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Placerville, a Unique Historical Past Forging into a Golden Future” 

 

 
City of Placerville Planning Commission  
STAFF REPORT                                                                                

MEETING DATE:   November 15, 2016 
FILE NO: General Plan Amendment (GPA) 16-04, Zone Change (ZC) 16-05,  

Planned Development Overlay (PD) 06-01, Tentative Subdivision Map (TSM) 
07-01 and Environmental Assessment (EA) 07-02 - Placerville Heritage Homes 
Subdivision  

PREPARED BY:  Andrew Painter, City Planner    DATE:  November 1, 2016 
 
SUBJECT: Consideration and recommendation to City Council of City-initiated General Plan 
Amendment (GPA16-04), Zone Change (ZC16-05) and Amendment to Planned Development 
Overlay (PD06-01) to change the General Plan and zoning designations of a 3.63-acre vacant 
site, planned for 20 single-family lots and open space under PD06-01, to allow for the optional 
development of 35 multi-family dwelling units and open space. Located on the north side of Ray 
Lawyer Drive, approximately 1,000 feet northeast of the intersection of Ray Lawyer Drive and 
Armory Drive on A.P.N. 323-400-20, the project site currently has a General Plan designation of 
High Density Residential (HDR). Existing zoning is Medium Density Multi-Family Residential – 
Planned Development Overlay (R-3-PD).  
 
The City proposes the following on A.P.N. 323-400-20:  
(1) General Plan re-designation to High Density Residential – Housing Opportunity Overlay 

(HDR-HO);  
(2) Zone re-classification to Medium Density Multi-Family Residential – Planned Development 

Overlay – Housing Opportunity Overlay (R-3-PD-HO); and, 
(3) Amendment to the Official Development Plan for Placerville Heritage Homes Subdivision 

Planned Development (PD06-01) project, authorizing the provisions of the Housing 
Opportunity Zone to the parcel.  

 
Proposed amendments would partially implement Program 3. High-Density Development – 
Unmet Need of the 2013-2021 Housing Element. 
 
EXHIBITS:  

A - Draft Resolution of the City Council amending the General Plan Land Use Map 
B - Draft Ordinance of the City Council amending the Zoning Map 
C - Addendum to the Mitigated Negative Declaration for the Placerville Heritage Homes 

Planned Development 
D – Adopted Mitigated Negative Declaration for the Placerville Heritage Homes Planned 

Development 
E - The Placerville Heritage Homes Planned Development Overlay 06-01 – Conditions of 

Approval 
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REQUEST:  To consider and make recommendation to City Council regarding the following 
City-initiated requests involving Assessor’s Parcel Number (APN) 323-400-20 located within the 
Placerville Heritage Homes Subdivision Planned Development, which would partially implement 
Program 3. High-Density Development – Unmet Need, of the 2013-2021 Housing Element: 
 
1. Adopt an Addendum to the Mitigated Negative Declaration (EA07-02) for the approved 

Placerville Heritage Homes Planned Development project (PD06-01), that addresses the 
subject requests;  

 
2. Adopt a resolution that would amend the General Plan Land Use Map for the subject parcel 

from High Density Residential (HD) to High Density Residential – Housing Opportunity 
Overlay (HD-HO) land use designation;   

 
3. Adopt an ordinance that would amend the Zoning Map for the subject parcel from Medium 

Density Multi-Family Residential – Planned Development (R-3-PD) to Medium Density 
Multi-Family Residential – Planned Development – Housing Opportunity (R-3-PD-HO) zone 
classification;  

 
4. Approve an amendment to the Official Development Plan for the Placerville Heritage Homes 

Planned Development (PD06-01) project, authorizing the provisions of the Housing 
Opportunity land use and zone to the subject parcel. 

 
BACKGROUND: 
 
 2013-2021 Housing Element  
In February 2014 the City Council adopted the City of Placerville General Plan, 2013-2021 
Housing Element (known as the 5th Cycle Housing Element). As required by State Law, the 
Housing Element identified an inventory of opportunity sites (potential) sites which could 
accommodate the City’s Regional Housing Needs Allocation (RHNA). The RHNA identifies the 
number of new housing units, at various income levels, with the region needed to accommodate 
future population growth expected over a given planning period. The planning period for the 
City’s 2013-2021 Housing Element is retroactive to October 31, 2013 and extends through 
October 31, 2021. The number of new housing units allocated to the City for this planning period 
is 372 and distributed among various income categories, as shown in Table 1.  
 
The City has an unmet need of 133 housing units for the Low, Very Low and Extremely Low 
income categories. In other words, the City does not have sufficient land zoned and with 
sufficient land area to accommodate housing for lower-income households for the Housing 
Element planning period. Sufficient land however is available and zoned to accommodate 
housing for moderate-income and above households over the planning period. 
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Table 1.  RHNA Allocations by Income Category for Placerville, October 31, 2013 to 
 October 31, 2021 
 

Income Category 
RHNA Allocation 

Number Percent 

Extremely Low 39  10.5 % 

Very Low  39  10.5 %  

Low  55  14.8 %  

Moderate  69  18.5 %  

Above Moderate  170  45.7 %  

Total  372  100.0 %  

Source: Sacramento Area Council Governments, Regional Housing Needs Plan. (November 
2012) 

 
The update included a number of housing programs (action/implementation items) established 
with certain components of State housing law. One of the Housing Element programs adopted is 
Program 3—High-Density Development – Unmet Need. Program 3 requires the City enact 
General Plan and Zoning Ordinance amendments that are necessary to achieve compliance with 
minimum density under State law appropriate to accommodate housing for lower income 
households.  Per State housing law (Govt Code §65583.2), the City is classified as a suburban 
jurisdiction. For a suburban classified jurisdiction, State housing law deemed that twenty (20) 
units per acre is an appropriate density to accommodate housing for lower income households. 
Program 3 requires the City to rezone land to accommodate the City’s unmet housing need of 
239 units for lower income households as follows: 
 

- 106 units for unmet need for lower income households carried over from the 2008-
2013 Housing Element (4th Cycle), as the City failed to rezone land to meet this 
unmet need during the planning period. The City had one year of the adoption of the 
2013-2021 Housing Element, or February 11, 2015 to rezone for the 106 units.  
 

- 133 units for unmet lower income households identified during the 2013-2021 
Housing Element planning period.  This rezoning must be completed within three 
years from Housing Element adoption, or February 11, 2017. 

 
Several potential sites for re-designating and rezoning to accommodate the unmet need were 
inventoried and listed in Table 40 and Appendix E of the Housing Element. The City may 
choose from these sites or may choose others not listed on the Housing Element inventory.  
 
 Housing Element Program 3 Implementation 
On February 25, 2014, City Council adopted Resolution No. 8174 that authorized staff to initiate 
amendments to the City of Placerville Zoning Map, and the City of Placerville General Plan 
Land Use Element to rezone an estimated twelve (12) acres to permit a minimum density of 20 
units per acre to implement Program 3 of the General Plan 2013-2021 Housing Element. 
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On August 9, 2016, the City Council adopted Ordinance No. 1680, establishing the Housing 
Opportunity (HO) Overlay Zone. This Ordinance added Section 10-5-24 to the City’s Zoning 
Ordinance.  The purpose and intent of the overlay zone is to apply it to parcels with the potential 
to achieve the residential housing objectives of the Housing Element of the General Plan. These 
objectives include encouraging new multi-family residential development that includes housing 
for persons with disabilities, housing for persons with developmental disabilities, housing that 
supports aging in place, and affordable housing for low-income households to address the City’s 
unmet RHNA need.  The HO Overlay Zone provides for twenty (20) units per acre minimum 
density that is deemed appropriate by the State to accommodate housing for lower income 
households. Maximum density is twenty-four units per acre. Ordinance No. 1680 went into effect 
on September 9, 2016.  
 
On October 25, 2016, the City Council adopted Resolution No. 8471 making text changes to the 
General Plan Land Use Section, the 2013-2021 Housing Element, and the General Plan Land 
Use Map resulting in the following:  
(1) Establishment of the Housing Opportunity Overlay (HO) land use designation; 
(2) Inserted the HO land use designation description and the Housing Opportunity Overlay (HO) 

zone classification where applicable within these documents, and 
(3) Amended the General Plan Map by applying the HO land use designation affecting 

Assessor’s Parcel Numbers (APN) 323-220-06 and 323-220-08, located within The Ridge at 
Orchard Hill Planned Development, changing the land use designation from High Density 
Residential (HDR) to High Density Residential – Housing Opportunity (HDR-HO).   

 
In addition, on November 8, 2016 the City Council is to consider adoption of an ordinance that 
would amend the Zoning Map, affecting the same APN 323-220-06 and 323-220-08, changing 
the zoning classification from Medium Density Multi-Family Residential – Planned 
Development (R-3-PD) to Medium Density Multi-Family Residential – Planned Development - 
Housing Opportunity (R-3-PD-HO) for the two parcels. These parcels under the HO provisions 
have a realistic potential to generate 72 multi-family residential units of the City’s unmet lower-
income household need. 
 
GENERAL PLAN AMENDMENT (GPA16-04) AND ZONE CHANGE (ZC16-05):   
 
Staff’s requests would amend the General Plan Land Use Map and Zoning Map to partially 
implement Housing Element Program 3. These amendments involve one parcel of approximately 
3.63 acres located entirely within the Placerville Heritage Homes Planned Development (PD 06-
01). The Housing Opportunity Overlay land use designation would be added to the existing High 
Density Residential (HD) land use designation by City Council resolution. Also, the Housing 
Opportunity (HO) Overlay Zone would be added to the existing R-3-PD (Medium Density 
Multi-Family Residential Zone – Planned Development) zoning classification by City Council 
ordinance for the same vacant Planned Development parcel.  See Exhibits 3, 4 and 5. 
 
The Overlay Zone would allow development on the parcels either in the manner provided under 
the HO Ordinance or the manner provided in the Planned Development base (underlying) zone, 
but not both. Once the parcels have developed in the manner provided in the base zone, the 
property owner would relinquish the right to redevelop the land using the HO Overlay Zone 
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provisions. The HO Overlay Zone would therefore offer property owners increased flexibility for 
the future development of their properties. 
 
Approximately 2.15 acres of the Planned Development site is dedicated as open space, or 
approximately 60% of the 3.63 acres. Realistic unit capacity for the site therefore would be re-
calculated to reflect proposed grading of the site, retaining wall installation and dedicated open 
space would limit the buildable area of the adjusted 3.63 acres to approximately 1.48 acres. 
Buildable acreage at the 24 dwelling units per acre maximum density under the HO provisions 
may generate up to 35 multi-family residential units of the City’s unmet lower-income household 
need. 
 
These 35 Housing Opportunity residential units under the subject request, along with the 72 
Housing Opportunity residential units under the rezoning within The Ridge at Orchard Hill 
Planned Development under consideration by City Council, total 107 units.  The 107 residential 
units would establish an inventory of land capable of meeting the City’s carryover of 106 units of 
unmet need for lower-income households from the 2008-2013 Housing Element (4th Cycle). 
Additional rezoning of land to meet the City’s 5th Cycle Housing Element unmet lower-income 
household need is forthcoming and will be processed under a separate City-initiated request.   
 
AMENDMENT TO THE OFFICIAL DEVELOPMENT PLAN FOR THE 
PLACERVILLE HERITAGE HOMES SUBDIVISION PLANNED DEVELOPMENT 
(PD06-01): 
 
Staff’s request would also amend the Official Development Plan for the Placerville Heritage 
Homes Subdivision Planned Development (PD06-01) project. The amendment would authorize 
the provisions of the HO (Housing Opportunity Overlay) Zone to the currently undeveloped 
Planned Development 3.63 acre parcel, A.P.N. 323-400-20 located along the north side of Ray 
Lawyer Drive, approximately ¼-mile northeast of the intersection of Ray Lawyer Drive and 
Placerville Drive. 
 
Any future development of multi-family units would be required to comply with the mitigation 
measures and conditions of approval for PD06-01. Future development of multi-family units 
would also be required to contain architectural and finish characteristics (multi-floor massing, 
roof gables, 8:12 roof pitch, lap and stucco exterior siding, decks, covered entries, single-
hung/double hung windows) of the 2008 approved single-family residential elevations under the 
Planned Development (Placerville Heritage Homes Lots 3-10, PD 06-01 Elevations, Sheet 2/6, 
dated December 2007), along with the design characteristics of the City of Placerville 
Development Guide. 
 
 Placerville Heritage Homes Planned Development Background 
 
June 2008: The Placerville City Council approved the Placerville Heritage Homes Planned 

Development project that involved the two phase subdivision of the 3.63 acre site 
into 20 single-family residential parcels; the mass pad grading of the site for 
subdivision parcel access, retaining walls, lot pads and underground utilities; tree 
preservation / canopy retention plan; the set aside as dedicated open space of 2.15 
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acres of the 3.63 acres; modifications to the R-3 (Medium Density Multi-Family 
Residential) development regulations of parcel area, parcel width, parcel frontage 
and setbacks; building elevation approval. Total Units:  20. See Figures 1 and 2. 

  
The project has not been developed as permited under PD06-01. The parcel is owned by Teddy L 
& Carol Dian Burdine who have marketed the property for sale. Staff sent a letter to the property 
owners describing the subject request and the City’s intent. As of the date of this staff report, the 
property owners nor their agent have contacted the City in response.  
 
Expiration date of the City granted entitlements under PD06-01 and TSM 07-01 is June 24, 
2020.  TSM 07-01 received an initial two year approval and several state and City map 
extensions that by its connection to PD06-01 extended automatically PD06-01. These extensions 
include a one-year state map extension, SB 1185, effective July 15, 2008; a one-year City map 
extension, Ordinance 1628, effective April 8, 2009;  a two-year state map extension, AB 333, 
effective July 15, 2009; a two-year City map extension, Ordinance 1637, effective April 8, 2010; 
a two-year state map extension, AB 208, effective July 13, 2011; and a two-year state map 
extension, AB 116, effective July 11, 2013. 
 
ENVIRONMENTAL ANALYSIS OF HO OVERLAY LAND USE AND ZONING MAP 
AMENDMENT, AND AMENDMENT TO THE OFFICIAL DEVELOPMENT PLAN 
FOR THE PLACERVILLE HERITAGE HOMES PLANNED DEVELOPMENT 
 
In June 2008 the Placerville City County adopted the Mitigated Negative Declaration (MND) for 
the Placerville Heritage Homes Planned Development project. The MND analyzed the potential 
impacts that could result from the residential development proposed under the Planned 
Development project. As mentioned above, the project involved the subdivision of the 3.63 acre 
site into 20 single-family residential parcels. 
 
Site Description/Surrounding Land Uses: The undeveloped project site totals approximately 
3.63 acres.  Site elevations range from approximately 1,720 at the project’s northwest boundary, 
to 1,840 feet above sea level near Ray Lawyer Drive.  Site slope ranges from 0% at the southern 
corner to an average of approximately 33% over the entire site.  Site geologic features include 
slate and sandstone of the Calaveras Complex that underlays predominantly sandy silt or silty 
sand surface soils. 
 
Predominant canopy vegetation onsite is a mixture of oak and pine species, including Blue Oak, 
Black Oak, Live Oak, White Oak, Foothill Pine, and Ponderosa Pine.  Other tree species include 
Incense Cedar and California Buckeye.  Understory species include Manzanita, Toyon, several 
brush species and native and non-native grasses.  
 
Land uses in the vicinity of the subject site include the Placer Village Apartments located 
southwest that are zoned R-3 (Medium Density Multi-Family Residential); the El Dorado County 
Fairgrounds and County Administrative Center is located southeast of the site that are zoned C 
(Commercial) and PF(Public Facility); the New Morning Youth & Family Services youth shelter 
is located west of the site; a large vacant parcel known as the Oetting property is located east, 
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and is zoned R1-20,000 and BP (Business Professional); north are commercial retail and office 
uses along Placerville Drive that are zoned C (Commercial). 
 
Infrastructure: Public water is provided to the site by the El Dorado Irrigation District (EID).  
An existing EID water line is located in Ray Lawyer Drive near the southeast corner of the site. 
The current Planned Development project includes connection of each of the proposed parcels to 
the EID water system. EID will require the project proponent provide a water service lateral from 
the site to the EID water line. Development under the HO zone provisions would not change the 
water purveyor, EID, or the connection location within Ray Lawyer Drive, or service lateral(s) 
expected to serve the multi-family residential uses.  
 
The existing Planned Development includes proposed sewer laterals for each project parcel to 
connect to a trunk line within Brody Way, the proposed internal vehicle access. This sewer line 
will then connect by gravity to the City sewer service within Placerville Drive. Development 
under the HO zone provisions would not change substantially the trunk and sewer line system to 
the City sewer service within Placerville Drive. 
 
Storm water drainage system of concrete curb, gutter, drop inlets, storm drains, underground 
detention and overland swales is proposed to accommodate the Planned Development storm 
water generation. Conveyance of storm water to the City maintained system along Placerville 
Drive is proposed. Development under the HO zone provisions would not change substantially 
the storm water system as planned under the Planned Development. 
 
Electric and telephone utilities are to be placed underground from existing utilities within Ray 
Lawyer Drive under the approved Planned Development. An underground propane tank of 
unknown size with distribution system is proposed to serve all residences within the subdivision. 
Development under the HO zone provisions would not change substantially the utility systems as 
planned under the Planned Development. 
 
Vehicle access to the approved Planned Development uses is Brody Way. Brody Way is 
conditioned to have a 40’right-of-way width that includes 28’ of surfacing curb face to curb face, 
and a 4’ wide sidewalk on one side. Brody Way would dead end just east of the Lots 10 and 11, 
with a vehicle turnaround provided. Brody Way is designed so that if/when the neighboring 
“Oetting parcel” to the east is developed it could be connected to Brody Way.  Development 
under the HO zone provisions would not change substantially vehicle access and connectivity to 
the neighboring property. 
 
Services: Police services are provided by the City Police Department.  The El Dorado County 
Fire District provides fire protection and safety services. El Dorado Transit serves the project site 
vicinity with stops located 0.4 miles east at the Placerville Library, and 0.3 miles west on 
Armory Drive at the Park & Ride Commuter stop. It is also within walking distance 
(approximately ½ mile) to the Placerville Drive commercial corridor and employment sources 
(County government, public library, groceries, sundries, banking, retail and retail services, movie 
theater and the Boys & Girls Club). 



Item 5.1 

 
8 

Planning Commission Agenda   
November 15, 2016                                                                                

Figure 1.   
2008 Approved TSM 07-01 & PD 06-01 – Placerville Heritage Homes Subdivision Planned Development 
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Figure 2.  
Placerville Heritage Homes Lots 3-10, PD 06-01 Elevations, Sheet 2/6, dated December 2007 
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Figure 3 
Assessor’s Parcel Map  

  

Subject 
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Figure 4 
Vicinity Map  

  

Subject 
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Figure 5.    
Zone Change 16-03: Placerville Heritage Homes Subdivision Planned Development – R-3-PD to R-3-PD-HO Zone APN 323-400-20 

 

Zoning Map Amendment  
R-3-PD (Medium Density Multi-Family Residential- Planned Development) to  

R-3-PD- HO (Medium Density Multi-Family Residential – Planned Development - Housing Opportunity Overlay Zone)     
 

N 

Subject 
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Land Use/Density: The existing General Plan Land Use designation/zoning for the site is High 
Density Residential (HD)/R3-PD. At 3.63 acres, the R-3 zoning would allow a maximum of 43-
units on the site at 12 units per acre density. However, the current and approved Planned 
Development for the site has 20-units single-family lots and approximately 2.15 acres of open 
space. The proposed General Plan designation/zoning is High Density Residential – Housing 
Opportunity Overlay (HD-HO)/R3-PD-HO. Through the Planned Development’s environmental 
review process (Mitigated Negative Declaration) and project design, it was determined that the 
site has a developable footprint of 1.48-acres (3.63-acres – 2.15-acres of open space), which at 
the maximum density of 24-units per acre under the HO provisions would result in a realistic 
yield of 35 units. 
 
Parking: The number of required parking spaces associated with the future multi-family 
development of the site would vary dependent upon the number of residential units actually 
provided. City Parking Regulations require that multi-family residential developments provide a 
minimum of one and one-half spaces per residential unit. Based on the 35-unit realistic capacity 
of the site, 53 spaces would be required. There is adequate area on the site for required parking 
and residential uses. 
 
Traffic Generation:  The Mitigated Negative Declaration prepared and adopted for the 2008 
approved Planned Development estimated that each of the project’s twenty single-family 
dwellings is expected to generate as many as 10 vehicle trips per day, or a maximum of 200 
vehicle trips per day. The 200 vehicle trips would create an increase in vehicle trips along Ray 
Lawyer Drive and nearby Placerville Drive, but was determined to not result in a change in Ray 
Lawyer Drive Level of Service (LOS) A or the Placerville Drive LOS of D/E. Per the Trip 
Generation Rates from the 7th Edition of the Institute of Transportation Engineers Report, of the 
overall project trips, 20 of these trips will occur during the PM peak hour (13 inbound and 7 
outbound). Therefore the increase in project traffic was considered less than significant.  
 
Development under the HO provisions at the realistic net acreage would have the potential to 
generate 35-units of multi-family housing. Per the Trip Generation Rates from the 7th Edition of 
the Institute of Transportation Engineers Report, the 35 potential units would generate 231 
vehicle trips per day, with 20 of these trips would be expected occur during the PM peak hour 
(13 inbound and 7 outbound). The net increase of 31 trips under the HO provisions would not 
result in a change in Ray Lawyer Drive or Placerville Drive levels of service.  
 
In addition, due to the project’s proximity to public transit stop locations, the walkable vicinity 
of the County Center as a major employment source, and the commercial retail and services 
along Placerville Drive, there is a potential that some project vehicle trips would be eliminated.  
 
ENVIRONMENTAL RESOURCES:  The site is undeveloped. Perimeter parcel fencing is 
placed along the southeastern and western boundaries. Foothill pine, Ponderosa pine, several oak 
species, as well as manzanita, toyon and native and non-native trees, shrubs and grasses are the 
predominate vegetation. An Elderberry shrub survey was conducted for the 2008 project site 
where one elderberry shrub was observed. Elderberry is the potential habitat for the breeding and 
foraging for the Valley elderberry longhorn beetle, a species listed as Threatened by the federal 
government.  Mitigation measures were incorporated into the 2008 Mitigated Negative 
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Declaration in order to protect and to avoid disturbance to the shrub during construction 
activities. 
 
No intermittent or ephemeral drainages exist on the project site. 
 
Planned Development under the 2008 approved project would result in an estimated 12,200 
cubic yards of cut and 11,800 cubic yards of fill that would provide vehicle access to the site 
from Ray Lawyer Drive, and lot pad and underground utility construction. Retaining walls along 
the cut and fill slopes would also be installed. Approximately 2/3 of the project site would be 
disturbed by grading and construction activities, including tree removal. Under the 2008 
approved Planned Development project, consistent with City Code Section 8-13: Woodland and 
Forest Conservation, was the requirement to retain 52% of the existing tree canopy. A Tree 
Preservation Plan was approved for the site and the Planned Development to retain the 52%, 
including 31% of the existing canopy not affected by construction, 19% revegetated with street 
and yard trees, and 4% revegetated with trees after retaining wall construction. The potential 35-
units under the HO Overlay would be an increase of 15-units above what would currently be 
allowed under the Planned Development and will likely be two or more story apartments. The 
City anticipates the site to be graded substantially the same under the HO zone provisions as 
under the Planned Development.  
 
For detail regarding how potential impacts will be mitigated for the site and environmental 
resources, please refer to the Mitigation Measures/Development Standards and the Addendum to 
Placerville Heritage Homes Subdivision Negative Declaration provided as Exhibit D. 
 
MITIGATION MEASURES/DEVELOPMENT REQUIREMENTS: Existing Mitigation 
Measures and City approved Conditions of Approval for Placerville Heritage Homes Planned 
Development project shall be required for the development on the site under the HO zone 
provisions.  
 
STAFF ANALYSIS: Due to the relatively small increase in units from what would be allowed 
under the approved Planned Development on the site (20 units to 35 units), the availability of 
public water and sewer, the level of service along Ray Lawyer Drive and Placerville Drive 
within the project vicinity would not change, and that existing Mitigation Measures and Planned 
Development Conditions of Approval that identify and specify appropriate mitigation measures 
that would reduce anticipated environmental impacts to a less than significant level, staff 
recommends the City amend the General Plan Land Use Map and Zoning Map by adding the HO 
Overlay land use designation and zoning to the site parcel, and amend the Official Development 
Plan for the Placerville Heritage Homes Planned Development.  
 
The proposed General Plan Land Use Map Amendment is incorporated into the proposed draft 
Resolution attached hereto as Exhibit A. 
 
The proposed Zoning Map Amendment is incorporated into the proposed draft Ordinance 
attached hereto as Exhibit B. 
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PUBLIC NOTICE:  Public Notice for this request was published in the Mountain Democrat on 
October 21, 2016. Written notice was mailed to proper owners within five hundred feet of 
Assessor’s Parcel 323-400-20 on and posted on the City’s website on October 20, 2016. As of 
the preparation of this report, no comment had been received. 
 
CEQA:  An Addendum to the Placerville Heritage Homes Subdivision Mitigated Negative 
Declaration (MND) has been prepared that describes the Housing Opportunity Overlay land use 
and zone and its application to the project area and vicinity (Exhibit C). The Addendum 
determines that the application of the Housing Opportunity Overlay land use and zone would not 
create any new or significant environmental impacts that were not already evaluated in the 
MND, and would not increase the severity of any previously identified significant impacts. 
 
RECOMMENDATION:  The map amendments proposed help to partially implement Housing 
Program 3, one of the Programs identified by Council as high-priority. In light of the above, staff 
respectfully that the Planning Commission recommend to the City Council to take the following 
actions: 
 
I. Make the following findings for recommending approval of the Addendum to Placerville 

Heritage Homes Subdivision Mitigated Negative Declaration (MND): 
 
A.  Addendum to the MND has been completed in compliance with the California 

Environmental Quality Act (CEQA), and reflects the lead agency’s independent 
judgment and analysis. 

 
B.  The Addendum provides substantial evidence that the proposal will not result in 

any new significant environmental impact, a substantial increase in the severity of 
a previously identified significant impact or any other condition that requires 
preparation of a subsequent or supplemental MND as described in Sec. 15162 of 
the CEQA Guidelines. 

 
C.  The Planning Commission reviewed and considered the Addendum and the MND 

prior to recommending approval of the proposed amendments. 
 

II. Make the following Finding regarding General Plan Amendment (GPA) 16-04 and Zone 
Change (ZC) 16-05: 

 
The proposed General Plan and Zoning Ordinance text amendments identified herein are 
consistent with the General Plan Housing Element as adopted in February 2014, 
particularly Program 3, High-Density Development – Unmet Need. 
 

III. Adopt the following: 
 

A. Recommend that the City Council consider and adopt the Addendum to the 
Mitigated Negative Declaration approved for Placerville Heritage Homes 
Subdivision project: Planned Development Overlay 06-01 and Tentative Parcel 
Map 07-01.  
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B. Recommend that the City Council adopt a Resolution amending the General Plan 
Land Use Map by adding the Housing Opportunity Overlay land use designation 
to the existing High Density Residential land use designation for Assessor’s 
Parcel Number 323-400-20, comprising approximately 3.63 acres of vacant land 
located southeast of the intersection of Mallard Lane and Macintosh Drive (file: 
GPA16-04).    

 
C. Recommend that the City Council adopt an Ordinance amending the City of 

Placerville's Zoning Map that would add the Housing Opportunity (HO) Overlay 
Zone to the existing R-3-PD (Medium Density Multi-Family Residential Zone- 
Planned Development) for Assessor’s Parcel Number 323-400-20, comprising 
approximately 3.63 acres of vacant land located southeast of the intersection of 
Mallard Lane and Macintosh Drive (file: ZC16-05).  

 
D. Recommend that the City Council amend the Official Development Plan for 

Placerville Heritage Homes Planned Development  (Planned Development 
Overlay06-01) project as follows: 

 
1. Authorize the provisions of the Housing Opportunity Overlay Zone on 

Assessor’s Parcel Number 323-400-20, and 
 

2. Any future development of multi-family units under the Housing Opportunity 
Overlay Zone on A.P.N. 323-400-20 would be required to comply with the 
mitigation measures and conditions of approval for the Placerville Heritage 
Homes Planned Development. Additionally, the design and building 
elevations would also be required to contain architectural and finish 
characteristics  of multi-floor massing, roof gables, 8:12 roof pitch, lap and 
stucco exterior siding, decks, covered entries, single-hung/double hung 
windows of the 2008 approved single-family residential elevations under the 
Planned Development (Placerville Heritage Homes Lots 3-10, PD 06-01 
Elevations, Sheet 2/6, dated December 2007); and, be substantially consistent 
with the design requirements of the City of Placerville Development Guide. 

 
 
_________________________________   
Andrew Painter       
City Planner       
 
ATTACHMENTS: 
 
Exhibit A - Draft Resolution of the City Council amending the General Plan Land Use Map 
Exhibit B - Draft Ordinance of the City Council amending the Zoning Map 
Exhibit C - Addendum to the Mitigated Negative Declaration for Placerville Heritage Homes 

Planned Development 
Exhibit D - Mitigated Negative Declaration for Placerville Heritage Homes Subdivision 
Exhibit E - The Placerville Heritage Homes Subdivision Planned Development 06-01 – 

Conditions of Approval 



 

RESOLUTION NO.  _________ 
 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF PLACERVILLE 
AMENDING THE PLACERVILLE GENERAL PLAN LAND USE MAP DESIGNATION 
ON ASSESSOR’S PARCEL NUMBER 323-400-20 FROM HIGH DENSITY 
RESIDENTIAL TO HIGH DENSITY RESIDENTIAL – HOUSING OPPORTUNITY 
OVERLAY FOR PARTIAL IMPLEMENTATION OF HOUSING PROGRAM 3. HIGH-
DENSITY DEVELOPMENT – UNMET NEED (GPA 16-04) 
 
 WHEREAS, on January 23, 1990, the City of Placerville adopted a General Plan for the 
City of Placerville, through Resolution No. 5133; and 
 
 WHEREAS, on February 11, 2014, the City of Placerville adopted 2013-2021 Housing 
Element for the City of Placerville, through Resolution No. 8168; and 
 
 WHEREAS, the 2013-2021 Housing Element for the City of Placerville contains Housing 
Program 3 that requires the City to accommodate a land inventory through rezoning to support 
an unmet need for 239 housing units for lower-income households to meet its Regional Housing 
Needs Allocation (RHNA); and 
 
 WHEREAS, on July 8, 2008, the City of Placerville adopted the Mitigated Negative 
Declaration prepared for then approved the Placerville Heritage Home Subdivision Planned 
Development project consisting of a two phase 20 single-family lot subdivision and 
approximately 2.15 acres on a 3.63 acre parcel.  
 
 WHEREAS, Assessor’s Parcel Number 323-400-20 is located within the Placerville 
Heritage Homes Subdivision Planned Development, is deemed suitable for a General Plan Land 
Use designation change to Housing Opportunity Overlay, and is shown and described in Exhibit 
"A" attached hereto and made a part of this Resolution; and 
 
 WHEREAS, this project is in connection with the subsequent rezoning of Assessor’s 
Parcel Number 323-400-20 to the Housing Opportunity Overlay Zone (HO) with the addition of 
the Housing Opportunity Overlay (HO) land use designation to partially implement Housing 
Element Program 3; and 
 
 WHEREAS, an Addendum to the Placerville Heritage Homes Subdivision Mitigated 
Negative Declaration has been prepared on the proposed General Plan Amendment (GPA 16-
04), the site specific rezone (ZC 16-05), and the amendment to the Official Development Plan of 
the Placerville Heritage Homes Subdivision Planned Development (collectively "Project"). 
 
 WHEREAS, on November 15, 2016, the Planning Commission held a duly noticed 
public hearing on the proposed Project in which the Commission reviewed all comments 
received during the public review period, and making a recommendation to the City Council on 
the proposed Project; and 
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WHEREAS, after reviewing and considering the proposed Project, the Planning 
Commission recommended that the City Council approve the proposed Resolution to 
amend the General Plan Map as shown and described in Exhibit "C" attached hereto and made a 
part of this Resolution; and 
 
 WHEREAS, the City Council of the City of Placerville, held a duly noticed public 
hearing on the proposed General Plan Amendment (GPA 16-04) and site specific rezone (ZC 16-
05) (collectively "Project"), consisting of an amendment to the General Plan Land Use Map 
Designation for Assessor’s Parcel Number 323-400-20, adding the Housing Opportunity Overlay 
to the underlying designation; and  
 
 WHEREAS, a separate Ordinance of the City Council adopted site specific rezoning 
associated with the Project (ZC 16-05); and 
 
 WHEREAS, the City Council, has reviewed and considered the recommendations of the 
Placerville Planning Commission regarding the proposed amendment to the City of Placerville 
Land Use Map, and all public comment and evidence submitted in favor and against the 
proposed amendments.  
 
 NOW, THEREFORE, BE IT RESOLVED, that the City Council for the City of 
Placerville hereby finds and determines with respect to the Project: 
 
SECTION I: The City Council of the City of Placerville hereby finds as follows: 
 
1.  That the Addendum was prepared in compliance with the requirements of the California 

Environmental Quality Act and the State CEQA Guidelines.  
 
2. That, based upon the evidence submitted and as demonstrated by the analysis included in 

the Addendum, none of the conditions described in Sections 15162 or 15163 of the State 
CEQA Guidelines calling for the preparation of a subsequent or supplemental EIR or 
negative declaration have occurred; specifically:  

 
a.  There have not been any substantial changes in The Ridge at Orchard Hill Project 

that require major revisions of the CEQA Documents because of new significant 
environmental effects or a substantial increase in the severity of previously 
identified significant effects;  

 
b.  There have not been any substantial changes with respect to the circumstances 

under which The Ridge at Orchard Hill Project is undertaken that require major 
revisions of the CEQA Documents due to the involvement of new significant 
environmental effects or a substantial increase in the severity of previously 
identified significant effects; and  

 
c.  There is no new information of substantial importance, which was not known and 

could not have been known with the exercise of reasonable diligence at the time 
the IS/MND was adopted, that shows any of the following:  



 

  
 (a) the project will have one or more significant effects not discussed in the Final 

EIR or the IS/MND;  
 (b) significant effects previously examined will be substantially more severe than 

shown in the IS/MND;  
 (c) mitigation measures or alternatives previously found not to be feasible would 

in fact be feasible and would substantially reduce one or more significant effects 
of the project, but the project proponents decline to adopt the mitigation measure 
or alternative; or  

 (d) mitigation measures or alternatives which are considerably different from 
those analyzed in the IS/MND would substantially reduce one or more significant 
effects on the environment, but the project proponents decline to adopt the 
mitigation measure or alternative. 

 
3. That the proposed amendment to the General Plan is consistent with and furthers the 

goals, objectives, policies, and implementation measures of the General Plan and 
provisions of the Land Use Element and the 2013-2021 Housing Element; 

 
4.  That the Project site is physically suitable for the High Density Residential – Housing 

Opportunity Overlay (HDR-HO) General Plan Land Use Designation, in that the site has 
adequate access to a City maintained road and public sewer, water and power utilities;  

 
5.  That the site and HDR-HO designation is consistent with other surrounding residential 

uses and will accommodate the unmet housing need from the 2008-2014 Regional 
Housing Need Plan for the City of Placerville and will assist the County in meeting future 
Regional Housing Need Allocations; and 

 
6.  That the proposed amendment will not be detrimental to the public interest, health, safety, 

convenience, or welfare of the City of Placerville. 
 
SECTION II:  Purpose and Authority. 
 
The purpose of the Resolution is to amend the City of Placerville General Plan Land Use Map 
and land use designation for APN: 323-400-20 from HD (High Density Residential) to HDR-HO 
(High Density Residential – Housing Opportunity Overlay), to partially implement Housing 
Program 3. High-Density Development – Unmet Need. Amendment is shown on Exhibit A that 
is attached, incorporated herein by reference. 
 
SECTION III.  General Plan Amendment 16-04 Approval  
 
The General Plan Land Use Map for the City of Placerville is hereby amended to redesignate the 
following described lands: 
 

From: High Density Residential (HDR) 
To: High Density Residential – Housing Opportunity Overlay (HDR-HO) 

 



 

Assessor’s Parcel No: 323-400-20; all that real property located within the City of Placerville, 
being Parcel 3 of that certain Parcel Map on file in the office of the Recorder, County of El 
Dorado, State of California, in Book 20 of Parcel Maps at Page 108; consisting of 3.63 acres as 
shown on Exhibit A hereto. 
 
 PASSED, APPROVED AND ADOPTED, by the City Council of the City of Placerville 
on the _______ day of _____, 2016, by the poll taken as follows: 
 
AYES:   
NOES:  
ABSENT: 
ABSTAIN:  
 
      _________________________ 
ATTEST:     Mayor Trisha Wilkins 
 
________________________ 
Regina O’Connell, Deputy City Clerk 
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ORDINANCE NO.  
 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF PLACERVILLE 
AMENDING THE CITY OF PLACERVILLE ZONING MAP TO PERFORM SITE 
SPECIFIC REZONING OF PROPERTY IDENTIFIED AS ASSESSOR’S PARCEL 
NUMBER 323-400-20 COMPRISING APPROXIMATELY 3.63 ACRES FROM MEDIUM 
DENSITY MULTI-FAMILY RESIDENTIAL – PLANNED DEVELOPMENT TO 
MEDIUM DENSITY MULTI-FAMILY RESIDENTIAL – PLANNED DEVELOPMENT –
HOUSING OPPORTUNITY OVERLAY FOR THE PARTIAL IMPLEMENTATION OF 
THE 2013-2021 HOUSING ELEMENT PROGRAM 3 . HIGH-DENSITY RESIDENTIAL 
– UNMET NEED (ZONE CHANGE 16-05) 
 
 WHEREAS, Assessor’s Parcel Number 323-400-20 is located within the Placerville 
Heritage Homes Subdivision Planned Development have been deemed suitable for rezoning with 
the zoning designation of Housing Opportunity Overlay Zone (HO); and 
 
 WHEREAS, this project is in connection with the amendment of the General Plan Land 
Use designation of Assessor’s Parcel Number 323-400-20, otherwise known as General Plan 
Amendment (GPA) 16-04, to the Housing Opportunity Overlay (HO) land use designation to 
partially implement the 2013-2021 Housing Element, Program 3; and 
 
 WHEREAS, an Addendum to the Placerville Heritage Homes Subdivision Mitigated 
Negative Declaration has been prepared on the proposed GPA 16-04 and site specific rezone (ZC 
16-05) (collectively "Project"). 
 
 WHEREAS, on November 15, 2016, the Planning Commission held a duly noticed 
public hearing on the proposed Project in which the Commission reviewed all comments 
received during the public review period, and making a recommendation to the City Council on 
the proposed Project; and 
 
 WHEREAS, after reviewing and considering the proposed Project, the Planning 
Commission recommended that the City Council approve the proposed Ordinance to 
amend the Zoning Map as shown and described in Exhibit "A" attached hereto and made a part 
of this Ordinance; and 
 
 WHEREAS, on _________, the City Council of the City of Placerville, held a duly 
noticed public hearing on the Project,  

 NOW, THEREFORE, BE IT RESOLVED that the City of Placerville City Council 
makes the following findings and determinations with respect to the Project  

SECTION I: The City Council of the City of Placerville hereby finds as follows: 
 
1.  That the Addendum was prepared in compliance with the requirements of the California 

Environmental Quality Act and the State CEQA Guidelines.  
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2. That, based upon the evidence submitted and as demonstrated by the analysis included in 
the Addendum, none of the conditions described in Sections 15162 or 15163 of the State 
CEQA Guidelines calling for the preparation of a subsequent or supplemental EIR or 
negative declaration have occurred; specifically:  

 
a.  There have not been any substantial changes in the Placerville Heritage Homes 

Subdivision Planned Development Project that require major revisions of the 
CEQA Documents because of new significant environmental effects or a 
substantial increase in the severity of previously identified significant effects;  

 
b.  There have not been any substantial changes with respect to the circumstances 

under which the Placerville Heritage Homes Subdivision Planned Development 
Project is undertaken that require major revisions of the CEQA Documents due to 
the involvement of new significant environmental effects or a substantial increase 
in the severity of previously identified significant effects; and  

 
c.  There is no new information of substantial importance, which was not known and 

could not have been known with the exercise of reasonable diligence at the time 
the IS/MND was adopted, that shows any of the following:  

  
 (a) the project will have one or more significant effects not discussed in the Final 

EIR or the IS/MND;  
 (b) significant effects previously examined will be substantially more severe than 

shown in the IS/MND;  
 (c) mitigation measures or alternatives previously found not to be feasible would 

in fact be feasible and would substantially reduce one or more significant effects 
of the project, but the project proponents decline to adopt the mitigation measure 
or alternative; or  

 (d) mitigation measures or alternatives which are considerably different from 
those analyzed in the IS/MND would substantially reduce one or more significant 
effects on the environment, but the project proponents decline to adopt the 
mitigation measure or alternative. That the proposed Zoning Map Amendment 
involving the addition of the Housing Opportunity (HO) Overlay Zone is 
consistent with and further the goals, objectives, policies, programs and 
implementation measures of the General Plan Land Use Section and the 2013-
2021 Housing Element; and 

 
3.  That the project site subject to the Amendment is physically suitable to accommodate 

future high density housing, including having access to publicly maintained roads, public 
sewer and water, and other reasonably available public infrastructure; and 

 
4.  That the addition of the Housing Opportunity (HO) Overlay Zone will ensure the project 

site subject to the Amendment will meet minimum site development standards and 
infrastructure requirements, including providing adequate water, sewage disposal, access, 
public services to be developed with high density housing and will assist the City in 



 

meeting Cycle 3 Housing Element (2008-2013) Regional Housing Need Allocation very-
low and low income category units; and 

 
5.  That the proposed Amendment will not be detrimental to the public interest, health, 

safety, convenience, or welfare of the City, because the site development standards of the 
City’s Zoning Ordinance, including the HO Overlay Zone, City guidelines, general 
regulations including but not limited to grading, water quality, aesthetics, landscaping, 
lighting, and air quality to ensure that the site will be compatible with surrounding 
development. Additionally, the standards for site development as well as the mitigation 
measures and conditions of approval for Placerville Heritage Homes Subdivision Planned 
Development Project are imposed upon the site at the time of development. 

 

SECTION II:  Purpose and Authority.   The purpose of the Ordinance is to amend the 
City of Placerville Zoning Map for APNs: 323-400-20, as shown on Exhibit A that is attached, 
incorporated herein by reference. 

SECTION III. The Official Zoning Map for the City of Placerville is hereby amended to 
rezone the following described lands: 

From: Medium Density Multi-Family Residential – Planned Development (R-3-PD) 
To: Medium Density Multi-Family Residential – Planned Development – Housing 

Opportunity Overlay (R-3-PD-HO) 
 
Assessor’s Parcel No: 323-400-20; all that real property located within the City of Placerville, 
being Parcel 3 of that certain Parcel Map on file in the office of the Recorder, County of El 
Dorado, State of California, in Book 20 of Parcel Maps at Page 108; consisting of 3.63 acres as 
shown on Exhibit A hereto. 
 
The Ordinance was introduced at a regular meeting of the City Council of the City of Placerville 
on __________ by Councilmember __________, and it was read for the first time.  The 
Ordinance was read for the second time on _____________ and introduced by Councilmember 
__________________.  The motion passed by the following vote:  

 

AYES: 
NOES: 
ABSENT: 
ABSTAIN:       
 
      _________________________ 
ATTEST:     Mayor Trisha Wilkins 
 
________________________ 
Regina O’Connell, Deputy City Clerk 

 



 

Exhibit A 
Assessor’s Parcel Map  

 

Subject 



 

 
 

 
 

ADDENDUM 
 

TO THE PLACERVILLE HERTIGATE HOMES SUBDIVISION – 
PLANNED DEVELOPMENT MITIGATED NEGATIVE DECLARATION 

 

 

 

 

Lead Agency and Contact Person 

City of Placerville 
3101 Center Street 
Placerville, CA 95667 

 
Andrew Painter, City Planner 
(530) 642-5252 

 
             

 

 

November 1, 2016 
 

 

 

 

 

 

 

 

 

Exhibit C 



 

 
 

 

 

 

Table of Contents 
 

1.0  Introduction.......................................................................................................................................1  

2.0  CEQA Authority for the Addendum.............................................................................................2  

3.0  The Approved Project......................................................................................................................3  

4.0  The Project Under Consideration...................................................................................................6  

5.0  Comparative Analysis........................................................................................................................6  

6.0  Changes in Circumstances................................................................................................................7  

7.0  New Information...............................................................................................................................7  

References.........................................................................................................................................................21  

 

 

Figure 1.  TSM07-01 and PD06-01.................................................................................................................4 

Figure 2. Placerville Heritage Homes Lots 3-10, PD 06-01 Elevations, Sheet 2/6,  
dated December 2007........................................................................................................................5 

 
Figure 3. Placerville Drive Development Implementation Plan Poster. 2009……………………..9 
 
Table 1. Comparison of Approved Project Impacts/Mitigation/Conditions of Approval and  

Impacts of Project Under Consideration……………………………………………… ..10  



 

1 
 

1.0  INTRODUCTION  

The City of Placerville’s Housing Element comprises one of the required General Plan Elements mandated 
by the State of California. The “Project Under Consideration” is the partial implementation of Program 3 of 
the adopted 2013-2021 Housing Element. Specifically, the Project Under Consideration includes the 
application of a Housing Opportunity Overlay land use designation and zone classification to APN 323-400-
20, generally located along the north side of Ray Lawyer Drive, approximately 1,000 feet northeast of the 
corner of the Ray Lawyer Drive and Armory Drive, within Placerville Heritage Homes Subdivision Planned 
Development. The request would amend the General Plan Land Use Map and Zoning Map for the parcel, 
and amend the Official Development Plan by applying the Housing Opportunity Overlay land use 
designation and zone classification to the parcel.  

The 2013-2021 Housing Element of the General Plan was adopted in 2014, and its potential environmental 
effects were the subject of the City of Placerville  2013-2021 Housing Element Update Negative Declaration 
(Housing Element ND) (State Clearinghouse Number 2015042038) that was approved by the Placerville City 
Council on February 11, 2014.  

Pursuant to the Adopted 2013-2021 Housing Element Program 3, the City is obligated to rezone land to 
accommodate unmet housing need of 106 units for lower income households identified during the 2008-2013 
Housing Element planning period, and to rezone land to accommodate the unmet housing need of 133 units 
for lower income households identified during the 2013-2021 Housing Element planning period. The 
rezoned land must permit a minimum density of 20 units per acre, and permit owner-occupied or multifamily 
residential uses by right, with compliance with local design standards, but without discretionary action. 
Program 3 implementation is the Project Under Consideration. 

The project known as “Placerville Heritage Homes Subdivision – Planned Development (PD06-01),” was 
conditionally approved by the Placerville City Council on June 24, 2008. This Planned Development Overlay 
project involved approximately 3.63 acres of land area that included the follow components: 

   a.  Phased Tentative Subdivision Map (TSM07-01) involving the subdivision of the site into 20 single-
family residential parcels;  

b. The establishment of 2.15 acres of dedicated open space 
   c.  The reduction of the following R-3 Zone General Regulations: 

• Minimum Parcel Area from 6,000 square feet to approximately 2,500 square feet, 
• Minimum Parcel Width and Parcel Frontage from 60 feet to 33 feet, 
• Minimum Front Yard from 20 feet to 16.5 feet to road right-of-way, 
• Minimum Side Yard building setback from 10% of minimum Parcel Width or 6 feet, to 3.5 feet, 

and 
• Minimum Rear Yard building setback from 15 feet, to 5 feet 

d. Proposed private local street, Brody Way, is conditioned to have 40 feet of right-of-way, including 28 
feet of surfacing from curb face to curb face and 4 feet of sidewalk on the south side of the street, 
with rolled curb on the opposite side.  

 
Potential environmental effects were fully analyzed in a Mitigated Negative Declaration (State Clearinghouse 
Number 2008022003) that was approved by the Placerville City Council on June 24, 2008. This Mitigated 
Negative Declaration is hereby incorporated by reference under the California Environmental Quality Act 
(CEQA) Guidelines Section 15150, and is available at the City Offices located at 3101 Center Street, 
Placerville, CA. Also incorporated by reference are the City-approved Conditions of Approval for Placerville 
Heritage Homes Subdivision project. The potentially significant environmental impacts and the mitigation 
measures and conditions of approval that reduce all significant impacts to a less than significant level are 
summarized in Appendix A of this document.  
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Pursuant to CEQA Section 21166 and CEQA Guidelines Sections 15162 and 15164, this Addendum has 
been prepared to comply with CEQA in support of the adoption of the Project Under Consideration. The 
primary focus of this addendum is to analyze the Project Under Consideration, which would change the 
previously approved Placerville Heritage Homes Subdivision Planned Development project, to determine 
whether the proposed changes would result in any new significant environmental impacts that were not 
identified in Placerville Heritage Homes Subdivision MND and adopted conditions of approval.  

 
2.0  CEQA AUTHORITY FOR THE ADDENDUM  

CEQA and the CEQA Guidelines establish the type of environmental documentation that is required when 
only minor changes or no changes occur to a project occur after the adoption of a Mitigated Negative 
Declaration. CEQA Guideline Section 15164(b) states that:  

“An addendum to an adopted negative declaration may be prepared if only minor technical changes or additions are necessary or 
none of the conditions described in Section 15162 calling for the preparation of a subsequent EIR or negative declaration have 
occurred.”  

Section 15162(a) of the CEQA Guidelines states that a subsequent EIRs and Negative Declarations need only 
be prepared if:  

(1) Substantial changes are proposed in the project which will require major revisions of the previous EIR or 
negative declaration due to the involvement of new significant environmental effects or a substantial increase 
in the severity of previously identified significant effects;  

(2) Substantial changes occur with respect to the circumstances under which the project is undertaken which 
will require major revisions of the previous EIR or negative declaration due to the involvement of new 
significant environmental effects or a substantial increase in the severity of previously identified significant 
effects; or  

(3) New information of substantial importance, which was not known and could not have been known with 
the exercise of reasonable diligence at the time the previous EIR was certified as complete or the negative 
declaration was adopted, shows any of the following:  

 (A) The project will have one or more significant effects not discussed in the previous EIR or 
negative declaration;  

 (B) Significant effects previously examined will be substantially more severe than shown in the 
previous EIR;  

 (C) Mitigation measures or alternatives previously found not to be feasible would in fact be feasible 
and would substantially reduce one or more significant effects of the project, but the project proponents 
decline to adopt the mitigation measure or alternative; or  

 (D) Mitigation measures or alternatives which are considerably different from those analyzed in the 
previous EIR would substantially reduce one or more significant effects on the environment, but the project 
proponents decline to adopt the mitigation measure or alternative.  

Section 15162(b) of the CEQA Guidelines states: “If changes to a project or its circumstances occur or new 
information becomes available after adoption of a negative declaration, the lead agency shall prepare a 
subsequent EIR if required under subdivision (a). Otherwise the lead agency shall determine whether to 
prepare a subsequent negative declaration, an addendum, or no further documentation.”  
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This addendum evaluates whether changes in circumstances surrounding the Project Under Consideration or 
new information of substantial importance would cause new significant environmental effects or a substantial 
increase in the severity of such effects beyond what was identified in Placerville Heritage Homes Subdivision 
MND. The evaluation of changes in circumstances and new information is focused on whether changes of 
substantial importance have occurred to environmental conditions in the Project area, or to applicable plans, 
policies or regulations.  

As described and analyzed in detail herein, environmental impacts from the Project Under Consideration will 
be no more severe than those projected to result from implementation of Placerville Heritage Homes 
Subdivision Planned Development Overlay project, and no new significant environmental impacts are 
projected to occur. Thus, pursuant to CEQA, this Addendum provides the appropriate level of 
environmental review to address the changes, if any, to the implementation of Program 3 of the approved 
Housing Element.  

 
3.0  THE APPROVED PROJECT  

The Approved Project (“Placerville Heritage Homes Subdivision Planned Development”) involved 
approximately 3.6 acres of land area that included: 

a. Phased Tentative Subdivision Map (TSM07-01) involving the subdivision of the site into 20 single-
family residential parcels (See Figure 1);  

b. The establishment of 2.15 acres of dedicated open space 
c.  The reduction of the following R-3 Zone General Regulations: 

• Minimum Parcel Area from 6,000 square feet to approximately 2,500 square feet, 
• Minimum Parcel Width and Parcel Frontage from 60 feet to 33 feet, 
• Minimum Front Yard from 20 feet to 16.5 feet to road right-of-way, 
• Minimum Side Yard building setback from 10% of minimum Parcel Width or 6 feet, to 3.5 feet, 

and 
• Minimum Rear Yard building setback from 15 feet, to 5 feet; 

d. Proposed private local street, Brody Way, is conditioned to have a 40 feet of right-of-way, including 
28 feet of surfacing from curb face to curb face and 4 feet of sidewalk on the south side of the street, 
with rolled curb; 

e. Three storied, three bedroom homes; Victoria design theme, with gabled architectural design, 8:12 
roof pitch, composition shingles, single-hung and double hung windows, decks and covered entries. 

 
The project involved grading onsite and the extension of water, sewer, electric, and telephone utility to serve 
the proposed residential uses. Project mitigation measures and conditions of project approval addressed the 
on-site activities, as well as off-site improvements deemed necessary to serve the Planned Development 
residential uses.  Refer to Section 8. Description of Project of the Initial Study/Mitigated Negative 
Declaration, of Placerville Heritage Homes Subdivision MND for a complete description of the Approved 
Project.  
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Figure 1.  TSM07-01 and PD06-01 
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Figure 2. Placerville Heritage Homes Lots 3-10, PD 06-01 Elevations, Sheet 2/6, dated December 2007 
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4.0  THE PROJECT UNDER CONSIDERATION  

The Project Under Consideration is the partial implementation of Program 3 of the adopted 2013-2021 
Housing Element. The project includes the following: 

• Amendments to the City of Placerville General Plan Land Use Map and Zoning Map, applying the 
Housing Opportunity Overlay land use designation and zone classification to one 3.63 acre parcel 
generally located along the north side of Ray Lawyer Drive, approximately 1,000 feet northeast of the 
corner of the Ray Lawyer Drive and Armory Drive, within the Placerville Heritage Homes 
Subdivision Planned Development, APN 323-400-20.
 

• Amendment to the Official Development Plan for the Placerville Heritage Homes Subdivision 
Planned Development, authorizing the provisions of the Housing Opportunity Overlay Zone for 
A.P.N. 323-400-20. 

The Project Under Consideration is consistent with Program 3 of the adopted 2013-2021 Housing Element 
and the MND for the Housing Element. The proposed unmet need rezoning was reviewed and analyzed on a 
program level in the Housing Element MND since no specific rezone site was specified, only potential sites 
that the City could choose from, but not limited to, for subsequent rezoning.    

The Addendum considers the Housing Element’s Program 3 implementation project on a project-specific 
level for the application of a Housing Opportunity Overlay on APN 323-400-20, located within Placerville 
Heritage Homes Subdivision Planned Development site and the MND adopted for this project.  The Project 
Under Consideration is consistent with that contemplated in Placerville Heritage Homes Subdivision MND 
and the City adopted conditions of project approval that make up Placerville Heritage Homes Subdivision 
Planned Development project.   

 
5.0  COMPARATIVE ANALYSIS  

As previously described, Section 15162 of the CEQA Guidelines states that one of the conditions that would 
warrant preparation of a subsequent EIR or MND is if substantial changes are proposed in the project which 
will require major revisions of the previous MND due to the involvement of new significant environmental 
effects or substantial increase in the severity of previously identified significant effects.  

An analysis was conducted to compare the impacts of the Project Under Consideration with the impacts 
analyzed in the Placerville Heritage Homes Subdivision Planned Development Overlay MND for the 
Approved Project. Under the Project Under Consideration, the Housing Opportunity General Plan Land Use 
Designation Overlay and the Housing Opportunity Zone District Overlay, the housing opportunity site and 
proposed development regulations and City guidelines would result in the potential development of housing 
on currently undeveloped parcels that are planned for residential uses. The Placerville Heritage Homes 
Subdivision MND addressed the Approved Project’s potential of single-family residential housing 
development on the Project Under Consideration parcel. The Project Under Consideration encourages the 
development of multi-family housing, but would not change the potential or ability of developing a maximum 
of 20 single-family lots allowed under the Approved Project. 

Gross residential density under the Project Under Consideration would increase from that contemplated in 
the Approved Project and considered in the Placerville Heritage Homes Subdivision MND. The Project 
Under Consideration density would be 9.64 dwelling units per acre based on the 3.63 acre project site and 35 
potential residential units. Gross density under the Approved Project, as analyzed in the MND, is 5.5 dwelling 
units per acre based on the 3.63 acre project site and the 20 single-family residential lots of approximately 
2,500 square feet each. The residential use type under the Project Under Consideration would differ from that 
under the Approved Project’s small-lot single-family residential uses, with one or more multi-family 
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residential structures anticipated containing two to three stories each. Each structure would contain multiple 
residential units. The increase in density would not however change the site disturbance grading footprint, 
road access, or the dedicated open space of 2.15 acres considered in the Placerville Heritage Homes 
Subdivision MND.  

Per the Placerville Heritage Homes Subdivision MND each of the project’s twenty single-family dwellings are 
expected to generate as many as 10 vehicle trips per day, or a maximum of 200 vehicle trips per day. The 200 
vehicle trips would create an increase in vehicle trips along Ray Lawyer Drive and nearby Placerville Drive. 
This increase was determined to not result in a change in Ray Lawyer Drive Level of Service (LOS) A or the 
Placerville Drive LOS of D/E. Of these trips, 20 would occur during the PM peak hour (13 inbound and 7 
outbound). Potential impacts were determined to be less than significant.  Traffic generation from the Project 
Under Consideration would cause an increase in 31 vehicle trips to 231 vehicle trips per day due to the 
potential 35 multi-family residential units. Per the Trip Generation Rates from the 7th Edition of the Institute 
of Transportation Engineers Report, 20 of these trips are expected to occur during the PM peak hour (13 
inbound and 7 outbound). The net increase of 31 trips under the Project Under Consideration would not 
therefore result in a change in Ray Lawyer Drive or Placerville Drive levels of service. In addition, it is 
anticipated that due to the project’s proximity to public transit stop locations, the walkable vicinity of the 
County Center as a major employment source, and the commercial retail and services along Placerville Drive, 
there is a potential that some project vehicle trips would be eliminated under the Approved Project and the 
Project Under Consideration. 

As shown in Table 1, Comparison of Approved Project Impacts and Project Under Consideration impacts, 
the Project Under Consideration would not result in new or substantially more severe project or cumulative 
impacts in any of the environmental topics addressed in Placerville Heritage Homes Subdivision MND. Thus, 
the Project Under Consideration would be within the envelope of impacts analyzed for the Approved Project. 
Since no new or substantially more severe impacts would occur as a result of the Project Under 
Consideration, a subsequent EIR or MND would not be required to address the Project Under Consideration 
pursuant to Section 15162 of the CEQA Guidelines. All mitigation measures required and conditions of 
approval for the Approved Project would be applicable to the Project Under Consideration.  

 
6.0  CHANGES IN CIRCUMSTANCES  

Section 15162 of the CEQA Guidelines states that a subsequent EIR or MND would be required if 
substantial changes occur with respect to the circumstances under which the project is undertaken which 
would require major revisions of the previous EIR or MND due to the new significant environmental effects 
or substantial increase in the severity of previously identified significant effects.  

The Project Under Consideration involves partial implementation of Program 3 of the 2013-2021 Housing 
Element. No new plans, policies or regulations that would result in new significant environmental impacts or 
increase in the severity of environmental impacts were identified.  

 
7.0  NEW INFORMATION  

On April 28, 2009, City Council adopted the Placerville Drive Development and Implementation Plan (PDDIP). The 
adopted PDDIP and its “Preferred Vision Plan Program” guides the future development of the Placerville 
Drive corridor including new land uses and streetscape improvements. The Approved Project and Project 
Under Consideration site is located within the PDDIP and envisioned for “High Density Residential” land 
uses. See Figure 3. 
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No changes in circumstances have occurred to the Approved Project since the preparation of the Placerville 
Heritage Homes Subdivision MND that was approved by City Council. The Project Under Consideration and 
its high density residential land use would be consistent with the PDDIP visioning for the site. 

As discussed above the Project Under Consideration would not result in new or substantially more severe 
project or cumulative impacts in any of the environmental topics addressed by Placerville Heritage Homes 
Subdivision MND; circumstances have not changed to result in new or substantially more sever cumulative 
impacts; and no additional information or substantial importance requiring major revisions to earlier analyses 
was identified or received. Therefore, pursuant to Section 15164 if the CEQA Guidelines, an Addendum to 
the Placerville Heritage Homes Subdivision MND provide the appropriate level of environmental review for 
the Project Under Consideration. 
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Figure 3. Placerville Drive Development Implementation Plan Poster. 2009 = PD06-01 Site  
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Table 1: Comparison of Approved Project Impacts/Mitigation/Conditions of Approval and Impacts of Project Under Consideration 
 

Environmental  
Issues 

Approved Project-Impacts Less-Than-Significant With Mitigation 
Measure 

Project Under Consideration 
Impacts 

Geologic Issue 
Would the proposal result in or 
expose people to potential 
impacts involving Erosion, 
changes in topography or 
unstable soil conditions from 
excavation, grading, or fill? 

The El Dorado County Resource Conservation District classifies the soils 
within the project site as having a “high” erosion hazard. A potential 
significant impact from erosion is therefore anticipated from the 
proposed grading activities and the removal of approximately 230,000 
cubic yards of cut and 230,000 cubic yards of fill material could 
potentially create environmental impacts from landslides, mudflows or 
erosion on the site.  
 
This project would also be subject to the City’s Grading, Erosion and 
Sediment Control regulations (Chapter 7, Title VIII of the City Code) and 
the El Dorado Soil Conservation Service regulations for grading and 
erosion. As a component of the City’s Grading ordinance, final grading 
plans must be approved by the City Engineering Division prior to any 
onsite grading. Additionally, the El Dorado Soil Conservation Service 
would also approve final grading plans pursuant to Conservation Service 
regulations.    
 
Compliance with the following mitigation measures is expected to reduce 
potential impacts due to landslides, mudflows and erosion to a less than 
significant level. 
 
Mitigation Measure 
1. The applicant or his/her successors, heirs, assigns shall perform all 
grading activities and placement of fill in accordance with the City’s 
Grading, Erosion and Sediment Control Regulations. (1) (A) (B)  
 
2. The applicant or his/her successors, heirs, assigns shall provide proof 
to the City Engineering Division that final grading plans are in 
compliance with the El Dorado County Resource Conservation District 
erosion control requirements. (1) (A) (E) 

Site grading for the Approved Project commenced 
in May 2005. It was performed in compliance with 
adopted mitigation measures and applicable City 
regulations. Site preparation for development under 
the Housing Opportunity Overlay regulations 
(Project Under Consideration) would be subject to 
the previously adopted mitigation measures and the 
Planned Development Overlay conditions of 
approval. Therefore the Project Under 
Consideration would not result in any new potential 
geologic impacts and would not increase the 
significance of any geologic impact as mitigated. 
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Environmental  
Issues 

Approved Project-Impacts Less-Than - Significant With Mitigation 
Measure 

Project Under Consideration 
Impacts 

Geology 
Would the proposal result in or 
expose people to potential impacts 
involving landslides or mudflows? 

Project construction activities involve the excavation and ground 
disturbance that total approximately 12,200 cubic yards of cut and 
approximately 11,800 cubic yards of fill on the 25% average slope.  This 
disturbance activity has the potential to create a potential impact to the 
site that could involve landslides and erosion. Compliance with the 
following mitigation measures is expected to reduce potential impacts due 
to landslides, mudflows and erosion to a less than significant level. 
 
Mitigation Measures 
 
1. The applicant or his/her successors, heirs, assigns shall perform all 

grading activities and placement of fill in accordance with the City’s 
Grading, Erosion and Sediment Control Regulations and the City 
Engineer.  

 
2. The applicant or his/her successors, heirs, assigns shall provide proof 

to the City Engineering Division that final grading plans are in 
compliance with the El Dorado County Resource Conservation 
District erosion control requirements. 

Site prep for development under the Housing 
Opportunity Overlay regulations (Project Under 
Consideration) would be subject to the adopted 
mitigation measures and the Planned Development 
Overlay conditions of approval. Therefore the 
Project Under Consideration would not result in any 
new potential geologic impacts and would not 
increase the significance of any geologic impact as 
mitigated. 

Water  
Would the proposal result in 
discharge into surface waters or 
other alteration of surface water 
quality (e.g. temperature, dissolved 
oxygen or turbidity)? 

The project proposes to disturb more than 1-acre. Therefore the project 
triggers compliance with the National Pollution Discharge Elimination 
System (NPDES) best management practices, with the Central Valley 
Regional Water Quality Control Board responsible for issuing NPDES 
permits. A component of the NPDES is a required Storm Water 
Pollution Prevention Plan (SWPPP) that establishes erosion, sediment, 
and chemical run-off controls during construction and post-construction 
activities. However no direct discharge of surface drainage to Hangtown 
Creek, the nearest surface water drainage, is proposed. The project 
proposes to convey surface drainage to the City maintained system along 
Placerville Drive. Adequate capacity exists within the City maintained 
storm water system to accommodate the project. Therefore potential 
impacts to the water quality of Hangtown Creek is considered less than 
significant with compliance with NPDES requirements.  
 
Mitigation Measure 
3. The applicant or his/her successors, heirs, assigns shall obtain all 

necessary permits/certifications from the Central Valley Regional 
Water Quality Control Board (CVRWQCB) regarding NPDES 
regulations and shall show evidence of compliance with the 
CVRWQCB regulations prior to final inspection of grading activities. 

 

Site prep for development under the Housing 
Opportunity Overlay regulations (Project Under 
Consideration) would be subject to the adopted 
mitigation measures and the Planned Development 
Overlay conditions of approval. Therefore the 
Project Under Consideration would not result in any 
new potential drainage patterns or the rate and 
amount of surface runoff impacts and would not 
increase the significance of any water issue impact as 
mitigated. 
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Environmental  
Issues 

Approved Project-Impacts Less -Than - Significant With Mitigation 
Measure 

Project Under Consideration 
Impacts 

Air Quality  
Would the proposal violate any air 
quality standard or contribute to an 
existing or projected air quality 
violation? 

Project impacts to air quality standards or the potential for air quality 
violations were evaluated during an air quality analysis. This analysis 
determined the proposed operational project activities have less than 
significant effect on federal and state ambient air quality standards and the 
local Air Quality Management District assessment screening criteria of 
reactive organic gas (ROG), oxides of nitrogen (NOx).  However, 
construction activities involving excavation and ground disturbance totaling 
approximately 12,200 cubic yards of cut, approximately 11,800 cubic yards 
of fill is expected to generate inhalable particulate matter or fugitive dust 
(PM10). This impact is considered potentially significant. The following 
mitigation measures are expected to minimize construction related PM10 
emissions to a less than significant level. 
 
Mitigation Measures 
4.  The applicant or his/her successors, heirs, assigns shall during 

earthmoving activities, maintain soil moisture content at a minimum of 
12 percent, as determined by ASTM method d-2216, or other equivalent 
method approved by El Dorado County AQMD. For areas which have 
optimum moisture content for compaction of less than 12 percent, as 
determined by ASTM method 1557 or other equivalent method 
approved by the AMQD, complete the compaction process as 
expeditiously as possible after achieving at least 70 percent of the 
optimum soil moisture content. (3) (A) 

 
5. The applicant or his/her successors, heirs, assigns shall during cut or fill 

operations, conduct watering as necessary to prevent visible emissions 
from extending more than 100 feet beyond the active cut unless the area 
is inaccessible to watering vehicles due to slope conditions or other 
safety factors. (3) (A) 

 
6. For all disturbed surface areas, except for completed grading areas, the 

applicant or his/her successors, heirs, assigns shall apply dust 
suppression in a sufficient quantity and frequency to maintain a 
stabilized surface. Any areas which can not be stabilized, i.e. wind driven 
dust, must have an application of water at least twice per day to at least 
80 percent of the unstabilized area. (3) (A) 

 
7. For disturbed surface areas in regards to completed grading areas, the 

applicant or his/her successors, heirs, assigns shall apply chemical 
stabilizers within 5 working days of completion of grading activities; or 
complete one of the following numbered items for inactive disturbed 

Site prep for development under the Housing 
Opportunity Overlay regulations (Project Under 
Consideration ) would be subject to the adopted 
mitigation measures and the Planned Development 
Overlay conditions of approval. Therefore the 
Project Under Consideration would not result in any 
new air quality impacts and would not increase the 
significance of any air quality impact as mitigated. 
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surface areas: 
 
a. Apply water to at least 80 percent of all inactive disturbed surface areas 

on a daily basis when there is evidence of wind driven fugitive dust, 
excluding any areas which are inaccessible due to excessive slope or 
other safety conditions (3) (A); or, 

 
b. Establish a vegetative ground cover within 21 days after active 

operations have ceased; the ground cover must be sufficient density to 
expose less than 30 percent of unstabilized ground within 90 days of 
planting, and at all times thereafter. (3) (A) 

  
8. For unpaved roads, the applicant or his/her successors, heirs, assigns 

shall water all roads used for any vehicular traffic at least once per every 
two hours of active operations and restrict vehicle speed to 15 mph, or 
apply a chemical stabilizer to all unpaved road surfaces in sufficient 
quantity and frequency to maintain a stabilized surface.(3) (A) 

 
9. For open storage piles, the applicant or his/her successors, heirs, assigns 

shall: 1) apply chemical stabilizer, or 2) apply water to at least 80 percent 
of the surface area for all storage piles on a daily basis when there is 
evidence of wind driven fugitive dust, or 3) cover with secured tarp. (3) 
(A) 

 
10. For control of track-out of material onto the adjacent public streets, the 

applicant or his/her successors, heirs, assigns shall: 1) pave or apply 
chemical stabilization at sufficient concentration and frequency to 
maintain a stabilized surface starting from the point of intersection with 
the public paved surface and extending for a centerline distance of at 
least 100 feet and a width of at least 20 feet, or 2) pave from the point of 
intersection with the public paved road surface and extending for a 
centerline distance of at least 25 feet and a width of at least 20 feet and 
install a track out control device immediately adjacent to the paved 
surface.(1) (A) 

 
 
11. The applicant or his/her successors, heirs, assigns shall, prior to 

commencement of grading and excavation activities, submit a Fugitive 
Dust Prevention and Control Plan and Contingent Asbestos Hazard 
Dust Mitigation Plan to and be approved by the AQMD, in compliance 
with AQMD Rule No. 223, Fugitive Dust Emissions (AQMD 2002). 
(1)(A)(E: El Dorado County Air Quality Management District). 
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Environmental  
Issues 

Approved Project-Impacts Less – Than - Significant With Mitigation 
Measure 

Project Under Consideration 
Impacts 

Air Quality  
Would the proposal expose 
sensitive receptors to pollutants? 

The project site is within 400 feet of the Montessori of Placerville School, 
and is adjacent to the Placer Village Apartments. Both uses are considered 
sensitive receptors. Fugitive dust is a potential project pollutant that could 
be generated from construction activities such as grading and site 
disturbance. Due to the school’s vicinity to the project site, there is a 
potential for children attending the school and apartment residents to be 
exposed to fugitive dust during project construction. The mitigation 
measures 4 through 11 of this Mitigated Negative Declaration are expected 
to minimize to a less than significant level project construction generated 
fugitive dust. 
 

Site prep for development under the Housing 
Opportunity Overlay regulations (Project Under 
Consideration) would be subject to the adopted 
mitigation measures and the Planned Development 
Overlay conditions of approval. Therefore the 
Project Under Consideration would not result in any 
new air quality impacts and would not increase the 
significance of any air quality impact as mitigated. 

Transportation/Circulation 
Would the proposal result in 
hazards to safety from design 
features (e.g. sharp curves or 
dangerous intersections) or 
incompatible uses (e.g. farm 
equipment)? 

Vehicle access to the proposed subdivision is from a new private road 
named Brody Way. This new road provides project access to Ray Lawyer 
Drive and is designed at a width of 28’. An additional 4’ wide walkway is 
proposed along the side of Brody Way containing Lot 1 through Lot 10. 
The intersection of Brody Way and Ray Lawyer Drive was analyzed by the 
Public Works Department’s City Engineer for adequate sight distance for 
exiting vehicles in both the southbound and northbound Ray Lawyer Drive 
directions. Sight distance along Ray Lawyer Drive was determined by the 
City Engineer to be deficient in a southerly direction due to the curve of the 
road and existing obstructions from cyclone fencing and vegetation along 
the south side of Ray Lawyer Drive (El Dorado County property).  The 
following mitigation measure is expected to reduce the potential sight 
distance hazard to a less than significant level.  
 
Mitigation Measure 
  
12. The applicant or his/her successors, heirs, assigns shall provide a plan 

for correcting the sight distance deficiency to the south on Ray Lawyer 
Drive, and shall cause said sight distance deficiency to be corrected prior 
to the start of any on site construction (2)(A). 

Site prep for development under the Housing 
Opportunity Overlay regulations (Project Under 
Consideration) would be subject to the adopted 
mitigation measures and the Planned Development 
Overlay conditions of approval. Therefore the 
Project Under Consideration would not result in any 
new air quality impacts and would not increase the 
significance of any air quality impact as mitigated.
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Environmental  
Issues 

Approved Project-Impacts Less – Than - Significant With Mitigation 
Measure 

Project Under Consideration 
Impacts 

Biological Resources 
Would the proposal result in 
substantial impacts to endangered, 
threatened or rare  species or their 
habitats (including but not limited 
to plants, fish, insects, animals, and 
birds)? 

The following species listed as endangered, threatened, or rare, or their 
habitats have been observed within the boundaries of the Placerville US 
Geological Survey quadrangle map or on adjacent quadrangle maps: 
 
Federal 
• valley elderberry longhorn beetle  
• delta smelt  
• Central Valley steelhead 
• Central Valley spring-run chinook salmon 
• winter-run chinook salmon, Sacramento River  
• California red-legged frog 
• Layne’s butterweed  
State 
• Stebbins’ morning-glory 
• Pine Hill ceanothus 
• Pine Hill flannelbush 
• El Dorado bedstraw 
• Layne’s ragwort 
 
Only the elderberry shrub, potential habitat for the breeding and foraging 
for the Valley elderberry longhorn beetle (VELB), a species listed as 
Threatened by the federal government, was observed on the project site. 
No VELB species were found to occupy the elderberry shrub. The 
generalized VELB habitat is the riparian forest, including cottonwood, 
sycamore, Valley oak, willow and elderberry shrubs. The project site 
consists of upland vegetation species, ponderosa pine, black oak and live 
oak. The VELB has not been observed within Placerville. The closest 
recorded observation is at Folsom Reservoir. The applicant anticipates the 
removal of approximately 30 trees below (fill side) the location of mass pad 
grading for the installation of an underground stormwater drainage 
detention system. The location of the observed elderberry shrub is within 
the area of this tree removal and therefore a potential exists that 
construction activity could effect this shrub. Protection of the shrubs from 
project disturbance and operation is required by the U.S. Fish & Wildlife 
Service (USFWS) due to its potential habitat for a listed threatened species.  
 
Therefore a potential exist that project activity could impact VELB habitat. 
The following mitigation measures are expected to avoid disturbance of the 
elderberry shrubs and therefore minimize potential significant impacts on 
site to a less than significant level.  
 

Site prep for development under the Housing 
Opportunity Overlay regulations (Project Under 
Consideration) would be subject to the adopted 
mitigation measures and the Planned Development 
Overlay conditions of approval. Therefore the 
Project Under Consideration would not result in any 
new hazards and would not increase the significance 
of any hazard impact as mitigated. 



 

16 
 

Mitigation Measures 
 
13. Prior to the commencement of earthmoving activities, the applicant, 

successors, heirs, or assigns, shall place orange fencing, a minimum of 20 
feet outside the dripline of the elderberry shrub located at the northern 
portion of the project property (2)(D).  

 
14. Prior to the commencement of earthmoving activities, the applicant or 

his/her successors, heirs, or assigns, shall inform construction personnel 
of the location of the shrubs so as to avoid potential disturbance during 
construction activities (2)(D). 

Biological Resources 
Would the proposal result in 
substantial impacts to wildlife 
dispersal or migration corridors? 

Hangtown Creek, located approximately 700’ north and off the project site, 
serves as a migration corridor for birds and non-bird wildlife. Project 
grading activities are not expected to disturb this corridor.  
 
However, raptors have been observed on the site and within the project 
vicinity. Therefore a potential exists that project construction activities will 
disturb nesting raptor species that may utilize mature oaks and pines within 
the project site and adjacent land. The following mitigation measure is 
expected to minimize potential project impacts to nesting raptor species. 
 
Mitigation Measure 
 
15.  The applicant, successors, heirs or assigns will retain the services of a 
qualified biological resource specialist to conduct visual surveys for nesting 
raptors in mature oaks and pines within and adjacent to the area of 
disturbance (areas slated for grading and construction) performed at least 
one week prior to construction if construction occurs between March 1 and 
August 31(raptor breeding season), otherwise surveys are not needed. A 
written report on the results of the visual surveys shall be submitted to the 
Planning Division a minimum of 48 hours prior to the beginning of 
construction activity.  
 
Potential raptor nesting trees identified in visual surveys that are subject to 
removal will be removed prior to March 1, or the start of the nesting 
season, or after August 31, the fledging season, if nests are identified and 
found to be active. In the event that active raptor nests are identified 
between March and August and prior to construction, but are located in 
trees not to be removed, then a no construction activity buffer zone would 
be established around the nests for the duration of the  
 
nesting season in accordance with California Department of Fish and Game 
guidelines for the applicable raptor species.  

Site prep for development under the Housing 
Opportunity Overlay regulations (Project Under 
Consideration) would be subject to the adopted 
mitigation measures and the Planned Development 
Overlay conditions of approval. Therefore the 
Project Under Consideration would not result in any 
new hazards and would not increase the significance 
of any hazard impact as mitigated. 
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The construction contractor shall be responsible for construction 
scheduling. If construction is planned during the breeding season, the 
construction contractor shall be responsible for ensuring that a qualified 
biologist performs the raptor nest surveys within 1 week of planned tree 
removal. The Department shall approve construction progress based on the 
results of the surveys. 
 
This mitigation measure is expected to minimize impacts to nesting raptor 
species to a less than significant level (2) (D). 

Environmental  
Issues 

Approved Project-Impacts Less - Than - Significant With Mitigation 
Measure 

New Project Under Consideration 
Impacts 

Hazards 
Would the proposal involve a risk 
of accidental explosion or release 
of hazardous substances (including, 
but not limited to: oil, pesticides, 
chemicals or radiation)? 

Proposed grading, or the storage of fuel for construction equipment, could 
involve accidental spill(s) of fuel that possibly could impact flora and fauna 
and water drainages on site. However, Best Management Practices for 
hazardous spill prevention and spill cleanup are a component of the 
SWPPP that will be prepared for CVRWQCB NPDES permit review and 
approval process. Adherence to NPDES permit conditions is expected to 
minimize the risk of potential significant impacts caused by accidental 
release of a hazardous material. See Water for discussion and mitigation 
measure concerning the NPDES and SWPPP requirements. 

Site prep for development under the Housing 
Opportunity Overlay regulations (Project Under 
Consideration) would be subject to the adopted 
mitigation measures and the Planned Development 
Overlay conditions of approval. Therefore the 
Project Under Consideration would not result in any 
new hazards and would not increase the significance 
of any hazard impact as mitigated. 

Would the proposal involve the 
creation of any health hazard or 
potential health hazard? 

See Hazard and Water Sections for discussion and mitigation of potential 
hazardous material used on site. 

Site prep for development under the Housing 
Opportunity Overlay regulations (Project Under 
Consideration) would be subject to the adopted 
mitigation measures and the Planned Development 
Overlay conditions of approval. Therefore the 
Project Under Consideration would not result in any 
new hazards and would not increase the significance 
of any hazard impact as mitigated. 

Would the proposal involve an 
exposure of people to existing 
sources of potential health hazards? 

See Noise Section for discussion and mitigation of potential noise hazards 
from neighboring Speedway operations. 

Land uses under the Housing Opportunity Overlay 
regulations (Project Under Consideration) would be 
subject to the adopted mitigation measures and the 
Planned Development Overlay conditions of 
approval. Therefore the Project Under 
Consideration would not result in any new hazards 
and would not increase the significance of any 
hazard impact as mitigated. 

  



 

18 
 

Environmental  
Issues 

Approved Project-Impacts Less - Than - Significant With Mitigation 
Measure 

New Project Under Consideration 
Impacts 

Noise 
Would the proposal result in an 
increase in existing noise levels or 
expose people to severe noise 
levels? 

During grading and subsequent single-family residence construction, a 
temporary increase in ambient noise levels is likely. This impact is expected 
to be of short duration and therefore is expected to be minimized to a less 
than significant level with the following mitigation measure: 
 
Mitigation Measure 
 
16. To reduce the potential impact of construction noise within the 
vicinity of the project site to a less than significant level, the applicant or 
his/her successors, heirs, assigns shall perform all construction related to 
development on the project site between 7:00 a.m. and 7:00 p.m., Monday 
through Friday, and between 7:00 a.m. and 5:00 p.m. on Saturday. No 
construction shall be allowed on Sunday unless in an emergency and with 
written permission from the City.  
 
The project is approximately 900 feet northwest of Placerville Speedway 
racetrack. The Speedway is located within the El Dorado County 
Fairgrounds. The track is an open air dirt surface facility, constructed at the 
1,750’ elevation.  The racetrack operates approximately 25 Saturdays per 
year, from March to September. Each Saturday event is required to end all 
races by 11:00 PM.  Lap time laps begin around 4:00 PM, with qualifying 
races beginning at 6:30 PM. However, no noise measurement data is 
available for the project site or the racetrack. 
 
Proposed site grading for road and home construction will alter the site as 
discussed within this Initial Study. The elevation of Ray Lawyer Drive at the 
intersection with proposed Brody Way is approximately 1,840’. In addition, 
each of the proposed pad elevations for each of the detached single family 
dwellings are shown on the Grading and Drainage Plan. The closest lots to 
the racetrack are Lot 1 and Lot 2. Pad elevations for these two lots are 
1,837’ and 1,832’ respectively, and are within 8 feet of the 1,840’ elevation 
(the highest known site elevation). Lots 3 through 20 range in elevation 
from approximately 1,764’ to 1,825’. These eighteen lots are proposed 
northwest and downslope of the ridgeline that crosses the site at the 
southeast corner. 
 
A “severe noise level” is not defined within City Code or within the General 
Plan. “Acceptable and Unacceptable” are terms however used within the 
General Plan to describe noise and its relation to land use. “Acceptable 
noise level” for single family residential land uses is 70 dBA (A-weighted 
decibel) or less. Racetrack operation activities have the potential to create 

Site construction for development under the 
Housing Opportunity Overlay regulations (new 
project) would be subject to the adopted mitigation 
measures and the Planned Development Overlay 
conditions of approval. Therefore the Project Under 
Consideration would not result in any new noise 
impacts and would not increase the significance of 
any noise impacts as mitigated. 
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noise levels that exceed the General Plan acceptable level standard of 70 
dBA on those proposed lots that have a exposure to and not attenuated by 
site and proposed topography. Lots 1 and 2 are likely to be exposed to 
racetrack noise in excess of 70 dBA during track activities. The duration of 
possible unacceptable racetrack noise is expected to be limited to Saturday 
race events. In order to minimize the potential noise impact racetrack noise 
on Lots 1 and 2, the following mitigation measures are proposed that are 
expected to reduce this impact to a less than significant level. 
 
 Mitigation Measure 
 
17 a.  The applicant or his/her successors, heirs, assigns shall grant to 
the City of Placerville a Noise Protection Easement over the entire area of 
Lots 1 and 2 of Tentative Subdivision Map 07-01. This easement is for the 
mitigation of present and anticipated future excess noise levels on 
residential uses of the affected Lots 1 and 2 due to the Placerville Speedway 
Racetrack operations located within the El Dorado County Fairgrounds, 
OR  
 
17 b.  The applicant or his/her successors, heirs, assigns shall submit an 
acoustical analysis of the project site, prepared by an acoustical consultant in 
the field of environmental noise assessment for staff to review, that 
provides evidence that Lots 1 and 2 are not affected by the potential impact 
of racetrack operation noise generation. 
 

Environmental  
Issues 

Approved Project-Impacts Less - Than - Significant With Mitigation 
Measure 

New Project Under Consideration 
Impacts 

CULTURAL RESOURCES 
Would the proposal disturb 
paleontological or archeological 
resources, affect cultural resources 
or cultural values?  

There are no known unique ethnic cultural values that exist on the project 
site or surrounding area. However, in the event that human remains are 
discovered during project construction, the following mitigation measure is 
expected to minimize this discovery to a less than significant level. 
 
 Mitigation Measure 
 
18. In the unlikely event human remains are discovered during 
ground-disturbing activities, the applicant or his/her successors, heirs, or 
assigns, shall comply with Public Resources Code §21083.2 pertaining to the 
discovery of human remains. This shall include the applicant or his/her 
successors, heirs, or assigns, contacting the City Planning Department, cease 
all work on site in the area of the find, and limited adjacent areas as 
appropriate; the applicant shall contact the El Dorado County Coroner to 
investigate and determine that no investigation of the cause of death is 
required. If the Coroner determines the remains are not of Native American 

The construction of new residential uses would be 
subject to the adopted mitigation measures and the 
Planned Development Overlay conditions of 
approval. Therefore the Project Under 
Consideration would not result in any new noise 
impacts and would not increase the significance of 
any noise impacts as mitigated. 
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origin, the applicant shall contact representatives from the El Dorado 
County Pioneers Cemetery Commission and the El Dorado County 
Museum. The applicant shall coordinate re-interment of burial finds with 
the Pioneers Cemetery Commission. If the Coroner determines the remains 
are those of a Native American origin, the coroner must contact the 
California Native American Heritage Commission. Work on the site will 
cease to allow for an archaeologist, at the expense of the applicant, to 
evaluate the finds, coordinate with the City of Placerville and the Heritage 
Commission for mediation. 
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City of Placerville 
Development Services Department 
3101 Center Street, Placerville, CA 95667 

CONDITIONS OF APPROVAL 
 
Project Name:    PLACERVILLE HERITAGE HOMES SUBDIVISION – PLANNED DEVELOPMENT 
File Number(s):  PD06-01, TSM07-01, EA07-02 
Approved: By City Council on  June 24, 2008  

 Prepared by: AP. 
City of Placerville Engineering Division 
 
General 
 
1. This Subdivision (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 Public 
Works 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 State of California Department of 
Transportation (Caltrans) Standard Plans and Standard Specifications dated May 2006.  Sewer will 
be designed and constructed in accordance with El Dorado Irrigation District (EID) Design and 
Construction Standards dated July 1999 except when otherwise directed by the City Engineer. Water 
distribution is within the EID Service area and must comply with their conditions of approval and 
design and construction standards.  

 
2. The Owner shall reimburse the City for associated project costs incurred by the City for any outside 

consultants, City staff time, and other expenses for special design needs above and beyond normal 
items covered by the City’s fee schedule. 

 
3. The Developer shall be responsible for maintenance and upkeep of all slopes, landscaped areas and 

irrigation systems within the development until such time as those operations are the responsibility of 
the individual homeowners, a homeowners association, or any other successor-in-interest.  

 
4. Appropriate land rights shall be obtained from the affected property owners as required allowing the 

proposed grading and/or facilities to be installed outside the development boundaries.  A copy of the 
written authorization(s) shall be included with the final improvement plan submittal.  

 
5. All Capital and Impact Fees are to be calculated and paid at time of Building Permit issuance.  
 
6. All improvements required of this development and as described in these conditions of approval shall 

be shown on construction drawings (the final improvement plans) to be submitted prior to the 
submittal of the Final Map to the City Engineer for review and approval. An encroachment permit shall 
be obtained from the City Engineer prior to beginning any work on this development.  

 
Map 
 
7. All existing easements within the development boundaries shall be revised as appropriate to conform 

to the new development layout.  Easements to be abandoned shall be abandoned prior to or 
concurrent with the Final Map.  Abandonment shall be in accordance with the Utility’s and the City’s 
requirements. 

 

Exhibit E 
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8. All commonly shared private improvements shall be located within non-exclusive private easements. 
The easements shall also grant the right to enter thereon, to the personnel, agents, and equipment 
from the City, EID, Fire District and all required utilities, as appropriate. 

 
9. The Final Map shall show all drainage easements for improvements such as, but not limited to, 

drainage swales, ditches, pipelines, etc., consistent with the County of El Dorado Drainage Manual, 
the Final Drainage Plan, and the final improvement plans and shall be offered for dedication to the 
City.  The Final Map shall note that said easements “shall be kept free of buildings and obstructions”. 
The City will consent to the offer, but not accept for maintenance. 

 
10. Where the Developer is required to make improvements on land which neither the Developer nor the 

City has sufficient title or interest to make such improvements, the Developer shall make every effort 
to acquire all necessary land rights prior to the filing of the Final Map.  If the Developer is 
unsuccessful in obtaining those land rights prior to filing of any Final Map, the Developer shall submit 
to the City Engineer for approval: 

 
a) A legal description prepared by a civil engineer or land surveyor of the land necessary to 

be acquired to complete the off-site improvements. 
b) Improvement plans prepared by a civil engineer of the required off-site improvements. 
c) An appraisal prepared by a professional appraiser of the cost of land necessary to 

complete the off-site improvements. 
 

Prior to the filing of the Final Map, the Developer shall enter into an agreement pursuant to 
government code Section 66462.5 to complete the required off-site improvements including the full 
costs of acquiring any real property interests necessary to complete the required improvements. 

 
In addition to the agreement, the Developer shall provide a cash deposit, letter of credit, or other 
acceptable surety in an amount sufficient to pay such costs including legal costs subject to the 
approval of the City Attorney. 

 
11. One third-order survey control point will be required to be located within the subdivision.  The control 

point shall be located within the paved roadway section and set in a Type D monument per Caltrans 
Standard Plans A74, or as directed by the City Engineer.  All calculations for said monumentation 
shall be provided to and approved by the County Surveyor prior to the recording of the Final Map, or 
as agreed upon in the subdivision agreement.  

 
12. All city utility easements shall be 7.5 feet wide from centerline of the utility. Easements for drainage 

swales shall be 5 feet wide from centerline of swale. Easements for other agencies shall be to a width 
acceptable to that agency. All easements within the development shall be dedicated on the Final 
Map. All easements outside of the development boundaries shall be submitted for approval with the 
final improvement plans. 

 
Home Owners, CC&R, Agreements, and Districts 
 
13. A Property Owners Association or Homeowners Association (“Association”) shall be established over 

the entire planned development. Covenants, Conditions and Restrictions (CC&R’s) shall be created 
and recorded with the Final Map to implement requirements of the City and these conditions of 
approval. The Association shall execute agreements with the city to operate and maintain all public 
improvements including roadways, street lighting, storm water drainage facilities, curbs, gutters, and 
sidewalks. It shall also assume responsibility for all private shared improvements such as common 
area landscape and irrigation, pedestrian paths, open space vegetation, grading, slopes, and similar 
private improvements.  

 
14. CC&R’s shall contain the following provision verbatim:  “The management and maintenance of the 

“common area” shall include the following best management practices (BMP’s) to reduce storm water 
pollution: the Homeowners Association is required to implement trash management and litter control 
procedures in the common areas aimed at reducing pollution of drainage water. The Homeowners 
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Association may contract with their landscape maintenance firms to provide this service during 
regularly scheduled maintenance, which should consist of litter patrol, emptying trash receptacles in 
common areas, noting trash disposal violations by homeowners or businesses, and reporting the 
violations to the association for investigation. The Homeowners Association is required to have its 
privately owned streets and parking lots swept prior to the storm season, no later than October 15th of 
each year”. 

 
Water System 
 
15. Improvements must comply with Fire District requirements, including locations and spacing of fire 

hydrants, building sprinkler requirements, fire flows, and traffic and emergency circulation.  The final 
improvement plans shall be signed off by the El Dorado Fire Protection District.  

 
16. The required water system, including all fire hydrants, shall be installed and accepted by EID and the 

El Dorado County Fire Protection District prior to any combustible building material being placed on 
an individual lot. 

 
17. Comply with EID Conditions of Approval for water service to each lot. Improvement Plans shall show 

existing and proposed water mains on street plan and profiles together with all other underground 
utilities. The front sheet of the final improvement plans shall include an appropriate signature block for 
EID. 

 
18. A meter award letter or similar document from EID shall be provided by the Developer prior to filing 

the Final Map. 
 
Sewer Facilities 
 
19. Provide sewer service to each lot and mark location. 
 
20. Sewer and water laterals shall have a 10 foot minimum separation from connections at the respective 

mains to the point of connection with the structure. 
 
21. All sanitary sewer facilities, with the exception of service laterals, in private streets and easements, 

and within public streets and easements shall be publicly owned, operated and maintained, and 
conform to City requirements. All service laterals shall have a 2-way cleanout installed at the street 
right-of-way, or easement limit line. The property owner is responsible for sewer lateral maintenance 
upstream of the 2-way cleanout.  

 
22. Where the finished floor elevation of a dwelling is less than 6 inches above the upstream manhole lid 

elevation provide backwater valve installation per EID standards or protect with other method as 
approved by the City Engineer.  

 
23. The Final Map and the final improvement plans shall designate any lots that require pumped sewer 

services. 
 
24. Provide all weather access to all utility manholes.  Utility lines shall be clearly marked where they 

cross property lines as shall manholes using markers approved by the City Engineer.  
 
25. Submit a final report on the sewer alignment proposed by the Developer for review and approval by 

the City Engineer prior to final improvement plan submittal. The tentative map submittal includes 3 
different alternative schematic plans for connecting to the downstream sewer main which currently 
exists in Placerville Drive.  Final report shall include but not be limited to: 

 
1. final alignment, topography, pipeline and manhole plans and profiles,  property line and 

easement details; 
2. plan and profile of  all weather access roads to sewer manholes;  
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3. proposed permanent and construction easements to be obtained and Developer’s plan to 
obtain easements for dedication to City; 

4. geotechnical engineers review and recommendations for sewer construction over steep 
terrain; 

5. special design criteria required for sewer facilities over steep terrain.  
 

Sewer plan checks for additional alternatives after the final sewer report is approved will be charged 
additional plan check fees as described in #2 above. 

 
Other Utilities 
 
26. Electric, telephone, and cable TV shall be underground from the point of connection on Ray Lawyer 

Drive to each onsite lot.  
 
27. Provide 15 foot public utility easements for these utilities where necessary for installation, and 

continued operation and maintenance outside of the street right of way.  Public Utility Easements 
shall be dedicated on the Final Map.   

 
28. Should the Developer choose to install consolidated liquefied propane gas service, the Developer 

shall submit a security plan of the gas tank area to the Chief of Police and the Fire Marshall for review 
and approval, construction of which must be approved by same prior to use of the system.  In 
addition, plans shall also be submitted to P.G.&E., A.T.&T., and Comcast. 

 
Drainage Facilities  
 
29. A Final Drainage Plan shall be prepared for review and approval by the City Engineer. Downstream 

facilities shall be improved or increased in capacity as necessary to accommodate increased flows 
which result from this development. Drainage facilities shall be designed and included in the final 
improvement plan submittal consistent with the Final Drainage Plan. As an alternative, detention 
facilities may be provided to keep post-development flows at or below pre-development levels. 
Changes to historical and existing drainage patterns will not be allowed without specific approval by 
the City Engineer. All areas of concentrated drainage flow shall be contained in a pipeline or 
improved channel to a city-approved discharge point approved by the City Engineer. Downstream 
properties shall be protected from damage from any increase in drainage flow resulting from this 
development. 

 
30. Developer shall provide geotechnical review and recommendations for the proposed detention facility, 

and shall provide an all weather maintenance access to the proposed detention facility. Drainage 
easements shall be offered for dedication on the Final Map for the detention facility and for overland 
drainage escape routes. Easements for any offsite drainage improvements shall be submitted with 
the final improvement plans for review and approval.  

 
31. The drainage plan concentrates post-development flows at the outlet of the proposed detention 

system. The final report shall include a review of the downstream system that carries these flows to 
Hangtown Creek, and shall discuss maintenance requirements of these facilities. Drainage facilities to 
the point of connection to the city’s maintained system shall be maintained by the homeowners 
association as discussed above. Drainage facilities shared with other property owners may be 
maintained jointly with a common maintenance agreement approved by the City Engineer.  

 
32. All drainage inlets shall be marked “Do not Dump – Flows to Creek”. 
 
33. Provide all weather access to any storm water detention facility and its appurtenances. 
 
34. Drainage facilities shall be designed to accommodate flows from a 10-year storm with no static head, 

and flows from a 100-year storm shall be contained within the gutter and shall leave at least one 12’ 
travel lane open.  
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35. Overland drainage escape routes shall be provided and shall be secured with a drainage easement. 
 
36. Surface drainage of drainage swales or concentrated lot drainage across sidewalks or curbs is not 

allowed.  
 
Roadways 
 
37. Internal roadways shall be constructed to the following City standards. 

Brody Way         Local Street 28’c-c in 40’ ROW  
  

Roadway section shall have concrete curb and gutter on one side and rolled concrete curb, gutter 
and sidewalk on the other. Brody Way shall be dedicated as a public street.  Street maintenance shall 
be by the homeowners association as described above. Street types and widths shall be as listed 
above.   

 
38. Street structural section shall be designed based upon a traffic index of 6.0 and shall have a minimum 

section of 3” AC over 6” AB. 
 
39. Install barricade at end of Brody Way to prevent vehicular access to neighboring property but still 

allow emergency vehicle secondary access. Install permanent sign at this location advising residents 
that this street is planned to be extended as a thru street when the neighboring property develops. 
Advise homeowners in the CC&R’s of this future road extension and their perpetual maintenance 
requirement.  The street shall be signed, “Not a Publicly Maintained Road”. 

 
40. Parcel Map 20-108 (filed May 1978) provided for access to this parcel to be at the location shown on 

this tentative map. A sight distance analysis has been submitted by the Developer for this location. 
The Developer shall provide a plan for correcting the sight distance deficiency to the south on Ray 
Lawyer Drive, and shall cause said sight distance deficiency to be corrected prior to the start of any 
on site construction. Developer shall provide the necessary documents to the City to allow for the City 
to abandon its interests in the existing irrevocable offer of dedication for a cul-de-sac bulb at this 
location concurrently with the filing of this Final Map.  

 
41. All striping shall be thermoplastic. 
 
42. Construct standard local street knuckle in lieu of substandard radius curve at 90 degree bend in 

Brody Way as approved by the City Engineer. 
 
43. The proposed hammerhead shall meet City and El Dorado County Emergency Vehicle Access 

Standards as approved by the City Engineer and the Fire District. 
 
44. Street lighting shall be provided at the new Ray Lawyer Drive/Brody Way intersection, the knuckle, 

the proposed hammerhead, and as required by the City Engineer. All street lighting shall be fully 
shielded to prevent excess glare and light, and shall comply with PG&E standards.  

 
45. All roads shall be named by filing a completed road-naming petition for each proposed road with the 

City Engineer prior to filing the Final Map. (Brody Way is also labeled Heritage Hill Lane on some 
tentative map sheets).  

 
46. Provide subdrains on all roadways subject to seasonal wet areas or as required by the Geotechnical 

Engineer. Outlet subdrains to approved drainage locations. 
 
47. Unobstructed concrete sidewalks shall be provided throughout the project area in that parking, if 

available due to driveway spacing, shall only be provided on the opposite side of the street as the 
sidewalk. Sidewalks shall be constructed at locations shown on the “Pathway Exhibit” and shall 
extend to the end of Brody Way at the barricade location.  Rolled concrete curb, gutter, and sidewalk 
shall be designed to accept H-20 wheel loading allowing for fire truck usage.  
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48. Install handicap ramps at the entrance of Brody Way off Ray Lawyer Drive.   
 
Driveways 
 
49. Provide a minimum of 20 feet between the back of concrete curbs, or back of sidewalk when a 

sidewalk is present, to the face of garage roll up doors to allow for on site parking without 
encroaching into the street or sidewalk areas. If conventional swing-out doors are used, an additional 
4 feet will be required. Side entry garages shall comply with minimum building setback requirements.  

 
Grading 
 
50. All grading shall conform to the City Grading Ordinance, and all other relevant laws, rules and 

regulations governing grading in the City of Placerville.  Prior to commencing any grading, which 
includes 50 or more cubic yards, the Developer shall obtain a grading permit from the Public Works 
Department. 

 
51. Install minimum 42-inch height permanent fencing at the top of all bluffs or cut-and-fill slopes 

exceeding 10 feet in height, and greater than 2:1 slope.  Fencing shall be green or black in color. 
 
52. All retaining walls shall be reviewed and approved by the City prior to construction, including material 

types, colors, surface finishes. 
 
53. Prepare a final Geotechnical Report based on final approved layout and offsite utility plans. Provide 

final recommendations regarding storm water detention structures and pipeline construction in steep 
terrain, including any special recommendations to limit the possibilities of slope failures in areas 
where utilities are proposed to be constructed.  The Geotechnical Engineer shall review and sign off 
on the final grading and site improvement plans for conformance to recommendations contained in 
the final Geotechnical Report. 

 
54. Construct Brody Way up to proposed barricade as shown on the tentative map. Grade Brody Way 

beyond this point up to the property line to provide for future emergency access road as shown on the 
submitted exhibit.  Dedicate full Brody Way public right of way and slope easements to the easterly 
property line on the Final Map. 

 
55. The improvement plans shall include an erosion and sediment control plan, which incorporates 

standard erosion control practices and best management practices, subject to the approval of the City 
Engineer and Resource Conservation District.  The plan shall be prepared by a Registered Civil 
Engineer or Certified Professional Hydrologist in accordance with the High Sierra Resource 
Conservation and Development Council Guidelines for Erosion and Sediment Control, and shall be 
included in an agreement with the construction contractor prior to the issuance of a grading permit.  
The following measures shall be included: 

 
a) Any mass grading shall be restricted to dry weather periods between April 1 and October 

31. 
b) If other grading activity is to be undertaken in wet-weather months, permanent erosion 

and sediment controls shall be in place by October 15, and construction shall be limited 
to areas as approved by the City Engineer.  A winterization plan must be submitted by 
September 15 and implemented by October 15. 

c) In the event construction activity including clearing, grading, disturbances to the ground, 
such as stockpiling, or excavation result in soil disturbances of at least one acre of total 
land area, the Developer shall obtain and provide a Notice of Intent (NOI) from the 
Regional Water Quality Control Board.   

d) Should a NOI be required, Storm Water Pollution Prevention Plan (SWPPP) shall be 
provided prior to issuing a construction permit.  The SWPPP shall have provisions to 
provide at minimum monthly monitoring reports to the City during wet weather and to 1 
year after completion of construction. 
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e) Projects less than one acre are exempt from obtaining a NOI unless construction activity 
is expected to create soil disturbances that could cause significant water quality 
impairment. 

f) The internet site for information and application on the NOI can be found at: 
http://www.waterboards.ca.gov/stormwtr/docs/finalconstpermit.pdf. 

g) Sedimentation basins, traps, or similar BMP controls shall be installed prior to the start of 
grading. 

h) Mulching, hydro seeding, or other suitable revegetation measures shall be implemented.  
Planting shall also occur on areas of cut and fill to reduce erosion and stabilize exposed 
areas of later construction phases.  All disturbed areas with a slope greater than 5% shall 
receive erosion control. 

i) Excavated materials shall not be deposited or stored where the materials could be 
washed away by storm water runoff. 

 
56. The improvement plans shall include a dust control plan which takes all necessary measures to 

control dust.  This plan shall be implemented by the Developer during grading as required by the City 
and the El Dorado County Air Quality Management District (AQMD).  A permit from AQMD shall be 
submitted to the Public Works Department prior to approval of the final improvement plans.  

 
57. Grade slopes shall be limited to a maximum steepness ratio of 2:1 (horizontal to vertical) unless 

otherwise approved by the geotechnical engineer. 
 
58. Obtain proper permits prior to demolition or grading of any hazardous materials, underground storage 

tanks, septic systems, water wells, or other existing underground utilities or unknown feature. 
Requirement to obtain additional permits shall be clearly stated on the grading plans.  

 
59. In instances where a grading plan involves import or export, prior to obtaining a grading permit, the 

Developer shall have obtained approval for the import/export location from the City Engineer.  If an 
Environmental Assessment, prior to issuing a grading permit, did not previously approve either 
location, a Grading Environmental Assessment shall be submitted to the Planning Department for 
review, comment, and approval.  Haul routes utilizing city streets shall be submitted to the City 
Engineer for review and approval, and may require an assessment of existing street conditions and 
additional protection measures. 

 
Planning Division 
 
60. Street light location and designs shall be subject to review and approval by the Community 

Development Department.  It is noted that architectural style light fixtures shall be in keeping with the 
proposed development are highly encouraged and that said fixtures shall have full cutoff shielding.   

 
61. The applicant shall apply for separate permits for sales trailers, model homes, sales offices in model 

homes, master planned units, temporary electric or gas distribution systems.   
 
62. Submit final documents for the Homeowners Association and final Covenants, Conditions & 

Restrictions to Planning Commission for review and approval prior to recordation.  
 
63. Submit a final site, size and species specific Landscaping and Irrigation Plans, prepared by a 

California licensed landscape architect for review and approval by the Planning Commission prior to 
recordation of the first Final Map of phased Tentative Subdivision Map 07-01.  The replacement of 
trees shall be a composition of the same species removed (excluded any planted street trees).  

 
64. Submit final building elevations for proposed structures, including the proposed residential care 

facility, for review and approval by the Planning Commission prior to recordation of the first Final Map 
of phased Tentative Subdivision Map 07-01. 

 
Mitigated Negative Declaration 
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65. The applicant or his/her successors, heirs, assigns shall perform all grading activities and placement 
of fill in accordance with the City’s Grading, Erosion and Sediment Control Regulations and the City 
Engineer.   

 
66. The applicant or his/her successors, heirs, assigns shall provide proof to the City Engineering 

Division that final grading plans are in compliance with the El Dorado County Resource Conservation 
District erosion control requirements.   

 
67. The applicant or his/her successors, heirs, assigns shall obtain all necessary permits/certifications 

from the Central Valley Regional Water Quality Control Board (CVRWQCB) regarding NPDES 
regulations and shall show evidence of compliance with the CVRWQCB regulations prior to final 
inspection of grading activities.  

 
68. The applicant or his/her successors, heirs, assigns shall during earthmoving activities, maintain soil 

moisture content at a minimum of 12 percent, as determined by ASTM method d-2216, or other 
equivalent method approved by El Dorado County AQMD. For areas which have optimum moisture 
content for compaction of less than 12 percent, as determined by ASTM method 1557 or other 
equivalent method approved by the AMQD, complete the compaction process as expeditiously as 
possible after achieving at least 70 percent of the optimum soil moisture content.    

 
69. The applicant or his/her successors, heirs, assigns shall during cut or fill operations, conduct watering 

as necessary to prevent visible emissions from extending more than 100 feet beyond the active cut 
unless the area is inaccessible to watering vehicles due to slope conditions or other safety factors.   

 
70. For all disturbed surface areas, except for completed grading areas, the applicant or his/her 

successors, heirs, assigns shall apply dust suppression in a sufficient quantity and frequency to 
maintain a stabilized surface. Any areas which can not be stabilized, i.e. wind driven dust, must have 
an application of water at least twice per day to at least 80 percent of the unstabilized area.  

 
71. For disturbed surface areas in regards to completed grading areas, the applicant or his/her 

successors, heirs, assigns shall apply chemical stabilizers within 5 working days of completion of 
grading activities; or complete one of the following numbered items for inactive disturbed surface 
areas: 

 
a) Apply water to at least 80 percent of all inactive disturbed surface areas on a daily basis when 

there is evidence of wind driven fugitive dust, excluding any areas which are inaccessible due to 
excessive slope or other safety conditions, or 

b) Establish a vegetative ground cover within 21 days after active operations have ceased; the 
ground cover must be sufficient density to expose less than 30 percent of unstabilized ground 
within 90 days of planting, and at all times thereafter.  

 
72. For unpaved roads, the applicant or his/her successors, heirs, assigns shall water all roads used for 

any vehicular traffic at least once per every two hours of active operations and restrict vehicle speed 
to 15 mph, or apply a chemical stabilizer to all unpaved road surfaces in sufficient quantity and 
frequency to maintain a stabilized surface. 

 
73. For open storage piles, the applicant or his/her successors, heirs, assigns shall: 1) apply chemical 

stabilizer, or 2) apply water to at least 80 percent of the surface area for all storage piles on a daily 
basis when there is evidence of wind driven fugitive dust, or 3) cover with secured tarp.  

 
74. For control of track-out of material onto the adjacent public streets, the applicant or his/her 

successors, heirs, assigns shall: 1) pave or apply chemical stabilization at sufficient concentration 
and frequency to maintain a stabilized surface starting from the point of intersection with the public 
paved surface and extending for a centerline distance of at least 100 feet and a width of at least 20 
feet, or 2) pave from the point of intersection with the public paved road surface and extending for a 
centerline distance of at least 25 feet and a width of at least 20 feet and install a track out control 
device immediately adjacent to the paved surface.  
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75. The applicant or his/her successors, heirs, or assigns shall, prior to commencement of grading and 

excavation activities, submit a Fugitive Dust Prevention and Control Plan and Contingent Asbestos 
Hazard Dust Mitigation Plan to and be approved by the AQMD, in compliance with AQMD Rule No. 
223, Fugitive Dust Emissions (AQMD 2002).  

 
76. The applicant or his/her successors, heirs, or assigns shall provide a plan for correcting the sight 

distance deficiency to the south on Ray Lawyer Drive, and shall cause said sight distance deficiency 
to be corrected prior to the start of any on site construction. 

 
77.  Prior to the commencement of earthmoving activities, the applicant, successors, heirs, or assigns 

shall place orange fencing, a minimum of 20 feet outside the drip line of the elderberry shrub located 
at the northern portion of the project property. 

 
78. Prior to the commencement of earthmoving activities, the applicant or his/her successors, heirs, or 

assigns shall inform construction personnel of the location of the shrubs so as to avoid potential 
disturbance during construction activities. 

 
79. The applicant, successors, heirs or assigns shall retain the services of a qualified biological resource 

specialist to conduct visual surveys for nesting raptors in mature oaks and pines within and adjacent 
to the area of disturbance (areas slated for grading and construction) performed at least one week 
prior to construction if construction occurs between March 1 and August 31(raptor breeding season), 
otherwise surveys are not needed. A written report on the results of the visual surveys shall be 
submitted to the Planning Division a minimum of 48 hours prior to the beginning of construction 
activity.  

 
Potential raptor nesting trees identified in visual surveys that are subject to removal will be removed 
prior to March 1, or the start of the nesting season, or after August 31, the fledging season, if nests 
are identified and found to be active. In the event that active raptor nests are identified between 
March and August and prior to construction, but are located in trees not to be removed, then a no 
construction activity buffer zone would be established around the nests for the duration of the nesting 
season in accordance with California Department of Fish and Game guidelines for the applicable 
raptor species.  

 
The construction contractor shall be responsible for construction scheduling. If construction is 
planned during the breeding season, the construction contractor shall be responsible for ensuring that 
a qualified biologist performs the raptor nest surveys within 1 week of planned tree removal. The 
Department shall approve construction progress based on the results of the surveys. 

 
This mitigation measure is expected to minimize impacts to nesting raptor species to a less than 
significant level. 

 
80. To reduce the potential impact of construction noise within the vicinity of the project site to a less than 

significant level, the applicant or his/her successors, heirs, or assigns shall perform all construction 
related to development on the project site between 7:00 a.m. and 7:00 p.m., Monday through Friday.  
No construction shall be allowed on Saturdays or Sundays unless in an emergency and with written 
permission from the City. 

 
81 a. The applicant or his/her successors, heirs, or assigns shall grant to the City of Placerville a Noise 

Protection Easement over the entire area of Lots 1 and 2 of Tentative Subdivision Map 07-01. This 
easement is for the mitigation of present and anticipated future excess noise levels on residential 
uses of the affected Lots 1 and 2 due to the Placerville Speedway Racetrack operations located 
within the El Dorado County Fairgrounds, OR  

 
81 b. The applicant or his/her successors, heirs, or assigns shall submit an acoustical analysis of the 

project site, prepared by an acoustical consultant in the field of environmental noise assessment for 
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staff to review, that provides evidence that Lots 1 and 2 are not affected by the potential impact of 
racetrack operation noise generation. 

 
82. In the unlikely event human remains are discovered during ground-disturbing activities, the applicant 

or his/her successors, heirs, or assigns, shall comply with Public Resources Code §21083.2 
pertaining to the discovery of human remains. This shall include the applicant or his/her successors, 
heirs, or assigns, contacting the City Planning Department, cease all work on site in the area of the 
find, and limited adjacent areas as appropriate; the applicant shall contact the El Dorado County 
Coroner to investigate and determine that no investigation of the cause of death is required. If the 
Coroner determines the remains are not of Native American origin, the applicant shall contact 
representatives from the El Dorado County Pioneers Cemetery Commission and the El Dorado 
County Museum. The applicant shall coordinate re-interment of burial finds with the Pioneers 
Cemetery Commission. If the Coroner determines the remains are those of a Native American origin, 
the Coroner must contact the California Native American Heritage Commission. Work on the site will 
cease to allow for an archaeologist, at the expense of the applicant, to evaluate the finds, coordinate 
with the City of Placerville and the Heritage Commission for mediation. 

 
El Dorado County Fire Protection District 
 
83. Site plan review fee of $ 150.00. 
 
84. Buildings over 3,600 sq. ft. will require an engineered fire sprinkler system. Buildings less than 3,600 

sq. ft. will require an NFPA 72 Fire Alarm System.  
 
85.  Provide three Mueller Centurion 200 hydrants within 150’ of all points of the structures. Hydrant 

locations to be determined by the Fire District.  
 
86. Fire flow is based on building type, size and available water. Fire flow for a 3,600 sq. ft. or less type 

V-N building with an approved sprinkler system is 1500gpm for 2 hrs. @ 20 psi.  
 
87. Provide documentation from Placerville City Engineering and the Fire District to show that the system 

will meet required fire flow for this project.   
 
88. Turn-a-round must meet Fire District and City of Placerville standards.  
 
89.  Road grades shall not exceed 12%. 
 
90. Road widths of 28’ require no parking on the sidewalk side; sidewalks to be reinforced to withstand 

loading of fire apparatus and have a roll-curb. 
 
91. Additional requirements may be necessary depending on building construction and use. 
 
92. Prior to, or concurrent with, the filing of the Final Map for Placerville Heritage Homes, the developer 

shall record a disclosure separate and distinct to the “Noise” easement which sufficiently notifies 
future property owners of the activities of the Placerville Raceway and accessory uses and which 
holds the County Fair (El Dorado County) harmless for noise and related activities.  Such Disclosure 
shall be subject to approval of the City of Placerville Community Development Department Planning 
Division and the City Attorney prior to recordation. 

  
93. Handicap ramps shall be provided at each corner of the hammerhead as it abuts Brody Way. 
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