with the objective and criteria of the Site Plan Review 

Ordinance in that it encourages orderly and harmonious development through site 
design, minimizing impacts on the site and surrounding area; and 

 
H. The request is categorically exempt from environmental review pursuant to two 

California Environmental Quality Act Guidelines (CEQA) Categorical Exemptions: 
a. §15301 (existing structure), in that it involves minor interior alterations to an existing 

residential structure, and  
b. §15303(b) (conversion of small structures), in that the request involves the 

conversion of less than four single-family residences to multi-family use, with only 
minor interior alteration to an existing residential structure to establish a new studio 
residence. 

  
II.  Conditionally approve 3192 Big Cut Rd & 821 Phillips Ct – SPR 2015-01, subject to the 

conditions of approval as provided herein. 
 
 Development Services Department 
  

Building Division 
1. After the Planning Commission approval, applicant shall submit three complete 

copies of the proposed building project.  A building permit will be needed to convert 
into a full dwelling unit.  Because of the garage conversion to an R-3 occupancy in a 
prior permit, only a floor plan will be required showing the proposed kitchen 
meeting Item Three of Section R304.5: Efficiency Dwelling Units, in the 2013 
Residential Code.  Other standard supporting documents such as the Energy 
Analysis Report (Title 24) will not be needed for this application 

 
The unit shall comply with the following: 
 
a. The unit shall have a living room of not less than 220 square feet of floor area. 

An additional 100 square feet of floor area shall be provided for each 
occupant of such unit in excess of two. (The total occupancy of the proposed 
unit would be three.) 

b. The unit shall be provided with a separate closet. 
c. The unit shall be provided with a kitchen sink, cooking appliance and 

refrigeration facilities. Each facility shall have a clear working space of not 
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less than 30 inches in front. Light and ventilation conforming to the 
Residential Code shall be provided. 

d. The unit shall be provided with a separate bathroom containing a water 
closet, lavatory and bathtub or shower. 

 
Planning Division  
2. Any proposed future change to the site or modification to the application beyond 

what is authorized under this permit shall be submitted to the Development Services 
Department for a determination of appropriate procedures. 

 
3. Construction drawings submitted for permit processing shall include a sheet 

containing all approved conditions of approval for the SPR 2015-01 project. 
 
4. The project applicant or his/her successors, heirs, assigns shall record a Landscaping 

Maintenance Agreement prior to the issuance of a Certificate of Occupancy for the 
site in accordance with City Code §10-4-9 (Site Plan Review), based on the “Current 
Landscape exhibit received by the City on January 15, 2015, and approved or 
modified as necessary by the Planning Commission. 

 
5. The project applicant or his/her successors, heirs, assigns shall submit for staff 

review and approval, prior to issuance of a construction permit required under 
Condition No. 1, a parking plan for the site containing dimensions and location of 
the required minimum of five parking spaces for onsite uses. All required spaces 
shall meet minimum Zoning Ordinance standards. Staff approved parking plan shall 
become part of SPR 2015-01 for the site.  

 
6. Required parking spaces, and if desired additional parking for resident guests, shall 

be striped to minimum Zoning Ordinance standards and maintained. The parking of 
vehicles shall only occur within those areas designated for parking as shown on the 
approved site plan. 

 
Engineering Division 
7. This Site Development project shall comply with all pertinent City Ordinances and 

City standard street cross-section details available at the office of the City Engineer.  
All remaining Development Services/Engineering items, except for sewer and 
water, will be designed in accordance with the County of El Dorado Design and 
Improvement Standards Manual, as revised May 18, 1990; the County of El Dorado 
Drainage Manual, dated March 14, 1995; and the 2010 State of California Department 
of Transportation (Caltrans) Standard Plans and Standard Specifications. Sewer 
service will be provided by the City and shall be designed and constructed in 
accordance with current El Dorado Irrigation District (EID) Design and Construction 
Standards except when otherwise directed by the City Engineer.   

 
8. Appropriate land rights shall be obtained from the affected property owners as 

necessary to allow any required grading and/or facilities to be installed outside the 
site plan boundaries.  A copy of the written authorization(s) and land rights shall be 
included with the final improvement plan submittal. 
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9. An encroachment permit shall be obtained from the City Engineering Division prior 

to beginning any work on this development within a public right-of-way or 
easement.  

 
10. All Capital and Impact Fees are to be calculated and paid at time of Building Permit 

issuance for the project.  
 
11.  Improvements shall comply with Fire District requirements, including locations and 

spacing of fire hydrants, building sprinkler requirements, fire flows, and traffic and 
emergency circulation.  

 
 
 
Attachments 
1. Exhibit A: Project application and supporting site improvement plans.  

 
 
 
 
































