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Agenda  

City of Placerville Planning Commission  
 

Regular Meeting 
Tuesday, January 3, 2017 - 6:00 P.M. 

Town Hall, 549 Main Street, Placerville, California 
  

INFORMATION FOR COMMISSION MEETINGS 
 
Information Available: Materials related to items on this Agenda, submitted to the Planning 
Commission either with or after distribution of the agenda packet, are available for public review 
without delay in the Development Services Department at City Hall, 3101 Center Street, 2nd 
floor, during normal business hours. Agendas and Staff Reports are also made available online at 
the Planning Commission Agenda webpage. 
 
Items of Interest to the Public: This portion of the meeting is reserved for persons wishing to 
address the Commission on any matter not on the Agenda that is within the subject matter 
jurisdiction of the Planning Commission. State law prohibits the Commission from acting on 
items not listed on the Agenda except by special action of the Planning Commission under 
specified circumstances. The Chair will recognize the speaker. The Chair reserves the right to 
limit the speaker’s time to three minutes. Personal attacks on individuals or comments which are 
slanderous or which may invade an individual’s personal privacy will not be tolerated. 
 
Consent Calendar: All matters listed under the Consent Calendar are considered routine and 
will be enacted by general consent, unless any Commissioner requests a roll call vote, or unless 
any member of the Commission or Staff or audience wishes to remove an item for discussion.  
 
Public Hearings: Applicants (or appellants) are allowed time to present testimony at the 
beginning of the public hearing, and if needed, an opportunity to present rebuttal at the end of the 
public hearing. All other speakers may be limited in the length of time speaking, at the discretion 
of the Chair.   
 
Matters from Commissioners and Staff:  This item involves Commissioner and Development 
Services Department staff comments/reports on items not on the agenda. 
 
Meeting Dates: The Commission meets regularly on the first and third Tuesday of each month at 
Town Hall in the City Council Chambers; additional meetings may be scheduled as needed.  
 
Governing Regulations and Rules: The Commission conducts all meetings in accordance with 
the "Ralph M. Brown Act" (California Government Code Sections 54950, et seq.), per the City's 
Committee, Commissions & Board Policy Manual (City Council Resolution No. 7578), and the 
Planning Commission Bylaws.   
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CALL TO ORDER AND PLEDGE OF ALLEGIANCE TO THE FLAG 
 
ROLL CALL:  Peter Wolfe, Chair 
    Daniel Robey, Vice Chair 
    Michael Frenn, Member 
    John List, Member  

George Lowry, Member 
  
 
1. CONSENT CALENDAR: 
 

1.1  Agenda:  Regular Meeting, January 3, 2017 
 

1.2  Minutes: Regular Meeting, November 15, 2016  
 

1.3 Temporary Mobilehome Permit (TMP) 01-02 – Marshall Medical Center –  
1100 Marshall Way:  An update by Marshall Medical Center regarding the 
continued use of four commercial coaches authorized by the Planning 
Commission at the Medical Center. This update by Marshall Medical Center is 
required under TMP01-02 conditions of approval. The Planning Commission is 
requested to accept and file the update. 

 
 

2. ITEMS PULLED FROM CONSENT CALENDAR (IF APPLICABLE) 
 
 
3.  ITEMS OF INTEREST TO THE PUBLIC (PUBLIC COMMENT) – ITEMS NOT 

ON AGENDA 
 
 
4. WRITTEN COMMUNICATIONS 
 
 
5.  PUBLIC HEARINGS 
 

5.1 1361 Broadway – Site Plan Review 03-03-R: Request for Major Change to the 
2003 City approved Site Plan Review (SPR) 03-03, to construct one carport shade 
structure with photovoltaic solar panels on the site of an existing commercial 
automobile carwash and lube business located at 1361 Broadway, Placerville, CA. 
APN 002-251-20 and 002-261-11. Environmental Status: This project has been 
determined to qualify for a Class 3 Categorically Exemption, per Section 15303 
(e) of the California Environmental Quality Act (CEQA) Guidelines. Staff: 
Andrew Painter, City Planner. The Planning Commission is requested to 
conditionally approve the Major Change. 
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5.2 2013-2021 Housing Element RHNA Rezone: Program 3. High-Density 
Development – Unmet Need - General Plan Amendment (GPA 16-03), Zone 
Change (ZC 16-04) and Environmental Assessment (EA 16-01) -  Proposal by 
the City of Placerville to change the land use designation and zone classification 
on Assessor’s Parcel Numbers 323-570-01 and 323-570-37, totaling 
approximately 7.60-acres, from Commercial (C) to Commercial – Housing 
Opportunity Overlay (C-HO), located at the intersections of Middletown Road 
and Cold Springs Road and Cold Springs Road and Placerville Drive. A Draft 
Initial Study - Mitigated Negative Declaration and Mitigation Monitoring 
Program has been prepared for the proposal.  

 
The Planning Commission is requested to consider and make recommendation to 
City Council of City-initiated amendments and the Draft Initial Study – Mitigated 
Negative Declaration and Mitigation Monitoring Program. Staff: Andrew Painter, 
City Planner. 

 
 

6. MATTERS FROM PLANNING COMMISSIONERS  
 
 
7. MATTERS FROM STAFF 
 
 
8. ADJOURNMENT    
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MINUTES 
REGULAR MEETING 

CITY OF PLACERVILLE PLANNING COMMISSION 
TUESDAY, NOVEMBER 15, 2016, 6:00 P.M. 

 TOWN HALL, 549 MAIN STREET, PLACERVILLE, CALIFORNIA  
 
 
Call to Order and Pledge of Allegiance to the Flag 

Chair Wolfe called the meeting to order at 6:03 p.m. then led those in attendance in the Pledge 
of Allegiance. 
 
Roll Call: 
Members Present:   List, Lowry, Wolfe, Frenn  
Members Absent:   Robey 
 
Staff Present:    Executive Secretary and City Planner Painter, 

Development Services Director Rivas 
 

1.  CONSENT CALENDAR: 

1.1  Agenda:   Regular Meeting, November 15, 2016 

1.2 Minutes:   Regular Meeting, October 18, 2016 

Prior to Chair Wolfe announcing that by unanimous consent  the Consent Calendar was adopted, 
Member Frenn addressed the Commission regarding wireless communication service need that 
would be facilitated by Item 5.3  of the October 18, 2016 Regular Meeting, 1125 Broadway Court – 
CUP 15-02, SPR 15-03, EA 15-03. 

2.  ITEMS PULLED FROM CONSENT CALENDAR (IF APPLICABLE) 

None 

3.  ITEMS OF INTEREST TO THE PUBLIC (PUBLIC COMMENT) – ITEMS NOT ON 
AGENDA 

 
None received. 

 
4.  WRITTEN COMMUNICATIONS 
 

None received. 
 
5.  PUBLIC HEARING 
 

5.1  General Plan Amendment (GPA16-04), Zone Change (ZC16-05), amendment to Planned 
Development Overlay (PD06-01): Consideration and recommendation to City Council of City-
initiated land use and zone map amendments for A.P.N. 323- 400-20, to allow for the optional 
development of 35 multi-family dwelling units and open space, a parcel planned for 20 single-
family lots and open space under PD06-01. 
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City Planner Painter presented staff’s report. Public comment was received from Lynette Ropp, 
Business Development, Integrity Ventures Group Inc., representing the owner of the subject 
rezone property.  
 
Chair Wolfe moved, seconded by Member Lowry, to make the following recommendation to City 
Council: 

 
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. 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.  

 
B. 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. 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. Amend the Official Development Plan for Placerville Heritage Homes Planned 

Development  (Planned Development Overlay06-01) project as follows: 
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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. 

 
The motion carried 4-0. 
 

6.  NEW BUSINESS 
 

6.1  Licensed Professional Document Submittal Requirements for Planning Commission Review 
 
 After discussion by Members and staff, with public input from Lynnette Ropp, the Commission 

took no formal action to amend submittal requirements. Member discussion suggested that staff 
examine current applications to include if not present, or emphasize if present, language that the 
Development Services Department may require that plan document submittals be prepared by 
licensed professionals.  

   
7.  MATTERS FROM PLANNING COMMISSIONERS 

Member Frenn addressed the pamphlet created by Development Services regarding the keeping of 
hen chickens within the City.  

8. MATTERS FROM STAFF 

Recording Secretary Painter announced that no Planning Commission meetings would be held during 
December 2016, and that the next meeting would be January 3 2017. 

9.  ADJOURNMENT 
 
Chair Wolfe adjourned the meeting at approximately 7:30 p.m. 

 

 

Andrew Painter, Executive Secretary 
Placerville Planning Commission 
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City of Placerville Planning Commission  
STAFF REPORT                                                                                

MEETING DATE:   January 3, 2017 
FILE NO:  TMH 01-02 
PREPARED BY:   Andrew Painter, City Planner    
DATE:    December 20, 2016 
 
SUBJECT: Update of Temporary Mobilehome (Commercial Coach) Permit –  

1100 Marshall Way, Placerville.  APN 004-350-01  
 
 
REQUEST:  The Planning Commission is requested to accept and file the update by Marshall 
Medical Center regarding the continued use of four commercial coaches authorized by the 
Planning Commission at the Medical Center. This update by Marshall Medical Center is required 
under TMP01-02 conditions of approval. 
 
BACKGROUND:   

• December 2001, the Planning Commission conditionally approved TMH 01-02, a request 
by Marshall Hospital (Marshall Medical Center) to place four commercial coaches near 
the emergency/ambulance entrance along Marshall Way for three years for use as 
temporary office spaces during hospital improvements; 
 

• January 2005, the Commission extended TMH 01-02 through December 31, 2008;  
 

• January 2009, the Commission extended TMH 01-02 through December 31, 2012, or 60-
days from issuance of the final Certificate of Occupancy for the Acute Care Wing 
project, whichever comes first; 
 

• December 4, 2012, the Commission extended TMH 01-02 for 10-years through 
December 31, 2022 with the condition that Marshall Medical Center update the 
Commission in writing during December 2016, then every two years thereafter in 
December 2018 and December 2020, proving a need assessment for the continued use of 
the four commercial coaches. 

 
STAFF ANALYSIS AND RECOMMENDATION: As required under the Commission’s 
December 2012 extension approval, Marshall Medical Center submitted a letter (Exhibit A) from 
James Whipple, Chief Executive Officer, updating the Commission on the need to continue their 
use of the commercial coaches until the December 2022 expiration date set by the Commission 
in 2012. Mr. Whipple stated the commercial coaches, “allows for the prioritization of the 
expansion of medical services needed by the community. It further allows Marshall to budget 
and master plan for the removal of the coaches.” This appears reasonable from the City’s 
perspective. Staff suggests the Commission accept and file the 2016 update. 
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Should the Commission not accept the need assessment from Marshall Medical Center, the 
Commission could direct staff to place on a future agenda a publicly notice hearing to consider 
TMH 01-02 revocation per City Code Section 10-4-6(C-5). 
 
ATTACHMENTS:   
Exhibit A - November 15, 2016 letter from James Whipple, Chief Executive Officer 
Exhibit B - Planning Commission Minutes from December 4, 2012 Regular Meeting 
  
 

TMH 01-02 
Commercial Coach Location 

Marshall Medical Center Campus 
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City of Placerville Planning Commission  
STAFF REPORT                                                                                

MEETING DATE:    January 3, 2017 
FILE NO:   SPR 03-03-R 
LOCATION:   1361 Broadway, Placerville, CA  
    APN 002-251-20, 002-261-11 
PREPARED BY:       Andrew Painter, City Planner  
DATE:     December 20, 2016 
 
REQUEST: Request for Major Change to Site Plan Review (SPR) 03-03-R for the 
construction and use of a carport shade structure with photovoltaic solar roof panels on the site of 
an existing carwash and lube business.  The new carport structure would be constructed near the 
southeast corner of the project location covering an existing two-stall vehicle vacuum station. 
Structure height would range from 12 feet to 17 feet due to its angled design to capture sunlight 
in the eastern sky.  The structure support would be powder coated to match the base color of the 
existing lube/carwash building and have a masonry brick pedestal base to match that used on the 
lube/carwash building.  
 
According to the Applicant’s Submittal Package the carport request would serve two purposes. It 
would provide shade for employees during automobile detailing services, and the roof surface 
photovoltaic solar panels would generate clean renewable electricity for the onsite business. 
 
EXHIBITS: A: Applicant Submittal Package 
  B: Minutes of the September 2, 2003 Planning Commission Regular Meeting 
 
BACKGROUND:   On September 2, 2003, the Planning Commission conditionally approved 
SPR 03-03 & Conditional Use Permit (CUP) 03-01 involving the construction and use of a 4,400 
square foot automotive oil service and carwash, parking and signage at the project site. On 
November 4, 2003, the Commission approved the final landscape and lighting plans for SPR 03-
03.  
 
The carwash and lube facility has a contemporary exterior. The building utilizes cast-in-place 
concrete construction with stucco exterior wall treatment.  The building is accented with gridded 
windows, decorative cornice treatment, and cultured stone veneer wall treatment is proposed at 
the base of three of the four elevations.  Base color is light brown.  Trim, window and cornice 
treatment is dark brown. 
 
The site contains areas for self-serve and business operation vehicle detailing (vacuum stations), 
and areas for vehicle queuing for the lube and carwash business components.   
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PROJECT DATA:  
 
APPLICANT:   Luke Miller, SolarHut, LLC 
PROPERTY OWNER: Rafael Sakellariou 
ZONING:   Highway Commercial (HWC) 
GENERAL PLAN 
     DESIGNATION:  Highway Commercial (HWC) 
CURRENT USE (S): Commercial carwash and lube business (Splasherville Express 

Carwash) 
ENVIRONMENTAL 
     DOCUMENT:  Class III Categorical Exemption 
 
STAFF ANALYSIS:  New construction of a commercial structure requires Site Plan Review 
approval by the Planning Commission before a building permit may be issued per Section 10-4-
9(C) of City Code. In that an SPR was approved on the project location in 2003, a change to the 
site’s appearance such as the proposed carport structure is considered a Major Change to SPR 
03-03. Major Changes to an approved SPR require Planning Commission approval before the 
City may issue a building permit for the work. 
 
The request utilizes a base color and pedestal base material that would match that used on the 
carwash/lube building, meeting Site Plan Review Criteria 10-4-9(G)4(c) regarding the use of 
quality, durable material that is in harmony with surrounding buildings. The request therefore 
meets the design criteria. 
 
The project applicant and property owner intend to install photovoltaic solar panels on the roof 
of the carwash/lube building also. These panels would be screened from view along Broadway 
due to the building’s existing roof parapet, thus not changing the building roofline or the building 
character. The building roof mounted solar installation is not subject to Planning Commission 
review but does require a building permit from the City.  
 
Solar generation by the request would also meet Goal F and Policy F-2 of the General Plan’s 
Natural, Cultural, and Scenic Resources Section, in that the project would use a non-fossil fuel 
energy source thus promoting energy and resource conservation.  
 
ENVIRONMENTAL ANALYSIS:  The proposed project is exempt from environmental 
review pursuant to Section 15303(e) (New Construction or Conversion of Small Structures) of 
the Guidelines for Implementation of the California Environmental Quality Act (CEQA). Section 
15303(e) exempts the construction of small structures, including accessory structures such as 
carports. The project consists of the construction of a carport affixed with solar panels. As a 
result, the project is exempt from CEQA.  
 
PUBLIC NOTICE:  Public notice for the public hearing was published in the Mountain 
Democrat on December 9, 2016. Written notice was mailed to property owners within 500 feet 
of the project site on December 8, 2016. To date no public comment has been received. 
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RECOMMENDATION:   
 
I. Find that the proposed project is exempt from environmental review per Section 15303(e) 

[New Construction or Conversion of Small Structures] of the Guidelines for 
Implementation of the California Environmental Quality Act (CEQA). Section 15303 
exempts the construction of small structures, including accessory structures such as 
carports. The project consists of the construction of a carports affixed with solar panels, 
with electricity generation to serve the existing commercial business onsite and the 
electric grid, as a result the project is exempt from CEQA. 
 

II. Make the following findings regarding the Major Change project (SPR 03-03-R): 
 

A. The project’s installation and use of solar panels would promote energy 
conservation and is therefore consistent with Goal F and Policy 2 of Goal F of the 
Natural, Cultural and Scenic Resources Section of the General Plan.  

 
B. Carport base color and kickplate base material would match that used on the 

onsite carwash/lube building, therefore meeting Site Plan Review Criteria 10-4-
9(G)4(c) regarding the use of quality, durable material that is in harmony with 
surrounding buildings.  

 
III. Conditionally approve SPR 03-03-R subject to the Conditions of Approval provided as 

follows:  
 

1.  Approval.  SPR 03-03-R is approved as shown in Exhibit A of staff’s January 3, 2017 
staff report, and as conditioned or modified below. 

2.  Project Location. The Project site is located at 1361 Broadway, Placerville; APN 002-
251-20, 002-261-1.  SPR 03-03-R approval shall apply only to the project location 
and cannot be transferred to another parcel.  

3. Substantial Conformance. The use shall be implemented in substantial conformance 
to the Site Plan Review as approved by the Planning Commission.  

 
4. Expiration. The Project shall expire and become null and void eighteen (18) months 

after the date of Planning Commission approval unless a building permit has been 
obtained for the work authorized by the Commission prior to the date of expiration.  

 
5. A construction permit by the Development Services Department is required. 

Applicant shall submit three complete construction copies of the carport along with 
associated documents to the Building Division for review and processing.   

 
6. Revisions: Any proposed future change to the site or modification to the application 

beyond what is authorized under this permit shall be submitted to the Development 
Services Department for a determination of appropriate procedures. 
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7. Vehicle parking shall only be permitted where authorized under the approved SPR 
03-03, and as amended under SPR 03-03-R. 

 
8. Construction Hours. All exterior construction shall be limited to the daylight hours 

between 7:00 am to 7:00 pm on any weekday, and 8:00 am to 5:00 pm on weekends 
and state and federal recognized holidays.  

 
9. All Conditions of Approval approved by the Planning Commission on September 2, 

2003 for SPR 03-03 and CUP 03-01 shall remain in effect and shall be included by 
reference with the Major Change approval.   

 
ATTACHMENTS: 
 

Exhibit A.  Applicant Submittal Package 
 
Exhibit B. Minutes of the September 2, 2003 Planning Commission Regular Meeting; 

conditions of approval 
 
 
   
Andrew Painter, City Planner 
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MINUTES 
September 2, 2003 1 09-02-03min 

M I N U T E S 
 

REGULAR MEETING OF THE 
PLACERVILLE PLANNING COMMISSION 

SEPTEMBER 2, 2003, 7:00 P.M. 
TOWN HALL, 549 MAIN STREET, 

PLACERVILLE, CALIFORNIA 
 
 
 

A regular meeting of the City of Placerville Planning Commission was held on the above 
date at Town Hall, 549 Main Street, Placerville, California. 
 
1. CALL TO ORDER:   The meeting was called to order at 7:00 p.m. by 

Community Development Director Calfee who led the 
Commission in the Pledge of Allegiance. 

 
2. ROLL CALL:  
 

Members Present:  *Frenn, Kennedy, Ogdin, Patton 
 

Members Absent:  McCormick 
 
Staff Present: Community Development Director Calfee, Associate 

Planner Painter, Administrative Secretary Veerkamp 
 

Commissioner Ogdin made a motion that was seconded by Commissioner Kennedy to 
nominate Commissioner Patton as Interim Chair for the September 2, 2003, 
Planning Commission meeting.  The motion carried by general consent. 

 
*Vice Chair Frenn arrived after Roll Call. 

 
3. APPROVAL OF THE MINUTES AND AGENDA: 

 
Commissioner Ogdin made a motion that was seconded by Commissioner Kennedy to 
approve the Minutes for the August 19, 2003, Planning Commission meeting.  The 
motion carried by general consent. 

 
Commissioner Ogdin made a motion that was seconded by Commissioner Kennedy to 
approve the Agenda for the September 2, 2003, Planning Commission meeting.  The 
motion carried by general consent. 
 
Interim Chair Patton turned the meeting over to Vice Chair Frenn. 
 

4. ITEMS OF INTEREST TO THE PUBLIC: 
 

(The Planning Commission shall not take action on this item.)  Comments are limited to 
3 minutes.  None 

 
5. COMMUNICATIONS: 
 

None 
 
6. ENVIRONMENTAL ASSESSMENTS/PUBLIC HEARINGS: 
 

A. Site Plan Review 03-03 (Big Bear Express Carwash and Lube):  A request to 
build a 4,400 square foot structure, parking and landscaping for the operation of an 
automotive oil service center and carwash on approximately 0.6 acres located at 1361 
Broadway, and approximately 200’ west of the intersection of Broadway and Schnell 
School Road.  Applicant:  Jerry Bearden.  Assessor’s Parcel Nos.:  002:251:20 & 
002:261:11.  Zoning:  HWC (Highway Commercial).  (Staff:  SC) 
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Community Development Director Calfee presented his Memorandum. 
 
The following people spoke regarding this request:  Jerry Bearden, Kurt Wagenknecht, 
Laurel Brent-Bumb. 
 
Commissioner Patton made a motion that was seconded by Commissioner Kennedy as 
follows: 
 
1. Adopt the Staff Report dated June 24, 2003, and make it a part of the public 
record; and, adopt staff’s Memorandum dated August 26, 2003, and make it a part 
of the public record. 
 
2. Receive, approve and file the Mitigated Negative Declaration prepared for 
this request.  The Mitigation Measures stated therein are required conditions of 
project approval.   
 
3. Make the following Findings: 
 

i. This request is consistent with Chapter 10-4-9, Site Plan Review, 
which encourages orderly and harmonious development throughout the City 
while maintaining public health, safety and welfare, and property and 
improvement values throughout the community through the provision of 
building, site and other feature designs consistent with the community and 
the Broadway area as a whole. 

 
4. Approve Site Plan Review 03-03, a request to construct a carwash and lube 
facility on property located at 1361 Broadway, with the following conditions and 
requirements.  Any proposed future change to the site or modification to the 
application beyond what is authorized under this permit shall be submitted to the 
Community Development Department for a determination of appropriate 
procedures. 

 
A. The applicant shall comply with the Mitigation Measures stated 
within the Mitigated Negative Declaration prepared for this project. 
 
B. Comply with the Engineering Division requirements as stated in the 
Memorandum dated June 10, 2003, attached to the Staff Report dated June 
24, 2003. 
 
C. Comply with the following El Dorado County Fire Protection District 
requirements: 

 
i. Submit Site Plan Review fee of $50. 
 
ii. Provide one Mueller Centurion 200 hydrant within 150 feet of 
all points of the structure.  Fire flow is based on building type, size 
and available water.  Fire flow is 4,150 square feet, Type V-N 
building construction, with an approved sprinkler system is 1,500 
gallons per minute for 2 hours at 20 psi. 
 
iii. Provide high priority Knox access with keys for emergency 
access. 
 
iv. Additional requirements may be necessary depending on 
building construction and use. 

 
D. Comply with the following Building Division requirements: 

 
i. Submit three sets of construction drawings and associated 
documentation (engineering) for plan review and Construction 
Permit.  Construction must meet 2001 Edition Construction Codes. 
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E. Comply with the following Planning Division requirements: 
 

i. Resubmit the Exterior Lighting and Photometric Plan, which 
more closely conforms to City Code and provide details on the 
remaining fixtures. 

 
ii. Submit a final site, size and species specific Landscaping Plan 
and detailed Irrigation Plan for final review and approval by the 
Commission.  It is noted that a Landscape Maintenance Agreement is 
required by Code to maintain landscaping in a healthy and weed-free 
condition.   
 
iii. Hours of operation are limited to between 7:00 a.m. and 8:00 
p.m. daily.  The Commission may extend hours of operation based 
upon observed commercial use of the site. 

 
A poll vote was taken which stood as follows: 
 
AYES: Patton, Ogdin, Kennedy, Frenn 
 
NAYS: None 
 
ABSENT: McCormick 
 
ABSTAIN: None 
 
Vice Chair Frenn announced that the motion carried, 4 – 0, and that there is a 10-day 
appeal period. 
 
B. Site Plan Review 90-11 (Shell Station):  A request for a major Site Plan Review 
amendment to the signage, building and canopy color scheme modifications for the 
existing Shell gas station and market located at 150 Placerville Drive.  Applicant’s 
Agent:  RHL Design Group, Inc.  Assessor’s Parcel Nos.:  325:120:54.  Zoning:  C,  
Commercial.  Note:  This request is categorically exempt from environmental review 
pursuant to Section 15301(e&g) of the California Environmental Quality Act Guidelines.  
(Staff: AP) 
 
Associate Planner Painter presented his Memorandum. 
 
No one spoke regarding this request. 
 
Commissioner Patton made a motion that was seconded by Commissioner Ogdin as 
follows: 
 
1. Adopt the Staff Report dated July 8, 2003, and make it a part of the public 
record; and, adopt staff’s Memorandum dated August 26, 2003, and make it a part 
of the public record. 
 
2. Make the following findings: 

 
A. The use of the brighter color scheme proposed would create an  image 
in stark contrast from those which are found in the immediate area.   
 
B. This request is not consistent with the purpose and intent of the Site 
Plan Review Regulations that are intended to encourage harmonious 
development of property within the City in that the bright colors proposed 
for the re-imaging are not in character with the commercial development 
along Placerville Drive. 
 

3. Disapprove the amendment to Site Plan Review 90-11, a request made by 
RHL Design Group for the remodeling (re-imaging) of the existing canopy, pump 
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City of Placerville Planning Commission  
STAFF REPORT                                                                                

MEETING DATE:   January 3, 2017 
SUBJECT: 2013-2021 Housing Element RHNA Rezone:  

Program 3: High-Density Development – Unmet Need 
REQUEST: General Plan Land Use Map Amendment (GPA 16-03),  

Zoning Map Amendment (16-04), Environmental Assessment (16-01) 
LOCATION:  Middletown Road/Cold Springs Road/Placerville Drive 

APN: 323-570-01, 323-570-37 
APPLICANT:  City of Placerville 
STAFF:   Andrew Painter  
  
 
AGENDA ITEM 
 
Planning Commission review of a City Council initiated amendment to the General Plan Land 
Use Map and Zoning Map to consider two adjoining parcels identified as Assessor’s Parcel 
Numbers 323-570-01 and 323-570-37, along Middletown Road, Cold Springs Road, and 
Placerville Drive in central Placerville that would provide for the optional development of multi-
family residential uses on a commercial designated and classified site. The amendments would 
assist in the implementation of Program 3 of the 2013-2021 Housing Element. 
 
The Planning Commission is requested to consider and then make its recommendation to City 
Council of the following City-initiated proposal: 
 
(1)  GPA 16-03: General Plan Amendment  to change the Land Use Designation of the two 

identified parcels currently designated as Commercial (C) by adding the Housing 
Opportunity Overlay (HO) land use designation, resulting in a Commercial – Housing 
Opportunity Overlay (C-HO) land use designation; 

 
(2)  ZC 16-04: Zone Change to amend the City’s Zoning Map to change the zone classification 

of the two identified parcels currently classified as Commercial (C) by adding the Housing 
Opportunity Overlay (HO) zone classification, resulting in a Commercial – Housing 
Opportunity Overlay (C-HO) zone classification; and 

 
(3) EA 16-01: Environmental Assessment: Receive, adopt and file the Mitigated Negative 

Declaration and Mitigation Monitoring & Reporting Plan prepared for GPA 16-03, ZC 16-
04 per the requirements of the California Environmental Quality Act (CEQA).  
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PROPERTY OWNERS, SITE LOCATION, LOT AREA AND SITE 
CHARACTERISTICS OF THE HOUISING ELEMENT POTENTIAL REZONE:  
 

APN ADDRESS  PROPERTY 
OWNER  

ACREAGE 

323-570-01 No address Woo Brothers 
Investment Co 

4.05 

    
323-570-37 No address Salvatore &  

Mary Spano 
3.55 

 
The Site consists of two parcels with a total area of 7.60 acres. The Site is located south of 
Middletown Road and Panning Way, north of Placerville Drive and east of Cold Springs Road. 
The Site is currently unoccupied / vacant surrounded by existing and built-out commercial and 
residential uses. Vegetation on this site consisted of grasses, oak and pine trees, various shrub 
species and native and non-native grasses. See Figures 1, 2 and Exhibit E. 
 
Existing Land Use and Zoning: This site is surrounded on all sides by commercial and single 
residential development and is considered an infill site. North of the Site are parcels located 
within unincorporated El Dorado County that contain single-family residential uses within the 
County’s One-Family Residential zone. Commercial retail, commercial services and some 
single-family residential uses exist to the west within the Commercial (C) zone, with additional 
commercial retail and services to the south also within the Commercial (C) zone.  
 
Permitted, by right uses within the City’s Commercial designation and classification include the 
following: mixed use structures containing commercial on the ground floor and multi-family 
dwellings above the ground floor, domestic violence shelter, hospital, clinic, hotel and motel, 
professional or business office, new and used retail sales, used merchandise stores, pawn shops, 
consignment and antique stores.  
 
Infrastructure: The site has direct frontage along Middletown Road, Cold Springs Road and 
Placerville Drive. Public water (El Dorado Irrigation District) is provided to the site by an 
existing 8” water line within Cold Springs Road, a 10” water line in Placerville Drive and a 6” 
water line in Middletown Road. City public sewer is available to the site by existing sewer 
infrastructure also within Cold Springs Road and Placerville Drive.   
 
Services: The site is served by the City Police Department for police services and the El Dorado 
County Fire District for fire protection and safety services. The site is along an El Dorado Transit 
route. It is also adjacent to the Placerville Drive commercial corridor and its employment sources 
and commercial services (County government, public library, groceries, sundries, banking, retail 
and retail services, theaters and the Boys & Girls Club). School facilities comprised of Markham 
Middle School, El Dorado High School and Vista High School are located approximately ½-mile 
to the northeast of project site. 
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BACKGROUND  
 
 2013-2021 Housing Element Update  
 
During 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 many opportunity (potential) sites that 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.  
 
 
Figure 1.  Project Location – Placerville Drive at Cold Springs Road 

N 

APN 323-570-01 

APN 323-570-37 
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Figure 2.  El Dorado County Assessor’s Map 

 
Table 1.  5th Cycle 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 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. 
 

Project Location: 
APN 323-570-01, 323-570-37 
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The Housing Element 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 (5th Cycle) 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 subject site is 
identified as Site 11 on the inventory of potential sites. 
 
 Implementation of Housing Element Implementation Program 3 
 
• 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. 

 
• In March 2015, the City of Placerville was notified letter by the Department of Housing and 

Community Development, Division of Housing Policy Development (HCD) that the City’s 
5th Cycle no longer complies with State housing law. Required rezoning of sites to 
accommodate 106 lower income units representing the housing need not met over the 4th 
Cycle Housing Element (2008-2013) update was not completed within one year of the 
Housing Element adoption per State housing law. 

 
• On August 9, 2016, the City Council adopted Ordinance No. 1680, 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 
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address the City’s unmet RHNA need.  The HO Overlay Zone has the 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 that made changes to 

the General Plan Land Use Section, the General Plan Land Use Map, and the 2013-2021 
Housing Element to further implement Housing Element Program 3. These changes included 
establishing a Housing Opportunity Overlay (HO) land use designation, applying the HO 
land use designation to two parcels totaling 6.1-acres located within The Ridge at Orchard 
Hill Planned Development, and adding Site 11 to the Housing Element, a new potential 
rezone site (APN 323-570-01 and 323-570-37) with the potential accommodate a portion of 
the Unmet RHNA lower-income housing need.  

 
• On November 8, 2016, City Council adopted Ordinance No. 1684 that amended the City’s 

Zoning Map adding the HO Zone to the two parcels totaling 6.1-acres located within The 
Ridge at Orchard Hill Planned Development. These two parcels have a potential to generate 
72 units for lower-income households. 

 
• On December 13, 2016, City Council adopted Resolution No. 8479 that amended the General 

Plan Land Use Map by applying the HO land use designation on one parcel totaling 3.63 
acres located within the Placerville Heritage Homes Subdivision Planned Development.  

 
• On January 10, 2016, City Council is expected to adopt an ordinance that would amend the 

City’s Zoning Map adding the HO Zone to the parcel totaling 3.63 acres located within the 
Placerville Heritage Homes Subdivision Planned Development. This parcel has the potential 
to generate 35 units for lower-income households.  

 
This expected action, along with the rezoning completed under Ordinance No. 1684, would 
bring the total to 107 units (72 units + 35 units) thus completing the rezoning required under 
Program 3(A) for the 4th Cycle Housing Element unmet lower-income household need. 
 

PROJECT REQUEST   
 
The City has selected 2013-2021 Housing Element Site 11 (APN 323-570-01 and 323-570-37), 
located along Middletown Rd, Cold Springs Rd. and Placerville Dr., to accommodate the unmet 
need under Program 3 for the 5th Cycle 2013-2021 Housing Element. As mentioned, the unmet 
need for the 5th Cycle is 133 units for lower-income households. Actions necessary to complete 
Program 3 involve changing the General Plan Land Use Map by the addition of the General 
Plan’s Housing Opportunity Overlay land use designation to the existing Commercial (C) land 
use designation of the site. The Zone Change would amend the Placerville Zoning Map by 
adding the Housing Opportunity Overlay (HO) zone classification to the existing Commercial 
(C) zone classification for the site. The Housing Opportunity Overlay provisions would: 
 

• Allow development either in the manner provided under the Overlay Ordinance or the 
manner provided in the base (or underlying) zone, but not both.  
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• Require that once the parcel has developed in the manner provided in the base zone, the 

property owner would relinquish the right to redevelop the land using the HO Overlay 
provisions. The HO Overlay Zone would provide the property owner with flexibility for 
the future development of their properties. 

 
• Establish a density range of twenty (20) dwelling units to twenty-four (24) dwelling units 

per acre.  
 

• Require a minimum of fifty percent (50%) of all housing must be made affordable to the 
very low and low household income categories, with thirty percent (30%) of the total 
units in the development must be affordable for very low-income households, with 
twenty percent (20%) for low-income households.  

 
• Require the continued availability of the affordable housing to these low and very low 

income households by requiring a legal commitment to the City to ensure affordability 
for a minimum of thirty (30) years.  
 

• Allow a developer to select one of the following incentives:  
o construction and impact fee deferments until project completion or occupancy; 
o payment of construction and impact fees over twelve (12) months or more after 

project completion;  
o or, the reduction of City generated fees for specific facilities or services when the 

applicant can show a connection between the lower fee and lower facility/service 
demand from project residents.  

 
• Allow a qualifying housing development under the HO Overlay provisions to be 

permitted by-right, not require a use permit, a planned development plan or other 
discretionary action for the use or density of the development site.  

 
This request will also provide additional capacity for residential units and additional inventory 
beyond the Housing Element RHNA Unmet Need for Lower-income households. Having 
additional capacity is recommended by State’s Department of Housing & Community 
Development to provide the City greater flexibility should development on HO sites elsewhere 
not meet the projected number of realistic units identified in the Housing Element during the 
2013-2021 Housing Element planning period. This loss of units could be due to site constraints, 
market conditions, or other development review requirements that put downward pressure on 
unit count.  
 
Realistic unit capacity for Site 11 is 136 dwelling units, or 75 percent of the maximum permitted 
capacity (gross) under the HO Overlay Zone at the 24 dwelling unit per acre maximum density 
of 182 units. The City’s assumption of realistic unit capacity at 75 percent is based on the 
vertical slope constraint present along the Site 11 parcel frontages with Placerville Drive and 
Cold Springs Road. Construction would likely setback from this site constraint, thus reducing 
gross residential unit capacity.  
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General Plan 
 

The General Plan Land Use Section was adopted in 1990 and has been amended most recently in 
2016 with the Housing Opportunity Overlay land use designation. The Land Use Section 
describes the Housing Opportunity Overlay land use designation as 
 
Land Use Section Policy 1 of Goal B:  
The City shall maintain an adequate supply of land in appropriate land use designations and 
zoning categories to accommodate projected household growth and achieve residential vacancy 
rates allowing turnover with relative ease. 
 
Housing Element Goal A:  
To designate sufficient land to accommodate Placerville’s share of El Dorado County’s future 
housing needs. 
 
Housing Element Policy 3 of Goal A:  
The City will promote infill development by identifying suitable sites, design goals, and potential 
development incentives. 
 
Housing Element Goal C:  
To facilitate the development of housing affordable to lower- and moderate-income households. 
 
Housing Element Policy 1 of Goal C:  
The City will encourage the use of density bonuses and regulatory incentives as tools to assist 
affordable housing development. 
 
Housing Element Goal G:  
To promote residential energy conservation. 
 
Housing Element Policy 3 of Goal G:  
The City will promote energy conservation through its land use planning and development 
standards. 
 
Housing Element Implementation Program 3-B: High-Density Development – Unmet Need:  
To accommodate the unmet housing need of 133 units for lower income households identified 
during the 2013-2021 Housing Element planning period, the City will rezone land to 
accommodate this need. 
 
The proposed General Plan Map Amendment and Zoning Map Amendment would be consistent 
with the Land Use Section and Housing Element of the General Plan, in that the Housing 
Opportunity Overlay and its provisions for the project site would: 
 

• promote development on an infill site surrounded by existing residential and commercial 
uses; 
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• provide an inventory of land designated and zoned necessary for the City to meet its 
RHNA unmet need for lower-income households during the 5th Cycle Housing Element 
planning period, implementing Program 3 of the Housing Element by facilitating 
housing; 
 

• require the continued availability of the affordable housing to these low and very low 
income households by requiring a legal commitment to the City to ensure affordability 
for a minimum of thirty (30) years;  
 

• allow a developer to select from incentives to assist in the development of lower-income 
housing; and 
 

• require the use of energy-efficient appliances within the multi-family dwellings and 
encourage the inclusion of housing that is adapted for use by the disabled and the elderly 
by allowing for aging-in-place. 
 
Zoning Ordinance 
 

Section 10-5-24 (A) of the Zoning Ordinance states the purposes of the Housing Opportunity 
Overlay Zone as:  
 
1.  Provide an overlay zoning district to be applied to sites that may include, but are not limited 

to, the potential sites identified as inventoried in the Housing Element of the General Plan as 
potential sites for housing, as a part of the implementation of the Housing Element goals, 
policies and programs, or where it can be reasonably demonstrated that the rezoning of the 
site is necessary to meet the goals of the Regional Housing Need Allocation (RHNA).  

 
2.  Provide for the continuation of the ability to develop land uses permitted by the existing base 

(underlying) zoning of a property unless the property is developed for residential uses in 
accordance with the HO Overlay Zone.  

 
3.  Provide a means of achieving the residential housing objectives of the Housing Element of 

the General Plan, particularly by encouraging new multifamily residential development that 
includes affordable housing, housing for persons with disabilities, housing for persons with 
developmental disabilities, and housing that supports aging in place. 

 
The proposed changes to the Zoning Map would be consistent with the purpose of the Zoning 
Ordinance 
 
ENVIRONMENTAL ANALYSIS  
 
 California Environmental Quality Act Initial Study 
 
Adoption of the proposed General Plan Land Use Map Amendment and Zoning Map 
Amendment, and Zoning Text Amendment is a project, subject to environmental review under 
the California Environmental Quality Act (CEQA). Per CEQA and its implementing Guidelines, 
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the City has completed a public draft of the Initial Study/Mitigated Negative Declaration 
(ISMND).  
 
The ISMND was transmitted to the State Clearinghouse and was assigned the number: SCH# 
2016112062.  A Notice of Intent to Consider Adoption of a Mitigated Negative Declaration was 
prepared and distributed to the public, the El Dorado Recorder-Clerk, and local agencies on 
November 30, 2016, for a 30-day public review. Amendments have been made to the Draft 
ISMND since its release on November 30, 2016 to correct typographical errors, to address 
information obtained during Native American Tribe consultation, and the addition of information 
related to water delivery and supply from the El Dorado Irrigation District. Amendments are 
provided using highlight, new text is underlined, and deleted text shown as strikethrough. 
 
As explained in the draft ISMND, the proposed amendments do not propose or require actual 
housing development; however, approval of the amendments will allow housing development on 
Housing Element Site 11 as provided under the Housing Opportunity Overlay provisions. The 
draft ISMND evaluates the potential environmental impacts that could result from the maximum 
density proposed by the project on the 7.60-acre site, at 24 dwelling units per acre density, or 182 
units. The ISMND identified and mitigated future impacts associated with potential development 
so that the project site will be developable by-right and will not require further discretionary 
approval by the City, consistent with State housing law. The maximum capacity or maximum 
yield was used in the evaluation of the request for potential environmental impacts associated 
with a future housing development on Site 11. As mentioned, physical site constraints, market 
conditions, etc. may impact yield on the project site. 
 
The draft ISMND identifies twelve environmental resource areas that would potentially be 
affected by the proposed project. These resource areas include: Aesthetics, Air Quality, 
Biological Resources, Cultural Resources, Geology/Soils, Greenhouse Gas Emissions, Hazard & 
Hazardous Materials, Hydrology/Water Quality, Noise, Public Services, Transportation/Traffic, 
Utilities and Service Systems. Mitigation measures were identified that would reduce any 
potential impacts to a less-than-significant level. These mitigation measures are included as 
project conditions of approval, applicable to a qualifying housing development project under the 
Housing Opportunity Overlay provisions on the project site.  
 
Many of the mitigation measures stipulate compliance with City Municipal Code regulations of 
zoning (AES-1), lighting (AES-2), grading and erosion (GEO-1, HYD-1, HYD-2, HYD-3, 
HYD-4, HYD-5, HYD-6, HYD-7, HYD-8 and HYD-9), parking, street frontage and street 
improvement requirements for development projects (TRANS-1, TRANS-2, TRANS-3, 
TRANS-4 and TRANS-8), and building construction (HAZ-1); mitigation measures require 
conformance with City development design guidelines and construction design standards (AES-
1, BIO-2, HYD-10). Mitigation measures applied during construction activities would minimize 
dust (AQ-1) and discharge of volatile organic compounds from asphalt application through 
adherence to El Dorado County Air Quality Management District (AQMD) rules (AQ-2). Other 
mitigations include requirements for adhering to specific protocols when encountering 
archaeological or paleontological resources or human remains (CR-1, CR-2 and CR-3). Lastly, 
temporary construction noise impacts are minimized under mitigation measure compliance 
during project construction (NOI-1). As noted above, future development projects on Site 11 
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would be required to comply with all mitigation measures in the final MND adopted by the City 
for this project made part of the Mitigation Monitoring Program.   
 
The public review draft ISMND, dated November 30, 2016, is included as Exhibit A. The draft 
ISMND will have been circulated for a 30-day comment period that began on November 30, 
2015 and ends on December 30, 2016.  
 
PUBLIC NOTICING 
 
Public notice was: 
  

1) published in the Mountain Democrat;  
2) mailed to property owners within 500 feet of the project site, and 
3) posted on the City’s website and Facebook platform. 

 
Public comments received as of the preparation date of this staff report are provided as Exhibit 
D. Comments raised can be categorized into those involving existing and project traffic on 
Middletown and Cold Springs Roads, project noise and parking, and that the low-income 
housing would increase crime and lower property values.  
 
RECOMMENDATION 
 
Staff recommends the Planning Commission, after considering public testimony and considering 
the ISMND prepared for the project, recommend the City Council:  
  
I. Receive public testimony; 
II. Certify the Mitigated Negative Declaration and Mitigation Monitoring Plan and direct staff 

to file a Notice of Determination; 
III. Adopt a resolution approving GPA 16-03 changing the land use designation of two parcels 

designated Commercial (C) by adding the Housing Opportunity Overlay (HO) land use 
designation, and 

IV. Adopt an ordinance approving ZC 16-04 changing the zone classification of two parcels 
designated Commercial (C) by adding the Housing Opportunity Overlay zone 
classification. 
 

ATTACHMENTS 
 
Exhibit A - Initial Study / Mitigated Negative Declaration (ISMND) for GPA 16-03 ZC 16-04 
Exhibit B - Draft Resolution of the City Council amending the General Plan Land Use Map 
Exhibit C - Draft Ordinance of the City Council amending the Zoning Map 
Exhibit D - Public comments received 
Exhibit E - Staff photos of site 
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Exhibit A 

 
Initial Study / Mitigated Negative Declaration (ISMND) for GPA 16-03 ZC 16-04 
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     Draft MND – GPA 16-3, ZC 16-04, EA 16-01  

 

 

City of Placerville 
  
DRAFT INITIAL STUDY/ ENVIRONMENTAL CHECKLIST 
AND MITIGATION MONITORING PROGRAM 
 

 
Project Title:   
General Plan Amendment 16-03, Zone Change 16-04, Environmental Assessment 16-01:  
City of Placerville General Plan Land Use and Zoning Map Amendment – Housing Element Program 3 
Implementation – Housing Opportunity Overlay - Placerville Drive at Cold Springs Road. 
 
Lead Agency Name and Address:  
City of Placerville 
3101 Center Street 
Placerville, CA 95667 
 
Contact Person and Phone Number:  
Andrew Painter  
City Planner  
Development Services Department  
(530) 642-5252  
 
Project Location: The project area consists of two parcels totaling 7.60 acres located in northwestern Placerville. 
The site is bounded to the west by Cold Springs Road, to the north by Middletown Road and to the south by 
Placerville Drive. Parcels located north of the site are located within unincorporated El Dorado County. Parcels to 
the west, south and east are located within the City. Figure 1 provides a neighborhood map location of the site. City 
and County Assessor’s Records indicate that the site (APNs 323-570-01 and 323-570-37) is vacant. See Figure 2. 

 
Figure 3 depicts the United States Geological Survey’s 1973 photo revised Placerville Quadrangle, El Dorado 
County. It slopes generally to the south and southwest, toward Cold Springs Road and Placerville Drive. Average 
slope is approximately twenty-one percent (21%). Vegetation consists of common Sierra foothill species of pine, 
oak, buckbrush, Himalayan blackberry, and native and non-native grasses.  

 
General Plan Designation: Commercial (C) 
 
Zoning: Commercial (C) 
 
Description of Project: Identified in the City’s 2013-2021 Housing Element is Program 3. High Density Development - 
Unmet Need. Program 3 requires the City to rezone land to accommodate the unmet housing need of 133 units for 
lower income households that were identified during the 2013-2021 Housing Element planning period (5th Cycle).  
 
Proposed changes would provide land inventory and regulatory provisions that are necessary to accommodate the 
City’s remaining unmet Regional Housing Needs Assessment (RHNA) allocation need for the low, very low and 
extremely low income categories for the 2008-2013 Housing Element (4th Cycle) planning period and the 2013-2021 
Housing Element (5th Cycle) planning period. Rezoning would create an inventory of land with a land use 
designation and zoning classification capable of developing high density residential zoning at twenty (20) units 
minimum per acre to meet the City’s unmet lower-income housing needs. The Program proposes to implement the 
rezoning through the General Plan Land Use and Zoning Map Amendment process to designate and rezone 
sufficient acreage to higher density residential to meet the minimum unmet Regional Housing Need Allocation 
requirements. The specific rezoning process is proposed through the implementation of the 2013-2021 Housing 
Element.  
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The City has sufficient land area zoned to accommodate 106 unit of housing for lower-income households carried 
over from the 4th Cycle Housing Element. During the fall of 2016, City Council will have adopted land use and 
zoning map amendments under the HO (Housing Opportunity Overlay Zone) provisions, with its 20 acre minimum 
density, covering three parcels that have a realistic potential to generate 107 units of multi-family residential units.   
 
The City does not have sufficient land area zoned to accommodate 133 units of housing for lower-income 
households for the 5th Cycle Housing Element planning period. Sufficient land however is available and zoned to 
accommodate housing for moderate-income and above households over the planning period. 

 
To accomplish Placerville’s RHNA allocation for the Housing Element 5th Cycle, the City project under Program 3 
would change the General Plan Land Use Map and Zoning Map by designating the Project Location with the HO 
(Housing Opportunity Overlay) land use designation and zoning district that would have the capacity to generate 20 
dwelling units per acre minimum density.  

 
The Project Location contains two parcels totaling 7.60 acres. The site is currently designated and zoned 
Commercial and vacant. Under the proposed project, the City would change the General Plan land use designation 
of the site from C to C - HO (Commercial – Housing Opportunity Overlay, 20-24 du/acre) and change the zoning 
of the site from C to C - HO (Commercial – Housing Opportunity Overlay Zone, 20-24 du/acre) that corresponds 
to the 20 unit/acre minimum density required by State housing law for its extremely-low, very-low, and low-income 
household categories. At the 24 unit/acre maximum density the Project Location could support a maximum yield of 
up to182 housing units. 

 
No development plans to construct residential units have been submitted at this time for the Project Location. This 
Initial Study considers the potential environmental effects of build-out of the Project Location being considered for 
the land use classification and zone designation amendments as market conditions allow over the Housing Element's 
2013-2021 planning period. Under state law, the project site would be developable by-right under the Housing 
Opportunity Overlay and would not require further discretionary approval by the City. For assumption purposes the 
City anticipates construction of four multi-family structures (two on each parcel), three stories each, with 32,000 
square feet of total floor area per structure, accommodating 40-48 units per structure. The theoretical or maximum 
yield of the proposed site was used by the City in its environmental evaluation as a “worst case scenario” approach 
to evaluating the potential environmental impacts associated with future development on the properties. Actual yield 
is anticipated to be much less intensive than analyzed in this Initial Study as development constraints such as 
topographic and regulatory constraints such as frontage improvements, or roadway improvements could limit the 
amount of development that is achievable on the site. 
 
Background:  The City of Placerville General Plan EIR and General Plan were adopted on January 23, 1990. The 
build-out residential potential projected by the EIR for the General Plan is 9,005 dwelling units (General Plan EIR, 
1990). The number of existing units in the City as of 2010 is 4,667 dwelling units (Department of Finance). 
Therefore, build-out has not yet occurred at the density level envisioned in the EIR and the General Plan (1990).   

 
State law was amended in 2004 (AB 2348) to clarify the process by which cities determine the capacity of sites for 
new housing developments. The law established minimum densities that are presumed to be necessary to facilitate 
the development of housing that is affordable to lower income households for jurisdictions classified as suburban 
and within a Metropolitan Statistical Area (MSA). Placerville is located within the Sacramento-Arden Arcade-
Roseville Metropolitan Statistical Area. The minimum density for suburban jurisdictions within an MSA is 20 
dwelling units per acre.  

 
Placerville did not meet an objective of the 2008-2013 Housing Element (4th Cycle) to address the shortfall of 
available land to accommodate 106 low, very low and extremely low income units before the October 31, 2013 end 
of the 4th Cycle Housing Element planning period. Per Government Code Section 65584.09, if during the prior 
planning period the City did not make available sites to accommodate the unmet portion of the Regional Housing 
Needs Allocation (RHNA) then the City must rezone or zone adequate sites within the 5th Cycle, 2013-2021 
Housing Element planning period.  
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The City’s 5th Cycle Housing Element planning period began on October 31, 2013. The City’s 5th Cycle Housing 
Element was adopted by City Council in February 2014. In March 2014, the California Department of Housing and 
Community Development notified the City that the Housing Element is in full compliance with the state Housing 
Element law. The City’s RHNA for the 5th Cycle Housing Element identified 133 housing units for the low, very 
low and extremely low income categories. Housing Element Implementation Program 3: High-Density 
Development – Unmet Need requires the City to amend the Zoning Map and the Zoning Ordinance to meet state 
housing law requirements and facilitate implementation of the 5th Cycle Housing Element. 

 
During August 2016, the City amended its Zoning Ordinance by establishing a Housing Opportunity Overlay (HO), 
Section 10-5-24. The purpose of the HO Zone is to apply it to sites that would implement Housing Element goals, 
policies and programs, including meeting the goals of the Regional Housing Need Allocation (RHNA). The HO 
Zone would allow development on designated sites using the existing base (underlying) zoning of a property, or as 
an alternative, to develop for residential uses in accordance with the HO Zone but not both. Once the property has 
developed in the manner provided under the base zone the property owner relinquishes the right to redevelop the 
land using the HO Zone. 

 
The HO Zone authorizes the development of multi-family residential and single-family residential attached 
development as permitted uses. A minimum of fifty percent (50%) of all housing must be affordable to very low and 
low-income households, subject to the minimum mix of affordable dwelling units: (a) Very low-income households: 
thirty percent (30%) of the total units in the development; (b) Low-income households: twenty percent (20%) of the 
total units in the development. Minimum density was set at 20 dwelling units per acre. Maximum density was set at 
24 dwelling units per acre. In addition, residential housing developed within the HO Zone is encouraged to utilize 
energy efficient design techniques and environmentally sensitive design and building materials; residential 
development is also encouraged to include units accessible for persons with physical disabilities, persons with 
developmental disabilities, and that support aging in place. Per this HO Zone section, the City may not require a 
conditional use permit, planned development or other discretionary local government review or approval that would 
constitute a “project” under the California Environmental Quality Act. This is consistent with Government Code 
Section 65583.2.  

 
During October 2016, the City amended its General Plan Land Use Section and its 2013-2021 Housing Element 
adding the HO zone and established a new land use designation, “HO (Housing Opportunity Overlay).” The HO 
General Plan Land Use designation was created to support land uses and to ensure consistency with the Housing 
Opportunity Overlay Zone (HO). In addition, the City placed the HO General Plan Land Use designation and the 
HO Zone District on two parcels of land located within The Ridge at Orchard Hill Planned Development, APN 
323-220-06 and 323-220-08 that would accommodate 72 multi-family residential units of the City’s unmet RHNA 
need (GPA16-02, ZC 16-03, PD 03-01). During December 2016, the City is processing an additional amendment to 
the HO Overlay zone and land use designations for APN 323-400-20 and within the Placerville Heritage Homes 
Planned Development under a separate application (GPA16-04, ZC16-05, PD 06-01). These amendments would 
accommodate 35 multi-family residential units of unmet lower-income household need, furthering the partial 
implementation of Program 3 of the 2013-2021 Housing Element. 
 
Surrounding Land Uses and Setting: The site is bounded to the west by Cold Springs Road, and commercial 
retail and service uses. It is bounded to the north by Middletown Road and commercial office and single-family and 
accessory uses. To the east of the site, the site is bounded by an existing single-family residential development and 
commercial retail and services uses. To the south, the site is bounded by Placerville Drive containing professional 
offices and commercial retail uses. 
 
Other Public Agencies Whose Approval is Required: No agency approvals other than approvals from the City 
of Placerville are required to carry out the proposed General Plan Map Amendment and Zoning Map Amendment.  
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Figure 1.  Project Location – Placerville Drive at Cold Springs Road 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 2.  1973 Photorevised USGS Placerville Quadrangle  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 2.  El Dorado County Assessor’s Map  
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Figure 4.  Project Site – Existing Land Use: C (Commercial) 

 
 
 
 
Figure 5.  Project Site – Proposed Land Use: C- HO (Commercial – Housing Opportunity Overlay) 
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Figure 6.  Project Site – Existing Zoning: C (Commercial) 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
Figure 7.  Project Site – Proposed Zoning: C-HO (Commercial-Housing Opportunity Overlay) 
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I. AESTHETICS. Would the project: 

 
Potentially 
Significant  

Impact 

Less than 
Significant  

with 
Mitigation 

Incorporated 

Less than 
Significant No Impact 

a) Have a substantial adverse effect on a 
scenic vista? 
 

    

b) Substantially damage scenic 
resources, including, but not limited 
to, trees, rock outcroppings, and 
historic buildings within a 
state scenic highway? 
 

    

c) Substantially degrade the existing 
visual character or quality of the site 
and its surroundings? 
 

    

d) Create a new source of substantial 
light or glare which would adversely 
affect day or nighttime views in the 
area? 

    

 
 

 Analysis 
a) The City of Placerville General Plan Background Report identifies areas that are considered to be especially 
scenic and worthy of preservation. These areas include primary and secondary ridgelines and primary 
watercourses. The site is on the lower slopes of a General Plan identified Secondary Ridgeline that has a north-
south orientation. This Secondary Ridgeline comprises the Panning Way residential neighborhood and other 
residential development both located within El Dorado County.  Site elevation ranges from 1,725’ at 
Placerville Drive to 1,800’ near the northern property boundary with the Panning Way residential 
neighborhood.  The project site lies below a secondary ridgeline and therefore a potential impact to the 
ridgeline would not occur.  
 
Located approximately 150’ south is Hangtown Creek. Hangtown Creek, within the Placerville Drive corridor, 
lies below the Placerville Drive elevation. The creek is obscured from view by Placerville Drive and existing 
buildings located along the south side of Placerville Drive, opposite the project location. Views of the creek 
would not be impacted; therefore a potential scenic impact to Hangtown Creek would not occur. 
Consequently, the project will have no impact directly, indirectly or cumulatively to a scenic vista.  
 
b) Existing tree cover consists of mostly native foothill pines and oak species, and non-native invasive tree-of-
heaven (Ailantus altissima). Approximately 50% of the project site is covered by trees. US Highway 50 is 
located approximately 1,000 feet south of the site. The elevation of US 50 directly south of the project location 
is approximately 1,800’. Nearly 1,500’ east of the site, at the Placerville Drive Overcrossing on US Highway 50, 
US Highway 50 easterly is designated a State Scenic Highway in the California Scenic Highway System.  The 
Scenic Highway portion of US 50 is not visible from the site due to the topography. No rock outcroppings 
exist on the site. Therefore, the project will have no impact directly, indirectly or cumulatively. 

  
c) The site is currently vacant. The visual character that exists is of its undeveloped condition. Visual impacts 
resulting from the presence of construction vehicles or ground disturbance may occur during project 
construction activities; however, construction activities would be temporary. The permanent development of 
the site under the Housing Opportunity Overlay would consist of multi-family residential or attached single-
family residential uses. The Placerville Zoning Ordinance would restrict building heights at the project site to a 
maximum of forty feet (40’) Zoning Ordinance Section 10-5-24(D)7, Maximum Building Height. The 
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Placerville Zoning Ordinance Section 10-5-24(D)4, Maximum Parcel Coverage, sets maximum lot coverage at 
60% for the HO Zone. Zoning Ordinance Section 10-5-24(D)6, Minimum Yards, sets requirements for 
minimum front yard, side yard, and rear yard (setbacks).  The Project Location is located within the Placerville 
Drive and Cold Springs Road commercial corridor consisting of urbanized development that is surrounded by 
residential and commercial development. The development would be compatible with adjacent uses with the 
implementation of following mitigation measure that would require adherence with the General Regulations and 
the Specific Regulations for the HO zone (Section 10-5-24 (D) and (E)) of the City’s Zoning Ordinance, all 
pertinent City Ordinances and City standard street cross-section details, 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; the 2010 State of California Department of Transportation (Caltrans) Standard Plans and 
Standard Specifications,  the El Dorado Irrigation District (EID) Design and Construction Standards, dated 
July 1999, and Chapters and Sections of the City of Placerville Development Guide as amended, would 
minimize substantive degradation to the existing visual character or quality of the site and its surroundings to a 
less than significant level. 
 

Mitigation Measure  
 
AES-1:  Future residential development on the project site under the Housing Opportunity Overlay 
provisions shall conform with Zoning Ordinance Section 10-5-24 (D): General Regulations and (E): 
Specific Regulations of the HO zone and, the following Chapters and Sections of the City of Placerville 
Development Guide as amended: Chapter V: Specific Site Improvements; Chapter VI: Landscape Design 
Guidelines, Section A: General Requirements, Section B: Street Tree Program, Section F: Community 
Intersections (Surface Streets), Section H: Water-Conserving Landscapes, Section J: Fuel Modification 
Zones and Section K: Post-Construction Storm Water Management; Chapter VII: Irrigation System 
Design; Chapter VIII: Landscape Maintenance; Chapter IX: Hillside Development and Natural Open 
Space; Chapter X: Existing Trees and Native Plant Material; Chapter X: Irrigation System Design, and 
Chapter XI: Lighting; all pertinent City Ordinances and City standard street cross-section details 
available at the office of the City Engineer; 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; the 2010 State of California Department of 
Transportation (Caltrans) Standard Plans and Standard Specifications; sewer service will be provided 
by the City and shall be designed and constructed in accordance with 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 shall comply with their standards 
and conditions of approval.  

 
Timeframe for Implementation:  Prior to Issuance of a building permit. 
Responsibility for Implementation:  Developer.  
Oversight of Implementation:  Development Services - Building, Planning and Engineering 
Divisions; El Dorado Irrigation District  
 

d) Potential new residential construction in conjunction with this project has the potential to create light or 
glare where no such lighting presently exists. Outdoor lighting for these uses is subject to City Zoning 
Ordinance requirements (Section 10-4-16) that lighting be located and/or shielded in a manner to ensure that 
the intensity and direction of lighting does not constitute a nuisance to abutting residential dwellings or 
abutting street rights of way. No development plans have been submitted for any of the project sites and, as 
such, no lighting plans have been developed. Mitigation measure AES-1 has been included to ensure that 
impacts would be less than significant. With incorporation of Mitigation Measure AES-1, light impacts would 
be less than significant.  

 
 Mitigation Measure 
 

AES-2: Future residential development on the project site under the Housing Opportunity 
Overlay provisions shall submit a lighting plan in conformance with Section 10-4-16: 
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Exterior Lighting Regulations. All outdoor lighting must be shielded and pointed 
downward. The lighting plan shall include the types of lighting, heights proposed and 
locations the lighting is going to be built.  
 
Timeframe for Implementation:  Prior to issuance of a building permit. 
Responsibility for Implementation:  Developer  
Oversight of Implementation:  Development Services – Planning Division  
 

Adherence with this requirement upon issuance of a valid City Building Permit for multi-family residences is 
expected to reduce light or glare potential impacts to a less than significant level.  

 
Sources 
Placerville Municipal Code, Zoning Ordinance 
City of Placerville Topographical Map 
City of Placerville, Historic Resources Inventory 
City of Placerville Development Guide 
California Department of Transportation Website “Scenic Highway Corridor Program” 

http://www.dot.ca.gov/hq/LandArch/16_livability/scenic_highways/scenic_hwy.htm 
 

 
II. AGRICULTURE AND FORESTRY RESOURCES. In determining whether impacts to agricultural 
resources are significant environmental effects, lead agencies may refer to the California Agricultural Land Evaluation 
and Site Assessment Model (1997) prepared by the California Dept. of Conservation as an optional model to use in 
assessing impacts on agriculture and farmland. In determining whether impacts to forest resources, including 
timberland, are significant environmental effects, lead agencies may refer to information compiled by the California 
Department of Forestry and Fire Protection regarding the state’s inventory of forest land, including the Forest and 
Range Assessment Project and the Forest Legacy Assessment project; and forest carbon measurement methodology 
provided in Forest Protocols adopted by the California Air Resources Board. Would the project: 
 

 
Potentially 
Significant  

Impact 

Less than 
Significant  

with 
Mitigation 

Incorporated 

Less than 
Significant No Impact 

a) Convert Prime Farmland, Unique 
Farmland, or Farmland of Statewide 
Importance (Farmland), as shown on the 
maps prepared pursuant to the Farmland 
Mapping and Monitoring Program of the 
California Resources? 
       

    

b) Conflict with existing zoning for 
agricultural use, or a Williamson Act 
contract?  
 

    

c) Conflict with existing zoning for, or 
cause rezoning of, forest land (as defined 
in Public Resources Code section 
12220(g)), timberland (as defined by 
Public Resources Code section 4526), or 
timberland zoned Timberland 
Production (as defined by Government 
Code section 51104(g))? 
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d) Result in the loss of forest land or 
conversion of forest land to non-forest 
use?  
 

    

e) Involve other changes in the existing 
environment which, due to their location 
or nature, could result  
in conversion of Farmland, to non-
agricultural use or conversion of forest 
land to non-forest use? 

    

 
  

 Analysis  
 

 a), b) The site is currently vacant. Neither the site nor its immediately adjacent parcels are under agricultural 
cultivation. The California Department of Conservation’s Farmland Mapping and Monitoring Program 
(FMMP) maps indicate the site is not designated as Prime Farmland, Unique Farmland, or Farmland of 
Statewide Importance. The site is not enrolled in a Williamson Act contract. Therefore, the project will have 
no impact directly, indirectly or cumulatively. 
 
c, e) Timber production, timberland as defined by Public Resources Code Section 12220(g), or agriculture 
uses have not been conducted in areas surrounding the site due to established residential and public park 
improvements. The site is located within the C (Commercial Zone) and the C (Commercial) General Plan 
Land Use designation. Proposed zoning for the site is C-HO (Commercial – Housing Opportunity Overlay 
Zone). Therefore, the project would not conflict with any zoning designations designed to preserve timber 
or agricultural resource preservation. Therefore, no impacts will occur from this project directly, indirectly 
or cumulatively. 
 
d) The City of Placerville has no forest land nor does it have any timberland as analyzed under Section II c) 
and e) of this Initial Study therefore no impacts will occur from this project directly, indirectly or 
cumulatively.  
 
Sources 
California Resources Agency, Farmland Mapping and Monitoring Program 
City of Placerville Municipal Code 
Public Resources Code 
City of Placerville General Plan 
 

III. AIR QUALITY. Where available, the significance criteria established by the applicable air quality 
management or air pollution control district may be relied upon to make the following determinations.  

 
 Would the project: 

 
Potentially 
Significant  

Impact 

Less than 
Significant  

with 
Mitigation 

Incorporated 

Less than 
Significant No Impact 

a) Conflict with or obstruct 
implementation of the applicable air 
quality plan?  
 

    

b) Violate any air quality standard or 
contribute to an existing or projected 
air quality violation? 
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c) Result in a cumulatively considerable 

net increase of any criteria pollutant 
for which the project region is non-
attainment under an applicable federal 
or state ambient air quality standard 
(including releasing emissions which 
exceed quantitative thresholds for 
ozone precursors)? 
 

    

d) Expose sensitive receptors to 
substantial pollutant concentrations? 
 

    

e) Create objectionable odors affecting 
a substantial number of people?      

 
 
Analysis 
 

 a), b), c), d) The El Dorado County Air Quality Management District (AQMD) in 2002 prepared a Guide to Air 
Quality Assessment intended to be used during the Initial Study phase of the CEQA process. The City of 
Placerville is located within the AQMD. AQMD boundaries are coterminous with the boundaries of El 
Dorado County. The City and the western portion of El Dorado County are located within the Mountain 
Counties Air Basin (MCAB). The MCAB is comprised of Plumas, Sierra, Nevada, Placer (middle portion), 
Amador, Calaveras, Tuolumne and Mariposa Counties.  

 
In April 2014, the California Air Resources Board published area designations for state ambient air quality 
standards within the Mountain Counties Air Basin. Table 1 contains the attainment status for the Federal 
Clean Air Act Amendments’ criteria air pollutants of ozone, PM10 (particulate matter, 10 microns), PM2.5 
(particulate matter, 2.5 microns), CO (carbon monoxide), NO2 (nitrogen dioxide) and SO2 (sulfur dioxide). 
 
  Table 1. 

Pollutant 

Designation / Classification 

Federal Standards 
 

State Standards 
 

Ozone  No Federal Standard Non-attainment 
PM10 Unclassified Non-attainment 
PM2.5 Unclassified Unclassified 
CO Unclassified/Attainment Unclassified 
NO2 Attainment Attainment 
SO2 Attainment Attainment 

 
 Local El Dorado County Air Quality Management District (AQMD) assessment threshold of significance 

screening criteria for reactive organic gas (ROG) and oxides of nitrogen (NOx), which are precursors of 
ozone, is 82 pounds per day. According to AQMD’s Guide to Air Quality Assessment, apartment development 
projects containing less than 350 dwelling units are assumed to not exceed the 82 pounds per day emissions 
thresholds for ROG and NOx. In addition, the AQMD’s Guide further considers operational project activities 
for development projects that fall below the 82 pounds per day emission thresholds for ROG and NOx to 
have  less than significant carbon monoxide (CO) and nitrogen dioxide (NO2) impacts, and less than 
significant  PM10 (particulate matter, 10 microns) and sulfur dioxide (SO2) impacts.  

 
The project has the potential to develop 182 dwelling units under the proposed HO zone and land use 
designation at the maximum density of the HO Zone of 24 du/acre at the Project Location. AQMD 
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thresholds of significance would not be exceeded as the number of proposed units would not exceed the 350 
dwelling unit threshold.  
 
Consequently, the impact of the project’s emissions at the project sites on regional air quality under thresholds 
b), c), and d), and on sensitive receptors, would be less than significant (not cumulatively considerable). 

 
 The AQMD has developed a rule (Rule 223-1, Fugitive Dust) to limit the quantity of fugitive dust emissions 

from construction, and construction related activities within the AQMD. Developing the site at the density 
authorized under the proposed HO zone designation is expected to generate short-term inhalable particulate 
matter or fugitive dust. This impact is considered potentially significant. The following mitigation measure is 
expected to minimize construction related fugitive dust emissions to a less than significant level.  

 
Mitigation Measure 
 
AQ-1: The project developer for any future residential development on the site shall comply with 
AQMD Rule 223-1 to reduce construction dust through water application, stabilizing exposed soil, 
covering loads, periodic cleaning of paved areas, establishing speed limits.  
 
Timeframe for Implementation:  During pre-construction and construction phases. 
Responsibility for Implementation:  Developer  
Oversight of Implementation:  Engineering Division and the Building Division of the 
Development Services shall confirm that the grading plan and building plans are in compliance with 
AQMD Rule 223-1.  
 

The AQMD has developed a rule regarding the discharge to the atmosphere of volatile organic compounds 
(VOC's) caused by the use or manufacture, mixing, storage and application of Cutback or Emulsified asphalt 
used for paving, road construction or road maintenance. It is called Rule 224 - Cutback and Emulsified 
Asphalt Paving Materials. Development on the site for residential use at the density authorized under the 
proposed HO zone designation is expected to result in the paving of driveways and parking areas onsite that 
have the potential to discharge VOC into the atmosphere. The following mitigation measure is expected to 
minimize VOC discharge to the atmosphere to a less than significant level. 
  

Mitigation Measure 
 
AQ-2: The project developer for any future residential development on the site shall adhere to El 
Dorado County Air Pollution Control District’s Rule 224 - Cutback and Emulsified Asphalt Paving 
Materials for all asphalt paving proposed on site, and shall submit a paving plan to the District to 
determine compliance with Rule Standards. 
 
Timeframe for Implementation:  Prior to issuance of a building permit. During construction phase. 
Responsibility for Implementation:  Developer  
Oversight of Implementation:  Development Services – Engineering Division and AQMD 
 

e) Project grading, construction activities and residential uses are not expected to create objectionable odors.  
Therefore, the project will not cause objectionable odors affecting a substantial number of people either 
directly, indirectly and cumulatively. 
 
Sources 
El Dorado County Environmental Management Department Air Quality Management District 
El Dorado County Air Pollution Control District, Guide to Air Quality Assessment, 2002 

 
 
 
 



15 
     Draft MND – GPA 16-3, ZC 16-04, EA 16-01  

 

 
 
 
IV. BIOLOGICAL RESOURCES. Would the project: 

 
Potentially 
Significant  

Impact 

Less than 
Significant  

with 
Mitigation 

Incorporated 

Less than 
Significant No Impact 

a) Have a substantial adverse effect, either 
directly or through habitat modifications, 
on any species identified as a candidate, 
sensitive, or special status species in local 
or regional plans, policies, or regulations, 
or by the California Department of Fish 
and Game or U.S. Fish and Wildlife?  
   

    

b) Have a substantial adverse effect on any 
riparian habitat or other sensitive natural 
community identified in local or regional 
plans, policies, regulations or by the 
California Department of Fish and 
Game or US Fish and Wildlife Service? 
 

    

c) Have a substantial adverse effect on 
federally protected wetlands as defined 
by Section 404 of the Clean Water Act 
(including, but not limited to, marsh, 
vernal pool, coastal, etc.) through direct 
removal, filling, hydrological 
interruption, or other means? 
 

    

d) Interfere substantially with the 
movement of any native resident or 
migratory fish or wildlife species or with 
established native resident or migratory 
wildlife corridors, or impede the use of 
native wildlife nursery sites? 
 

    

e) Conflict with any local policies or 
ordinances protecting biological 
resources, such as a tree  
preservation policy or ordinance? 
 

    

f) Conflict with the provisions of an 
adopted Habitat Conservation Plan, 
Natural Community Conservation Plan, 
or other approved local, regional, or state 
habitat conservation plan?  

    

 
 
Analysis 
a,) The project site is located in a highly developed, urbanized area and is completely surrounded on all sides 
by existing residential and commercial uses and public streets. No known endangered, threatened or rare 
species or their habitats are present on the site or in the immediate project vicinity (General Plan 1990).  
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Site visit by City staff on September 30, 2016 revealed the following plant and animal species: 
 
Yellow star thistle   Foothill pine  Valley oak  coyote bush 
Queen Ann’s Lace  Himalayan blackberry Interior live oak  Blue oak 
Chinese Tree of Heaven  Buck brush  Plum root stock   
 
Blue jay  Robin  Common ground squirrel  Resident Mule Deer 
 
Development of the site, at the density authorized under the proposed HO zone designation, would likely 
cause tree removal that could potentially disturb bird species. Raptors such as red tailed hawks, owls and 
turkey vultures are known to exist within the City. However, no raptors or raptor nests were observed during 
the City staff during its site visit. Raptors are protected under federal law. Therefore, a potential exists that 
residential development construction could disturb nesting raptor species that may utilize mature oaks and 
pines within the project site and adjacent land if they are present during construction activities. The following 
mitigation measure is expected to minimize potential impacts to nesting raptor species to a less than significant 
level. 
 

Mitigation Measure  
  

BIO-1: The project proponent for any future residential development on the site shall include the 
following on the grading plans prior to grading permit issuance. The breeding/nesting season for 
raptors is March 1 through August 30. If construction activities take place outside of the 
breeding/nesting season, no additional measures will be required.  

 
If development of the site for residential purposes, consistent with the development regulations under 
the proposed HO zone designation, is planned or desired during the breeding season, raptor nest 
surveys shall be conducted one week prior to tree cutting or grading near mature trees to ensure that 
active nests are not present. A qualified biologist shall conduct the surveys and prepare a survey 
report. If no raptor nests are discovered in the trees to be removed, no further mitigation will be 
required. 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. 

 
If any active raptor nests are discovered during pre-construction surveys, the biologist shall mark all 
occupied trees and delineate a no construction activity buffer zone around the nests for the duration 
of the nesting season in accordance with California Department of Fish and Wildlife 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. 
Authorization to proceed with construction activity shall be the discretion of the Planning Division.  

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

 
Timeframe for Implementation:  Prior to issuance of a grading permit. 
Responsibility for Implementation:  Developer  
Oversight of Implementation:  Development Services – Planning Division 
 

b, c) No wetlands, marshes, vernal pools, or coastal areas are present on the project site. Hangtown Creek is 
not part of the project area. There is no riparian habitat or other sensitive natural community identified in local 
or regional plans, policies, regulations, or by the California Department of Fish and Wildlife or the US Fish 
and Wildlife Service present on or adjacent to the site. In the absence of those on-site or near-site resources, 
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no direct or indirect project-related impacts to any waters of the United States are anticipated. Therefore, no 
impacts will occur from this project directly, indirectly or cumulatively. 
 
d) There are no known migratory fish or wildlife species, established native resident or migratory wildlife 
corridors, or native wildlife nursery sites located on the previously developed subject site that is surrounded by 
developed residential and commercial improvements and uses. Therefore, no impacts will occur from this 
project directly, indirectly or cumulatively. 
 
e) To develop the site at the density authorized under the proposed HO zone designation, trees on the site 
would be expected to be removed. However, the rezone project is a legislative, non-discretionary action that 
does not involve a residential subdivision of land. The project therefore it is not subject to City Code Section 
8-13-4, the City’s Woodland Alteration Permit and Plan regulations.  
 
However, there are two General Plan goals and three policies contained within the Natural, Cultural, and 
Scenic Resources that do address vegetative cover within Placerville: 
 

Goal D: To protect Placerville’s natural vegetation and diverse wildlife. 
 
Policy 3 of Goal D: New development shall be sited to protect native tree species, riparian vegetation, important 
concentrations of natural plants, and important wildlife habitat, to minimize visual impacts and to provide for continuity 
of wildlife corridors. 
 
Policy 9 of Goal D: The City shall seek to protect and manage Placerville’s tree cover to maximize ecological and 
aesthetic values consistent with the reasonable economic enjoyment of private property. To this end, the City shall adopt 
and enforce a Historical Tree Ordinance. 
 
Goal I: To protect and enhance Placerville’s community character and scenic resources. 
 
Policy 4 of Goal I: The City shall condition development approvals to protect natural features such as rock outcrops and 
trees. 

 
The City of Placerville Development Guide, as amended (2016), contains preservation and protection 
guidelines for trees, particularly oaks, pines and other native species within hillside area. These guidelines were 
developed to implement the City of Placerville General Plan goals and policies related to trees, tree cover and 
open space. Mitigation Measure AGR-1 below would minimize potential impacts to existing trees on the site 
from future residential development to a less than significant level. 
 

Mitigation Measure 
  
BIO-2: Future residential development on the project site under the Housing Opportunity Overlay 
provisions shall conform with the guidelines for grading, erosion control, tree preservation and protection 
within Chapter IX: Hillside Development and Natural Open Space and Chapter X: Existing Trees and 
Native Plan Material of the City of Placerville Development Guide. 
 
Timeframe for Implementation:  Prior to issuance of a building permit. During construction phase. 
Responsibility for Implementation:  Developer shall submit tree removal plans for Development 
Services review for conformance with the mitigation measure prior to issuance of a building permit for 
site improvements.   
Oversight of Implementation:  Development Services – Engineering and Planning Divisions 
 

f) The project site is not subject to any habitat conservation plans or any other regional plans. Therefore, the 
proposed project would not conflict with the provisions of any adopted local or regional conservation plans. 
Therefore, the project will have no impact directly, indirectly or cumulatively. 
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Sources 
City of Placerville Topographic Map (1982) 
Placerville Municipal Code, Zoning Ordinance 
Placerville Development Guide 
Staff Determination 
Staff Field Inspection 
Department of Fish & Game California Natural Diversity Database website: 
 www.dfg.ca.gov/biogeodata/cnddb/ 
 

V. CULTURAL RESOURCES. Would the project: 

 
Potentially 
Significant  

Impact 

Less than 
Significant  

with 
Mitigation 

Incorporated 

Less than 
Significant No Impact 

 
a) Cause a substantial adverse change  

in the significance of a historical 
resource as defined in CEQA 
Guidelines?  
   

    

b) Cause a substantial adverse change  
in the significance of an archaeological 
resource pursuant to CEQA Guidelines  
§15064.5? 
 

    

c) Directly or indirectly destroy a unique  
paleontological resource or site or 
unique geologic feature? 
 

    

d) Disturb any human remains, including 
those interred outside of formal 
cemeteries? 

    

 
 
Analysis 

a) Search of the National Register of Historic Places, the California Register and the City’s Historic Resources 
Inventory revealed that the site or vicinity is not listed on these cultural and historic resource inventories.  
 
Within both project site parcels, along and near the top of the cut slope above Cold Springs Road and 
Placerville Drive at the 1,730’ elevation contour, and within a portion of an overhead utility easement that 
extends parallel with Placerville Drive, are remains of paving materials (concrete, road base, asphalt, etc.) of an 
abandoned road alignment. See Exhibit A. This alignment follows the elevation contour for an unknown 
distance to where they terminate on the project site, where site slopes were modified for the development of 
what are now the Cold Springs Road and Placerville Drive road alignments. The paving remains can be seen 
from Placerville Drive, approximately 10-15’ above Placerville Drive. 
 
A 1930 State of California plan shows the ultimate alignment and profile of the state highway that later became 
Placerville Drive. This document shows a “Traveled Way” on what is now the project site, north of what 
became the state highway and Placerville Drive.  Exhibit A of this Initial Study contains an excerpt of the 1930 
State plan and a 1950 Placerville USGS Quadrangle Map. This Traveled Way alignment appears to correspond 
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with the abandoned road alignment on the project site above what is now Cold Springs Road and Placerville 
Drive. It continues westerly, approximating the current Cold Springs Road. Easterly the Traveled Way makes a 
nearly closed loop northerly around what are now the commercial buildings located at 669-691 Placerville 
Drive before continuing east toward downtown Placerville. This old road alignment is located on private 
property with the old paving surface and alignment nearly intact. 
 
According to Official Map of the Lincoln Highway from The Lincoln Highway Association website 
(https://www.lincolnhighwayassoc.org/map/),   Lincoln Highway routes through this portion of Placerville 
are shown as “drivable” and “not driveable.” The Lincoln Highway was dedicated in 1913. Placerville Drive is 
shown on the map as driveable. Immediately east of the project location is a not driveable portion of the 
Lincoln Highway alignment, it resembles the nearly closed loop Traveled Way shown on the 1930 State of 
California. For this Initial Study and the analysis of cultural resources, it is inferred from State’s 1930 plan that 
the Traveled Way portion shown within what is now the Project Site was part of the Lincoln Highway 
alignment prior the state constructing Placerville Drive as US Highway 50.  
 
CEQA requires public or private projects financed or approved by public agencies to assess the effects of the 
project on cultural resources that might qualify as being historical, as that term is defined by statute. (See 
Public Resources Code, Section 21084.1.) Potentially historical resources could include buildings, sites, 
structures, or objects, each of which may have historical, architectural, cultural, or scientific importance. 
CEQA requires that alternative plans or mitigation measures be considered if a project results in an effect that 
may cause a substantial adverse change in the significance of an historical resource. Prior to the assessment of 
effects or the development of mitigation measures, it must first be determined whether a particular resource is 
“historical.” The steps that are taken in a cultural resources investigation for CEQA compliance are as follows:  
 • Evaluate whether potentially historical resources are in fact historical  
 • Identify potential historical resources  

• Evaluate the effects of a project on all historical resources  
 

CEQA guidelines define three ways that a property can qualify as a significant historical resource for the 
purposes of CEQA review:  
1) if the resource is listed in or determined eligible for listing in the California Register of Historical 

Resources (CRHR);  
2)  if the resource is included in a local register of historical resources, as defined in section 5020.1(k) of the 

Public Resources Code or identified as significant in an historical resource survey meeting the 
requirements of section 5024.1(g) of the Public Resources Code unless the preponderance of evidence 
demonstrates that it is not historically or culturally significant; or  

3)  the lead agency determines the resource to be historically significant or significant in the architectural, 
educational, social, political, military, or cultural annals of California, as supported by substantial evidence 
in light of the whole record (California Code of Regulations, Title 14, Division 6, Chapter 3, section 
15064.5).  

 
The CRHR was created by the State Legislature in 1992.  The eligibility criteria for the CRHR are intended to 
serve as the definitive criteria for assessing the significance of potential historical resources for purposes of 
CEQA. For a potential historical resource to be eligible for listing in the CRHR, it must be significant at the 
local, state, or national level under one or more of the following four criteria:  

•  is associated with lives of persons important in our past;  
•  is associated with events that have made a significant contribution to the broad patterns of 

California’s history and cultural heritage;  
•  embodies the distinctive characteristics of a type, period, region, or method of construction, or 

represents the work of an important creative individual or possesses high artistic values; or  
•  has yielded, or may be likely to yield, information important in prehistory or history.  

 
Historical resources automatically listed in the CRHR include those historic properties listed in, or formally 
determined eligible for listing in, the National Register. Under federal regulations, a project has an effect on a 
historic property when the project could alter the characteristics of the property that may qualify the property 
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for inclusion in the National Register, including alteration of location, setting, or use. A project may be 
considered to have an adverse effect on a historic property when the effect may diminish the integrity of the 
property’s location, design, setting, materials, workmanship, feeling, or association. Adverse effects on historic 
properties include, but are not limited to:  

•  physical destruction or alteration of all or part of the property;  
•  isolation of the property from, or alteration of, the property’s setting when that character 

contributes to the property’s qualifications for listing in the National Register;  
•  introduction of visual, audible, or atmospheric elements that are out of character with the property 

or that alter its setting;  
•  neglect of a property resulting in its deterioration or destruction; or  
•  transfer, lease, or sale of the property (36 CFR 800.9). 

  
The paving remains located within the Project Location, inferred to be part of the nation’s first 
transcontinental highway the 1913 original route of the Lincoln Highway, are associated with an action that 
has made a significant contribution to the broad patterns of California and national history making it a 
potential historic resource.  Due to the current deteriorated condition of the paving artifact, its severed 
disconnection from the original Lincoln Highway route due to the construction of Placerville Drive (US 50) as 
a state highway and the current Cold Springs Road alignment, and the recognition by the Lincoln Highway 
Association of Placerville Drive as the Lincoln Highway route, the potential historic resource would not be 
eligible for listing in the CRHR or the National Register, as it would not yield important information in 
Placerville history.  
 
In that the site does not contain cultural or historic resources listed on the National Register of Historic 
Places, the California Register or the City’s Historic Resources Inventory, potential development resulting 
from the project on the Project Location is considered less than significant.  
 
b). The City notified California Native American tribes that are traditionally and culturally affiliated with the 
geographic  area of the proposed project, and who had requested notification of proposed projects by the City 
per Section 21080.3.1 of Public Resources Code. The United Auburn Indian Community (UAIC) requested 
that if tribal cultural resources are identified within the project area, that tribal monitors be present for all 
ground disturbing activities (Exhibit B). UAIC stated their preference is to preserve tribal cultural resources in 
place and avoid them whenever possible. 
 
No known archaeological resources were identified in the General Plan for the project site. Therefore, the 
project would not likely impact an archaeological resource. However, there is the possibility of accidental 
archaeological discoveries during construction-related ground-disturbing activities. This is considered 
potentially significant. To address unanticipated and accidental archaeological discoveries, the following 
mitigation measure is expected to minimize this potential impact to a less than significant level: 

  
Mitigation Measure 
 
CR-1: If, during the course of implementing the project, cultural resources (i.e., prehistoric sites, 
historic sites, and/or isolated artifacts) are discovered, work shall be halted immediately by the 
developer. Temporary orange fencing shall be placed by the development contractor around a 
culturally significant discovery to prevent unnecessary equipment movement inside these areas during 
and after a discovery. The City of Placerville Development Services Department and the Cultural 
Resource Manager of the United Auburn Indian Community shall be notified immediately.  The 
development contractor, their agents or assigns shall retain a professional archaeologist, or qualified 
cultural resource specialist that meets the Secretary of the Interior’s Standards and Guidelines for 
Professional Qualifications in archaeology and/or history. The archaeologist or qualified cultural 
resource specialist and representatives from the United Auburn Indian Community (UAIC) will assess 
to determine the significance of any unanticipated discovery and make recommendations for further 
evaluation and treatment as necessary. 
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The City shall consider mitigation recommendations presented by a professional archaeologist that 
meets the Secretary of the Interior’s Standards and Guidelines for Professional Qualifications in 
archaeology and/or history for any unanticipated discoveries. Such measures may include avoidance, 
preservation in place, excavation, documentation, curation, data recovery, or other appropriate 
measures. The project developer / applicant shall be required to implement any mitigation necessary 
for the protection of cultural resources.  For any recommendations made by UAIC or other interested 
Native American Tribes which are not implemented, a justification for why the recommendation was 
not followed will be provided into the project record. 
  
Timeframe for Implementation:  During grading and construction activities  
Responsibility for Implementation:  Developer and qualified archaeologist  
Oversight of Implementation:  Development Services – Engineering and Planning Divisions 
   

c) No known paleontological resources or unique geological features were identified in the General Plan for 
the project site. There is no indication from soil and geologic information received from the National 
Resource Conservation Service for this project or the State of California Geologic maps that paleontological 
resources or unique geologic features exist on the site. The project would not likely impact a paleontological 
resource or unique geologic features. However, there is the possibility of accidental paleontological discoveries 
during construction-related ground-disturbing activities. This is considered potentially significant. The 
following mitigation measure is expected to minimize this potential impact to a less than significant level.  

   
Mitigation Measure  

 
CR-2: If, during the course of site development, any paleontological resources (fossils) are discovered, 
the project proponent for any future residential development on the site shall notify and the City of 
Placerville Development Services, Planning Division. At that time, the City will coordinate any 
necessary investigation of the discovery with a qualified paleontologist with the cost of such 
investigation born upon the project developer/applicant.  

 
The City shall consider the mitigation recommendations of the qualified paleontologist for any 
unanticipated discoveries of paleontological resources. Such measures may include avoidance, 
preservation in place, excavation, documentation, curation, data recovery, or other appropriate 
measures. The project applicant shall be required to implement any mitigation necessary for the 
adequate protection of paleontological resources.  

   
Timeframe for Implementation:  During grading and construction activities  
Responsibility for Implementation:  Developer and qualified paleontologist  
Oversight of Implementation:  Development Services – Engineering and Planning Divisions 
 

 d) There is no indication from the City’s General Plan or Historic Resources Inventory that a cemetery or 
burial area existed on the site. However, in the unlikely event human remains are discovered during ground-
disturbing activities, the following mitigation measure is expected to minimize this potential impact to a less 
than significant level. 

 
Mitigation Measure 
 
CR-3: If, during the course of development of the site, human remains are discovered, all work shall 
be halted immediately on site, the project proponent for any future residential development on the 
site shall notify the City of Placerville Development Services, Planning Division; the developer 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 those of a Native American 
origin, the coroner must notify the California Native American Heritage Commission, who will notify 
and appoint a Most Likely Descendent (MLD). The MLD will work with a qualified archaeologist to 
decide the proper treatment of the human remains and any associated cultural objects.  
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Timeframe for Implementation:  During grading and construction activities  
Responsibility for Implementation:  Developer  
Oversight of Implementation:  Development Services – Planning Division 

  
Sources 
City of Placerville, General Plan 
City of Placerville, Historic Resource Inventory 
Correspondence with United Auburn Indian Community 
The Lincoln Highway Association website: https://www.lincolnhighwayassoc.org/map/ 
National Park Service, National Register of Historic Places 
State of California, California Register and the City’s Historic Resources 
State of California, Code of Regulations 
State of California, Department of Public Works, Division of Highways, Plan & Profile of State Highway In El 

Dorado County, between Clarks Corner and Placerville. July 1930 
 State of California, Public Resources Code 
 United States Geological Survey, 1950 Placerville Quadrangle 
 
VI. GEOLOGY AND SOILS. Would the project:  

 
Potentially 
Significant  

Impact 

Less than 
Significant  

with 
Mitigation 

Incorporated 

Less than 
Significant No Impact 

  
a) Expose people or structures to 

potential substantial adverse effects, 
including the risk of loss, injury, or 
death involving: 

 

    

 i) Rupture of a known earthquake 
fault, as delineated on the most 
recent Alquist-Priolo Earthquake 
Fault Zoning Map issued by the 
State Geologist for the area or 
based on other substantial evidence 
of a known fault? Refer to Division 
of Mines and Geology Special 
Publication 42. 

 

    

 ii) Strong seismic ground shaking?
      

 
 
 

iii) Seismic-related ground failure,  
 including liquefaction?   
 

    

 iv)  Landslides?   
     

b) Result in substantial soil erosion or the 
loss of topsoil? 
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c) Be located on a geologic unit or soil 
that is unstable, or that would become 
unstable as a result of the project, and 
potentially result in on- or off-site 
landslide, lateral spreading, subsidence, 
liquefaction or collapse? 
  

    

d) Be located on expansive soil, as defined 
in Table 18-1-B of the Uniform 
Building Code (1994), creating 
substantial risks to life or property?  
 

    

e) Have soils incapable of adequately  
supporting the use of septic tanks or 
alternative waste water disposal systems 
where sewers are not available for the 
disposal of waste water?   

    

 
  
 Analysis 
 a - i, ii, iii, iv) No Impact. Per the California Department of Conservation, Division of Mines and Geology, 

there are no Alquist-Priolo Earthquake Fault Zones within the City or El Dorado County. Therefore, the 
project will have no impact directly, indirectly or cumulatively.  

 
 A project site may experience the effects of seismic ground shaking based on the proximity of the site to an 

earthquake fault, the intensity of the seismic event, and the underlying soils. Although no active faults or 
Earthquake Fault Zones are located on the project site, an inactive geologic fault is located within one-half 
mile east of the project site. This pre-Quaternary fault called "Melones" is not expected to involve fault 
rupture, seismic shaking, ground failure or landslides due to its geologic inactivity. No impacts are anticipated.  

 
b, c) Per the Soil Survey of El Dorado Area, California, the onsite soil types are Boomer – very rocky loam 
(BkE) and Boomer –gravelly loam (BhD). Permeability of BkE is moderately slow. Surface runoff is rapid. 
Erosion hazard is high. Surface runoff of BhD is medium. Erosion hazard is slight to moderate.   
 

 The following mitigation is expected to minimize the potential impact of slight and moderate to high soil 
erosion to a less than significant level. 

 
  Mitigation Measure 
 

GEO-1 Future residential development on the project site under the Housing Opportunity Overlay 
provisions shall conform with the City’s Grading, Erosion and Sediment Control regulations (Chapter 
7, Title VIII of the City Code) and the El Dorado County Resource Conservation District’s Erosion 
Control Requirements and Specifications for all grading activities. Final grading plans must be 
approved by the City Engineer and the Resource Conservation District prior to any onsite grading.  
The Applicant 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. Appropriate land rights shall be obtained from the 
affected property owners as necessary to allow any required grading and/or facilities to be installed 
outside the site plan boundaries. A copy of the written authorization(s) shall be included with the final 
improvement plan submittal. An encroachment permit shall be obtained from the City Engineering 
Division prior to beginning any work on this development within a public right-of-way or easement. 
 
The project proponent for any future residential development on the site must meet the requirements 
of the Meeting the City’s grading, erosion and sediment control regulations and those of the Resource 
Conservation District, potential impacts from soil erosion will be reduced to less than significant.  
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Timeframe for Implementation:  During grading and construction activities  
Responsibility for Implementation:  Developer  
Oversight of Implementation:  Development Services - Engineering Division and Resource 
Conservation District 
 

d) Expansive soils increase in volume when they absorb water and then shrink upon drying out. Soils with 
high clay content are subject to soil expansion. Table 18-1-B of the Uniform Building Code establishes 
numerical expansion indices for soil types ranging from very low to very high. Any soil identified in the 
foundation investigation to have an expansion index greater than 90 (medium) would require specific 
engineering analysis as required within the Uniform Building Code.  

 
The Soil Survey of El Dorado - Table 6, lists the shrink-swell potential of each soil series found in the County. 
The amount of clay within the soil series determines the shrink-swell potential. Soils series with low to 
moderate shrink-swell potential provide sites adequate for placing structures. Review of the Soil Survey of El 
Dorado County indicates that the Boomer series that includes BkH and BhD has a low shrink-swell potential. 
Based upon this review, the impact from expansive soils is less than significant.  

 
e) Residential development of the site would not involve the use of a water disposal system (septic). Placerville 
Municipal Code would require that a housing development project on the site to connect to a City-approved 
public sewer system. City sewer service currently serves the neighborhood of Placerville Drive and Cold 
Springs Road. Therefore, the project will have no impact directly, indirectly or cumulatively. 

  
Sources 
City of Placerville General Plan (1990) 
United States Department of Agriculture, Soil Conservation Service and Forest Service Soil Survey of El Dorado 

County (1974) 
Division of Mines and Geology Special Publication 42, Fault-Rupture Hazard Zones in California, Alquist-Priolo 

Earthquake Fault Zoning Act With Index to Earthquake Fault Zone Maps. 
California Building Code  
 

  
VII. GREENHOUSE GAS EMISSIONS. Would the project:  

 
Potentially 
Significant  

Impact 

Less than 
Significant  

with 
Mitigation 

Incorporated 

Less than 
Significant No Impact 

 
a) Generate greenhouse gas emissions,  

either directly or indirectly, that may 
have a significant impact on the 
environment? 
 

    

b) Conflict with an applicable plan, policy 
or regulation adopted for the purpose 
of reducing the emissions of 
greenhouse gases? 

    

 
 

 Analysis 
a, b) Less Than Significant Impact. Project construction and operation would generate greenhouse gas (GHG) 
emissions through the burning of fossil fuels or other emissions of GHGs, thus potentially contributing to 
cumulative impacts related to global climate change. The primary land-use related greenhouse gases (GHG) 
are carbon dioxide (CO2), methane (CH4) and nitrous oxides (N2O). Estimated emissions are expressed in 
annual metric tons of carbon dioxide equivalent (CO2e) units.  
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The project is an infill location. It is surrounded by existing residential and commercial uses. The site is located 
within the existing Placerville Drive commercial corridor and walkable to commercial retail and service uses 
(restaurants, groceries, health and beauty salons, convenience market, movie theater, Boys & Girls Club, etc.), 
an employment center (El Dorado County Government Center and related services), the El Dorado County 
Library, and schools (Markham Middle School, El Dorado High School and Vista Continuation School). The 
site is within 350 feet of two public transit stops. In addition, all new residential development, including the 
potential residential project, would be required to meet California Building Codes Title 24 Energy Efficiency 
requirements and its water efficiency requirements of low flow bathroom and kitchen fixtures, and water 
efficient irrigation system requirements of City Code; Mitigation Measures TRANS-02 and TRANS-06 that are 
discussed in this Initial Study would require a future housing developer under the Housing Opportunity 
Overlay provisions to make sidewalk improvements along Middletown Road, Cold Springs Road and 
Placerville Drive in conjunction with site development meeting General Plan policies by connecting non-
motorized improvements to existing pedestrian infrastructure in the project vicinity; these mitigation measures 
would further the following Objective of Goal 1: Non-Motorized Circulation, of the City of Placerville Non-
Motorized Transportation Plan that states, “Increase bicycling and walking as a transportation mode to reduce 
congestion, improve air quality, and improve public health.”  
 
It is expected that due to the infill nature of the project and characteristics of the site, the energy efficiency 
requirements under California Building Code, the mitigation measures TRANS-02 and TRANS-03 of this 
Initial Study, and mitigation measures GHG-01 and GHG-02 described in this section, would minimize 
potential impacts from estimated greenhouse gas emissions from development construction and operation to a 
less than significant level.   
 
Neither the El Dorado County Air Quality Management District nor the City has adopted GHG emission 
thresholds for land use development projects. An assessment of the project’s potential GHG emissions was 
conducted using the California Emissions Estimation Model (CalEEMod) version 2013.2.2, based on the 
following assumptions: 1) The maximum development potential assumptions of this Initial Study, 2) An 
approximate eight-month construction period occurring in 2017, 3) Operation of the project beginning in 
2019, and 4) An assumed 30-year life of the project. 
 
As shown in Table 1, the estimated metric tons of carbon dioxide equivalent (CO2e) units generated by 
construction of expected additional residential development at the project sites is 582 metric tons. Because 
project-related construction emissions are confined to a relatively short period of time in relation to the overall 
life of the project, construction emissions are amortized to determine the annual construction related GHG 
emissions over the life of the project. When amortized over a 30-year period (the assumed life of the project), 
CO2e construction emissions equal 19 metric tons per year. Construction-related emissions are based on the 
maximum expected number of net new housing units at the project sites. The emissions shown in Table 1 are 
rounded to whole numbers. 
 

Table 1 
Estimated Construction Emissions of Greenhouse Gases 

 
 
 
 
 
 
 
 
 

See Appendix A for CalEEMod Results. 
 
 

Year 
 

Annual Emissions 
(Carbon Dioxide Equivalent (CO2e)) 

2017 515 metric tons 
2018   67 metric tons 

Total   582 metric tons 
Amortized over 30 years 19 metric tons per year 
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Operational Emissions include area sources, energy use, solid waste, water use, and transportation emissions.   
The estimated metric tons of carbon dioxide equivalent (CO2e) units generated by the operation of expected 
additional residential development at the project sites is 2,060 metric tons.  
 
As shown below in Table 2, the net combined construction and operational emissions at buildout would be 
2,079 metric tons before mitigation. The emissions shown are rounded to whole numbers. Full results are 
shown in Appendix A. 

Table 2 
Combined Annual Emissions of Greenhouse Gases Before Mitigation 

 
 
 
 
 
 
 
 
 
CalEEMod contains mitigation inputs built into the model that may be applied to projects to estimate 
greenhouse gas emission reductions for a development project. Mitigation applicable to the potential housing 
development project follows under GHG source categories of mobile, source, water, energy and area:   
 

Mobile Mitigation  
• Increase Density  
• Improve Walkability Design  
• Improve Pedestrian Network and 
Connectivity 

 

Water Mitigation  
• Install Low Flow Bathroom Faucet  
• Install Low Flow Kitchen Faucet  
• Install Low Flow Toilet  
• Install Low Flow Shower  
• Use Water Efficient Irrigation System  
 

Energy Mitigation 
• Install High Efficiency Lighting  
• Install Energy Efficient Appliances Area  

 

Area Mitigation  
• Use Low VOC Cleaning Supplies 
• Use Low VOC Paint 

 
Source Mitigation  
• No Hearths  

 

 

Estimated annual GHG emissions associated with the potential housing project with the above mitigation 
incorporated are summarized in Table 3. As shown in the table, the annual GHG emissions associated with 
the potential housing project would be 2,038 CO2e with mitigation incorporated. 
 

Table 3 
Combined Annual Emissions of Greenhouse Gases After Mitigation 

 
 
 
 
 
 
 
 
 
The following mitigation measures are incorporated into the project to reduce operation emissions of a future 
housing project on the project site. 

Emission Source Annual Emissions (CO2e) 

Project Construction    19 metric tons 
Operational Emissions 

 
2060 metric tons 

Total   2079 metric tons 

Emission Source Annual Emissions (CO2e) 

Project Construction     19 metric tons 
Operational Emissions 
 

2,019 metric tons 

Total 2,038 metric tons 

All 
currently 
required 
under 
Title 24 
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 Mitigation Measures 

 
GHG-01:  Only low- and non-VOC-containing paints, sealants, adhesives, and solvents shall be 
utilized in the construction of the Project. 
 
Timeframe for Implementation:  During construction activities  
Responsibility for Implementation:  Developer  
Oversight of Implementation:  Development Services – Building and Engineering Divisions 
 
GHG-02:  All residential units shall be constructed to 2013 Title-24 Energy Efficiency or better 
requirements. All residential units shall be equipped exclusively with certified ENERGY STAR 
Appliances. The onsite parking areas shall be equipped with LED lighting with photocell occurrence 
controls. 

   
  Timeframe for Implementation:  During construction activities  

 Responsibility for Implementation:  Developer  
 Oversight of Implementation:  Development Services – Building Division 

 
Sources: 
 California Emissions Estimation Model (CalEEMod) version 2013.2.2  

California Building Code  
City of Placerville City Code 
City of Placerville Non-Motorized Transportation Plan 
El Dorado County Air Pollution Control District, Guide to Air Quality Assessment. February 2002 
 

VIII. HAZARDS AND HAZARDOUS MATERIALS. Would the project: 
 

 
Potentially 
Significant  

Impact 

Less than 
Significant  

with 
Mitigation 

Incorporated 

Less than 
Significant No Impact 

 
a) Create a significant hazard to the public 

or the environment through the routine 
transport, use, or disposal  
of hazardous materials? 
  

    

b) Create a significant hazard to the public 
or the environment through reasonably 
foreseeable upset and  
accident conditions involving the  
release of hazardous materials into  
the environment? 
 

    

c) Emit hazardous emissions or handle  
hazardous or acutely hazardous 
materials, substances, or waste within 
one-quarter mile of an existing or 
proposed school? 
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d) Be located on a site which is included 
on a list of hazardous materials sites  
compiled pursuant to Government 
Code Section 65962.5 and, as a result, 
would it create a significant hazard to 
the public or the environment? 
 

    

e) For a project located within an airport 
land use plan or, where such a plan has 
not been adopted, within two miles of a 
public airport or public use airport, 
would the project result in a safety 
hazard for people residing or working 
in the project area? 
 

    

f) For a project within the vicinity of a  
private airstrip, would the project result 
in a safety hazard for people residing or 
working in the project area? 
 

    

g) Impair implementation of or physically 
interfere with an adopted emergency 
response plan or emergency evacuation 
plan? 
 

    

h) Expose people or structures to a 
significant risk of loss, injury or death 
involving wildland fires, including 
where wildlands are adjacent to 
urbanized areas or where residences are 
intermixed with wildlands? 

    

  
 

 Analysis 
a) The project use and construction would not transport, use or store hazardous materials. Therefore, the 
project will have no impact directly, indirectly or cumulatively. 

 
b, c) Project use and construction would not transport, use or store hazardous materials. Therefore, the project 
will have no impact directly, indirectly or cumulatively. 
  
d) The project site is not included on a list of hazardous materials sites compiled by the California Department 
of Toxic Substances Control pursuant to Government Code Section 65962.5. Therefore, the project will have 
no impact directly, indirectly or cumulatively. 
 
e) Zoning for the site is C (Commercial). The site is not located within the Placerville Airport Influence Area. 
Therefore, the project will have no impact directly, indirectly or cumulatively to the Placerville Airport or 
the Placerville Airport Land Use Compatibility Plan.  
 
f) There are no private airstrips within the project vicinity. Therefore, the project will have no impact directly, 
indirectly or cumulatively. 
 
g) The project proposed zoning amendments and potential future multi-family residential construction and use 
will not impair implementation of, or physically interfere with, the City of Placerville’s Emergency Response 
Plan. Therefore, the project would have no impact directly, indirectly or cumulatively. 
 



29 
     Draft MND – GPA 16-3, ZC 16-04, EA 16-01  

 

h) Per the Placerville Very High Fire Hazard Area map dated November 17, 2008, the project site is located in 
the CAL FIRE Very High Fire Severity Zone. Construction of multi-family dwelling units on the site is 
assumed at the intensity described in this Initial Study based on the proposed rezoning of the site from 
medium density multi-family residential to high density multi-family residential. Placerville Municipal Code 
requires that all building construction, including the construction of multi-family residential buildings, meet 
California Building Code. The following mitigation is expected to minimize the potential impact of moderate 
to high soil erosion to a less than significant level. 
 
 Mitigation Measure 

 
HAZ-1: The project proponent for any future residential development on the site, prior to onsite 
construction, shall submit to the Placerville Building Division and El Dorado County Fire Protection 
District for review and permit approval construction plans that adhere to applicable provisions and 
requirements of the current California Building Code, Code of Regulations, Title 24, Parts 
1,2,3,4,5,6,8, 9,10, 11, and any adopted amendments by the City of Placerville to the California 
Building Code.  

 
Timeframe for Implementation:  Prior to onsite construction     
Responsibility for Implementation:  Developer  
Oversight of Implementation:  Development Services – Building Division and the El Dorado 
County Fire Protection District 

 
Sources 
Placerville Zoning Ordinance 
City of Placerville Emergency Response Plan 
California Government Code 
Placerville Airport Land Use Compatibility Plan, adopted June 2012. 
Department of Forestry and Fire Prevention, Placerville Very High Fire Hazard Area Map, 2008 
California Building Code 
 

IX. HYDROLOGY AND WATER QUALITY. Would the project: 

 
Potentially 
Significant  

Impact 

Less than 
Significant  

with 
Mitigation 

Incorporated 

Less than 
Significant No Impact 

 
a) Violate any water quality standards or 

waste discharge requirements? 
 

    

b) Substantially deplete groundwater  
supplies or interfere substantially with  
groundwater recharge such that there  
would be a net deficit in aquifer volume 
or a lowering of the local groundwater 
table level (e.g., the production rate of 
pre-existing nearby wells would drop to 
a level which would not support 
existing land uses or planned uses for 
which permits have been granted)? 
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c) Substantially alter the existing drainage 
pattern of the site or area, including 
through the alteration of the course of a 
stream or river, in a manner which 
would result in substantial erosion or 
siltation on- or off-site? 

    

 
d) Substantially alter the existing drainage 

pattern of the site or area, including 
through the alteration of the course of a 
stream or river, or substantially increase 
the rate or amount of surface runoff in 
a manner which would result in 
flooding on- or off-site? 
 

    

e) Create or contribute runoff water which 
would exceed the capacity of existing or 
planned stormwater drainage systems or 
provide substantial additional sources 
of polluted runoff? 
 

    

f) Otherwise substantially degrade water 
quality? 
 

    

g) Place housing within a 100-year flood 
hazard area as mapped on a federal 
Flood Hazard Boundary or Flood 
Insurance Rate Map or other flood 
hazard delineation map? 
 

    

h) Place within a 100-year flood hazard 
area structures which would impede or 
redirect flood flows? 
 

    

i) Expose people or structures to a  
significant risk of loss, injury or death 
involving flooding, including flooding 
as a result of the failure of a levee or 
dam? 
 

    

j) Expose people or structures to a  
significant risk of loss, injury or death 
involving inundation by seiche, tsunami 
or mudflow? 

    

 
  

 Analysis 
a, f) Grading and construction associated with future residential development on any of the project sites would 
require temporary disturbance of surface soils and removal of vegetative cover which could potentially result 
in erosion and sedimentation on site. Erosion and sedimentation constitute potential water quality impacts 
attributable to construction activities. Excavated areas along with stockpiles would be susceptible to high rates 
of erosion from wind and rain. Increased sedimentation in local surface drainage ways is possible if the 
construction site is not managed properly.  
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Short-term storm water pollutant discharges would be mitigated through compliance with the applicable 
National Pollution Discharge Elimination System (NPDES) permitting process, as well as City of Placerville 
Grading, Erosion and Sediment Control regulations (City Code Section 8-7-1 to 8-7-35) resulting in a less than 
significant impact. Permittees must verify compliance with permit requirements by monitoring their effluent, 
maintaining records, and filing periodic reports.  
 
Development of the project sites would disturb more than one acre and would therefore, be required to obtain 
coverage under an NPDES General Construction permit. The implementation of NPDES permits ensures 
that a state’s mandatory standards for clean water and the federal minimums are met. Coverage with the 
permit would prevent sedimentation and soil erosion through implementation of a Storm Water Pollution 
Prevention Plan (SWPPP) and periodic inspections by RWQCB staff. A SWPPP is a written document that 
describes the construction operator’s activities to comply with the requirements in the NPDES permit. 
Required elements of a SWPPP include (1) site description addressing the elements and characteristics specific 
to the project site; (2) descriptions of Best Management Practices (BMPs) for erosion and sediment controls; 
(3) BMPs for construction waste handling and disposal; (4) implementation of approved local plans; and (5) 
proposed post-construction controls, including a description of local post-construction erosion and sediment 
control requirements. The SWPPP is intended to facilitate a process whereby the operator evaluates potential 
pollutant sources at the site and selects and implements BMPs designed to prevent or control the discharge of 
pollutants in storm water runoff.  
 
During the construction period, any development on the project site would use a series of BMPs to reduce 
erosion and sedimentation. These measures may include the use of gravel bags, silt fences, hay bales, check 
dams, hydroseeding, and soil binders. The construction contractor would be required to operate and maintain 
these controls throughout the duration of on-site construction activities. In addition, the construction 
contractor would be required to maintain an inspection log and have the log on site to be reviewed by the City 
and representatives of the Regional Water Quality Control Board (RWQCB). Although adherence to NPDES 
requirements is required of all development within the City, incorporation of these requirements as mitigation 
measures HYD-1 through HYD-3 is designed to track both standard requirements and mitigation measures as 
part of the project’s Mitigation Monitoring and Reporting Plan or Program (MMRP). With implementation of 
the standard construction-related SWPPP BMPs discussed above, water quality impacts from runoff during 
temporary construction activities and long-term operational activities would be less than significant.  
 
 Mitigation Measures 
 

HYD-1: Prior to the issuance of a grading permit by the City of Placerville, the project proponent for 
any future residential development on the site shall file a Notice of Intent (NOI) with the Central 
Valley Regional Water Quality Control Board to be covered under the State National Pollutant 
Discharge Elimination System (NPDES) General Construction Permit for discharge of storm water 
associated with demolition and construction activities.  
 
Timeframe for Implementation:  Prior to issuance of grading permit    
Responsibility for Implementation:  Developer  
Oversight of Implementation:  Development Services – Engineering Division and the Central 
Valley Regional Water Quality Control Board 

 
HYD-2: Prior to the first issuance of a grading permit by the City, the project proponent for any 
future residential development on the site shall submit to and receive approval from the City of 
Placerville, a Storm Water Pollution Prevention Plan (SWPPP). The SWPPP shall include a surface 
water control plan and erosion control plan citing specific measures to control on- site and off-site 
erosion during the entire grading and construction period. In addition, the SWPPP shall emphasize 
structural and nonstructural BMPs to control sediment and non-visible discharges from the site.  
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Timeframe for Implementation:  Prior to issuance of grading permit    
Responsibility for Implementation:  Developer  
Oversight of Implementation:  Development Services – Engineering Division 
 
HYD-3: The project proponent for any future residential development on the site shall be 
responsible for performing and documenting the application of BMPs identified in the SWPPP. 
Weekly inspections shall be performed on sediment control measures called for in the SWPPP. 
Monthly reports shall be maintained by the Contractor and available for City inspection. In addition, 
the Contractor would also be required to maintain an inspection log and have the log on site available 
for review by the City of Placerville and the representatives of the Regional Water Quality Control 
Board.  
 
Timeframe for Implementation:  Prior to issuance of grading permit   

 Responsibility for Implementation:  Developer  
Oversight of Implementation:  Development Services – Engineering Division and the Central 
Valley Regional Water Quality Control Board 
 

b) The City’s Municipal Code requires that when a community water service is available to a parcel, and when 
upon the development of the site for residential purposes, the residential development project must connect to 
the community water supply. The site and the immediate proximity of the site are served by the El Dorado 
Irrigation District’s water service. Development of the site at the maximum density authorized under the 
assumed development scenario under the proposed land use classification and zone designation at 24 dwelling 
units per acre maximum would not cause the use of groundwater for existing or proposed uses. The drilling of 
wells is not a component of the project. There are no impacts to groundwater. 
 
Future residential development on the proposed project sites would not interfere with groundwater recharge 
as the sites are not identified as a groundwater recharge area by the City. Development of the project site will 
increase the amount of impervious surfaces in the City. Development and grading on the site would be subject 
to the development standards set forth by the City in the Municipal Code. These standards will require the 
project proponent for any future residential development to provide that post-project flows do not exceed the 
pre-project condition. Therefore, the proposed zone change would not interfere with groundwater recharge 
activities for the site. Impacts associated with this issue would less than significant.  
 
c, d, e) Water drainage movements across the project area are generally from north to south. Site drainage due 
to existing and surrounding topography is expected to remain unchanged as a result of residential development 
of the site at the density authorized under the assumed development scenario at 24 dwelling units maximum 
per acre. However all new development construction projects in the City would include specific design BMPs 
to ensure that no storm water runoff generated on site (i.e., runoff from developed areas) would be allowed to 
leave the site without pre-treatment for urban pollutants.  
 
Residential development of the site at the assumed development scenario at 24 dwelling units maximum per 
acre would increase the amount of impervious surfaces due to the construction of buildings, sidewalks, and 
driveways. This increase in impervious surfaces is anticipated to generate additional storm water flow on the 
project site. Adherence to and implementation of mitigation measures HYD-4, HYD-5, HYD-6, HYD-7, 
HYD-8, HYD-9 and HYD-10 would reduce impacts to a less than significant level.  
 
 Mitigation Measures 

HYD-4: Prior to final design of Storm Drainage systems for the project, a project Drainage Report 
shall be prepared and submitted to the City Engineer for approval. The Drainage Report shall include 
all aspects of drainage as discussed herein. The approved Drainage Report will serve as a design guide 
for the projects drainage system(s). The results of the Drainage Report will be considered in final 
design and construction requirements of the storm drain system for the proposed development. 
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HYD-5: Drainage facilities shall be designed and included in the final improvement plan submittal. 
Drainage and detention facilities shall be designed and constructed to keep post-development flows 
leaving the site at or below pre-development levels, including increased drainage from public roadway 
construction. Drainage calculations will be required to show that these conditions are being met.  
Changes to historical and existing drainage patterns will not be allowed without specific City approval.  
All areas of concentrated drainage flow shall be contained in a pipeline or improved channel to a City-
approved discharge point.  This development’s drainage calculations and plan shall account for 
drainage from the adjacent parcels as applicable. 
 
HYD-6: All parking lot and street drainage inlets shall be marked “Do not Dump – Flows to Creek.”  
 
HYD-7: Interceptor ditches are required at the top of all slopes and retaining walls or as directed by 
the City Engineer. Water collected by this ditch shall be taken to a drainage system. 
 
HYD-8: Surface drainage, drainage swales or concentrated lot drainage is not allowed to sheet flow 
across sidewalks. 
 
HYD-9: Storm drain pipes shall be RCP, HDPE, or other materials as approved by the City 
Engineer. 
 
HYD-10: As a required compliance measure to the City’s MS4 permit (§E.12), this development is 
required to implement the use of Low impact Design Standards.  A list of potential measures is 
provided in the latest update of the City’s Design and Construction Standards Manual, within the 
Post-Construction Storm Water Management Standards section. 
 
Timeframe for Implementation of HYD 4 through HYD 10:  Prior to issuance of grading permit 
Responsibility for Implementation:  Developer  
Oversight of Implementation:  Development Services - Engineering and Building Divisions 
 

g, h, i) Per the National Flood Insurance Program, the site is located on Map Number 06017C0752E, Panel 
752, effective September 28, 2008, the site is not identified as being within the 100-year flood zone area. 
Therefore, the project will have no impact directly, indirectly or cumulatively. 
 
j) The site is not located close to an inland body of water or the Pacific Ocean. Therefore, the proposed 
project would not be impacted by a seiche or tsunami.  
 
Per the City’s Health and Safety Element, the project site is not within a seismic hazard area. Therefore, the 
site would not be impacted by mudflows.  

 
Sources 
Placerville Municipal Code 
F.E.M.A. Flood Insurance Rate Map, Community Map Number 06017C0752E, Panel 752 (2008) 

 
X. LAND USE AND PLANNING. Would the Project: 

 
Potentially 
Significant  

Impact 

Less than 
Significant  

with 
Mitigation 

Incorporated 

Less than 
Significant No Impact 

 
a) Physically divide an established 

community? 
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b) Conflict with any applicable land use  
plan, policy, or regulation of an agency 
with jurisdiction over the project 
(including, but not limited to the 
general plan, specific plan, local coastal 
program, or zoning ordinance) adopted 
for the purpose of avoiding or 
mitigating an environmental effect? 
 

    

c) Conflict with any applicable habitat 
conservation plan or natural community 
conservation plan? 

    

  
 Analysis 
 a) Physical division of the community typically manifests itself by the construction of a major highway, a storm 

channel, the closing of roads or the construction of utility transmission lines. The zone change from C 
(Commercial) to C-HO zone  (Commercial – Housing Opportunity Overlay Zone) and the assumed 
residential development project construction would not construct a highway, storm channel, or the closing of 
roads or the construction of utility transmission lines. No physical divisions have been identified. No impacts 
are therefore anticipated. 
 
b) Placerville’s adopted Housing Element contains Implementation Program 3: High-Density Development – 
Unmet Need. Program 3 requires the City to amend the Zoning Map and the General Plan as necessary to 
meet state housing law requirements and to help implement the 5th Cycle Housing Element by rezoning 
sufficient acreage to higher density residential to meet the City’s unmet Regional Housing Need Allocation for 
lower-income households.  
 
The site is designated and zoned C (Commercial) by the City of Placerville General Plan Land Use Map and 
the Zoning Map. The request would amend the Placerville Land Use Map and Zoning Map for the Project 
Location, adding the HO land use classification and zone designation that would have the capacity to 
generate multi-family residential development at a minimum density of twenty (20) dwelling units per acre, 
and a maximum of twenty-four (24) dwelling units per acre.  
 
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 Project site is located within the 
PDDIP and envisioned for “Commercial / Retail” land uses. The HO Overlay provisions are optional. As 
stated, the existing Commercial land use designation and zone classification would not be amended by the 
project request. Therefore, the project will have no impact directly, indirectly or cumulatively. 
 
c) The proposed project would not conflict with any applicable adopted habitat conservation plan or natural 
community conservation plan as there is no plan habitat conservation plans exists for site within the City. In 
the absence of an applicable habitat conservation plan or natural community conservation plan, the project 
would not result in any conflicts with an adopted habitat conservation plan or natural community conservation 
plan. Therefore, the project will have no impact directly, indirectly or cumulatively. 
 
Sources 
City of Placerville General Plan (1990) 
2013-2021 Housing Element (2014, as amended) 
Placerville Drive Development and Implementation Plan (2009) 
Placerville Municipal Code, Zoning Ordinance  
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XI.  MINERAL RESOURCES. Would the project: 

 
Potentially 
Significant  

Impact 

Less than 
Significant  

with 
Mitigation 

Incorporated 

Less than 
Significant No Impact 

 
a) Result in the loss of availability of a 

known mineral resource that would be 
of value to the region and the residents 
of the state? 
 

    

b) Result in the loss of availability of a 
locally-important mineral resource  
recovery site delineated on a local  
general plan, specific plan or other  
land use plan?  

    

  
  

 Analysis 
a, b) The State Geologist Mineral Resource Zone (MRZ) Maps for El Dorado County were reviewed to 
determine if the project would have potential impacts to mineral resources such lime, salt, gold, silver, sand 
and gravel. According to the MRZ maps, the project site is not in an area where significant, measured or 
indicated mineral deposit resources of limestone, salt, sand or gravel are present. Therefore, the project will 
have no impact directly, indirectly or cumulatively. 
 
Source 
California Department of Conservation, California Geological Survey, Mineral Land Classification of El 

Dorado County, California, CGS Open-File Report 2000-03 (2001) 
 

 
XII. NOISE. Would the project: 

 
Potentially 
Significant  

Impact 

Less than 
Significant  

with 
Mitigation 

Incorporated 

Less than 
Significant No Impact 

  
a) Exposure of persons to or generation 

of noise levels in excess of standards 
established in the local general plan or 
noise ordinance, or applicable standards 
of other agencies? 
 

    

b) Exposure of persons to or generation 
of excessive ground borne vibration or 
ground borne noise levels? 
 

    

c) A substantial permanent increase in 
ambient noise levels in the project 
vicinity above levels existing without 
the project? 
 

    

d) A substantial temporary or periodic 
increase in ambient noise levels in the 
project vicinity above levels existing 
without the project? 
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e) For a project located within an airport 

land use plan or, where such a plan has 
not been adopted, within two miles of a 
public airport or public use airport, 
would the project expose people 
residing or working in the project area 
to excessive noise levels?  
  

    

f) For a project within the vicinity of a  
private airstrip, would the project 
expose people residing or working in 
the project area to excessive noise 
levels?   

    

 
  
 Analysis 

a, d) Noise generated from equipment, tools, and vehicles used for site clearing, grading, and the construction 
of multi-family residential structures, parking areas and the installation of landscaping has the potential to 
cause a temporary increase in the ambient noise level of the site and immediate surroundings. These activities 
are temporary in that they will not be present upon completion of any multi-family residential development 
project for the site. The temporary increase is expected to be minimized to a less than significant level upon 
adherence to the following mitigation measure. 
 

Mitigation Measure 
 
NOI-1: The project proponent for any future residential development on the site shall control all 
construction related to development on the project site so that it is limited to the hours between 7:00 a.m. 
and 7:00 p.m., Monday through Saturday. No construction shall be allowed on Sunday, or on City-
recognized or federally-recognized holidays. A note to this effect shall be placed on the construction 
plans. 
 
Timeframe for Implementation:  During construction activities 
Responsibility for Implementation:  Developer  
Oversight of Implementation:  Development Services – Building and Engineering Divisions  

 
b) During project construction activities ground borne vibration or shaking may be generated from grading 
equipment and during the deconstruction of the multi-family development. Strict adherence to the time and 
days specified in Mitigation Measure NOI-1 would limit the ground shaking effects in the project area to a less 
than significant level. 
 
c) Resident vehicles, the use of landscape maintenance equipment (e.g. mowers, trimmers, blowers) and 
playing children outdoors at the new multi-family residential uses on the site would expect to increase the 
ambient noise level for the site and the adjacent Panning Way and Middletown Road residential 
neighborhoods. The increase is not expected to be substantial from the existing residential and commercial 
uses located north, west, east and south of the site. Impact is considered less than significant.  

 
e) Placerville Airport is located approximately 3.4 miles east of the site. The site is not situated within the 
Placerville Airport Influence Area, therefore the project will have no impact directly, indirectly or cumulatively 
to the Placerville Airport.  
 
f) There are no known private airstrips within the vicinity of the project site. As a result, the project would not 
expose people residing or working in the project area to excessive noise levels from a private airstrip. 
Therefore, the project will have no impact directly, indirectly or cumulatively. 
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Sources 
Staff Determination 
Placerville Airport Land Use Compatibility Plan  
City of Placerville General Plan 

 
XIII. POPULATION AND HOUSING. Would the project: 

 
Potentially 
Significant  

Impact 

Less than 
Significant  

with 
Mitigation 

Incorporated 

Less than 
Significant No Impact 

 
a) Induce substantial population growth in 

an area, either directly (for example, by 
proposing new homes and businesses) 
or indirectly (for example, through 
extension of roads or other 
infrastructure)?  
 

    

b) Displace substantial numbers of 
existing housing, necessitating the 
construction of replacement housing 
elsewhere? 
 

    

c) Displace substantial numbers of people, 
necessitating the construction of 
replacement housing elsewhere? 

    

 
 

  
 Analysis 

a) The site is vacant and is surrounded by existing residential and commercial uses. Existing C (Commercial) 
zoning for the site was established in the early 1990s to implement the General Plan adopted in 1990. The C 
zone would permit multi-family residential uses such as apartments provided they are developed above or 
below the ground floor. The C zone does not establish a minimum or maximum density. Proposed C-HO 
land use and zoning at the maximum density of 24 dwelling units per acre would have the potential to generate 
182 dwelling units on this site. In addition, the adopted the Placerville Drive Development and 
Implementation Plan (PDDIP) and its “Preferred Vision Plan Program” guide the future development of the 
Placerville Drive corridor including new land uses and streetscape improvements. The Project site is located 
within the PDDIP and envisioned for “Commercial / Retail” land uses. The HO Overlay provisions are 
optional. As stated, the existing Commercial land use designation and zone classification would not be 
amended by the project request.  
 
Per the 2013-2021 Housing Element, there were 4,677 housing units within the City (US Census 2010) in 
2010. The population of Placerville in 2010 was 10,389 (US Census 2010). The Housing Element further 
indicated that per average the size of a household in 2010 was 2.37 persons (US Census 2010). The potential 
addition of 182 units on the site would represent a 3.89% increase in the number of housing units, and a 4.1% 
increase in the City’s population. This increase in population is not considered substantial. It that the vacant 
site is surrounded by existing commercial and residential development; the project would not induce 
substantial growth directly or indirectly. Therefore, potential impacts if any are considered less than significant.  
 
b) The project site is vacant. The project would therefore not displace existing housing. Therefore, the project 
will have no impact directly, indirectly or cumulatively. 
 
c) The project site is vacant. The project would therefore not displace people as a result. Therefore, the project 
will have no impact directly, indirectly or cumulatively. 
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Sources 
Placerville Municipal Code, Zoning Ordinance 
City of Placerville Zoning Map 
City of Placerville General Plan Land Use Map 
 
City of Placerville 2013-2021 Housing Element 
United States 2010 Census 
 

XIV. PUBLIC SERVICES.  
 
a) Would the project result in substantial adverse physical impacts associated with the provision of new 

or physically altered governmental facilities, need for new or physically altered governmental facilities, 
the construction of which could cause significant environmental impacts, in order to maintain 
acceptable service ratios, response times or other performance objectives for any of the public 
services:  

 
Potentially 
Significant  

Impact 

Less than 
Significant  

with 
Mitigation 

Incorporated 

Less than 
Significant No Impact 

  
 Fire protection? 

     

 Police protection? 
     

 Schools? 
     

 Parks? 
     

 Other public facilities? 
     

 
 
Analysis 
Fire Protection: The site is located within the El Dorado County Fire Protection District. The District’s Station 
25, located at 3034 Sacramento St., is 1.08 miles east of the site. Per the Fire District, Station 25 is staffed 24 
hours a day, 7 days a week by an Engine Company and a Medic Unit. The engine is staffed with one Captain-
EMT or Captain-Paramedic, one Firefighter-EMT or Firefighter-Paramedic, and one Apprentice Firefighter. 
The medic unit is staffed with a Firefighter-Paramedic and either a second Firefighter-Paramedic or a 
Firefighter-EMT. Volunteers and off-duty personnel staff other apparatus housed at Station 25 when there 
needs warrant. Response time to the site would be approximately five minutes. In addition, the California 
Building Code currently requires that new residential uses provide a fire sprinkler system that would help 
reduce the impact to fire services. Due to the proximity of the site to existing Station 25, the project would not 
have impact response times for fire protection services.  The project would therefore not necessitate a need 
for new facilities. 
 
The Fire District developed and the City has adopted a development impact fee for fire services and facilities 
payable at time of development permit issuance. The impact fee as of the date of this Initial Study is $1.10 per 
square foot for residential and commercial construction. Potential impacts to fire protection resources; 
therefore are considered less than significant due to code provisions and the payment of impact fees in effect 
at the time of permit issuance.  
 
Police Protection: Police services for the site and other areas within the City are provided by the City of Placerville 
Police Department. The need for a new or expanded police station or a potential degradation of response time 
or personnel services resulting from the potential residential development is not anticipated in that the Police 
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Department is located within 1.70 miles east of the site. Therefore, the project will have no impact directly, 
indirectly or cumulatively. 
 
Schools: Public schools that would serve children residing on the project site include El Dorado High School, 
Markham Middle School, Schnell School and Sierra School, all located within the City. El Dorado County 
Office of Education has determined that multi-family development within their school districts can have an 
impact on their schools and school districts. The Office of Education has implemented school impact fees for 
this. Standard development procedure requires that concurrently with the issuance of a development permit 
the project proponent pay El Dorado County Office of Education Mitigation Impact Fees to offset impacts to 
the local school district. The impact fee as of the date of this Initial Study is $3.36 per square foot for 
residential construction. Payment of the development fees in effect at the time of development permit 
issuance is expected to reduce the potential impacts to schools to a less than significant level. In addition, the 
City conducted an initial consultation request regarding the Project with the Placerville School District but 
received no response. 
   
Parks: The City has established a Parks and Recreation Facilities Development Fee under Section 8-11-2 of 
City Code. The intent of the development fee program is for the planning, acquisition, improvement and 
expansion of public parks, playgrounds and recreation facilities to serve the increasing population of the city 
and the means of providing additional revenues with which to finance such public facilities. As of the date of 
this Initial Study, the required park and recreational facilities development fee is $1,320.00 per new residential 
unit. Payment of the development fees in effect at the time of development permit issuance is expected to 
reduce the potential impacts to parks to a less than significant level. 

 
Traffic Impact: The City has established a Traffic Mitigation Fee under Section 8-15-1 of City Code. The intent 
of the fee is that the general plan of the city requires that the city be provided, in a time frame related to its 
development, with an adequate level of traffic and circulation infrastructure. New development, and the 
expansion of existing development, within the city imposes a burden on the existing traffic and circulation 
infrastructure by adding additional traffic and by creating a need for new traffic and circulation infrastructure. 
Such burdens may vary by the type of land use. As of the date of this Initial Study, the required traffic 
mitigation fee (traffic impact fee) for multi-family residential development is set at $11,053 per dwelling unit. 
Payment of the development fee in effect at the time of development permit issuance is expected to reduce 
the potential traffic impacts to a less than significant level. 
 
Other Public Utilities: The project location and vicinity is served by the City’s sewer system. The current City 
Sewer Master plan shows that there is an existing 6” main adjacent to the side in Middletown Road, and a 6” 
sewer in front of 621 Placerville Drive, both of which lead to a 20” line downstream. As of the preparation of 
this Initial Study, the 20” sewer main in Placerville Drive has capacity to accept the additional sewage that will 
be generated by this potential project.  
 
To ensure housing development under the Housing Opportunity Overlay provisions do not exceed the City’s 
sewer capacity at time of plan submittal, the following mitigation measures are expected to minimize any 
potential impact to the City’s sewer system to a less than significant level. 
 
 Mitigation Measures 
 

PSVC-1: The applicant shall complete a sewer study to determine how much flow can be added to 
the sewer system by this development, and/or how much will need to flow directly into one of the 
manholes along the 20” mainline. Study shall be submitted to the City Engineer for review and 
approval prior to design of the onsite and offsite sewer work required to service this development.  
Replacement and/or upsizing of the existing sewer mains may be required. 
 
Timeframe for Implementation:  Prior to issuance of building permit    
Responsibility for Implementation:  Developer  
Oversight of Implementation:  Development Services - Engineering Division 
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PSVC-2: Provide sewer backwater valve installation per EID standards or protect with other method 
as approved by the City Engineer. 
 
Timeframe for Implementation:  Prior to issuance of building permit    
Responsibility for Implementation:  Developer  
Oversight of Implementation:  Development Services - Engineering Division 

 
The City has established Capital Improvement Charges (CIC) for new sewer connection services to the City 
system. New development and the expansion of existing development within the city impose a burden on the 
City sewer system. As of the date of this Initial Study, the sewer CIC is $5,513.00 per new residential unit. 
Payment of the CIC in effect at the time of development permit issuance is expected to reduce the potential 
impacts to the City sewer system to a less than significant level.  
 
Sources 
El Dorado County Fire District website: http://eldoradocountyfire.com/ 
El Dorado County Office of Education website: http://edcoe.org/administrative-services/developer-fees 
Placerville City Code  
Placerville Drive Development and Implementation Plan 
Placerville Sewer Master Plan 

 
XV. RECREATION.  

 
Potentially 
Significant  

Impact 

Less than 
Significant  

with 
Mitigation 

Incorporated 

Less than 
Significant No Impact 

 
a) Would the project increase the use of 

existing neighborhood and regional 
parks or other recreational facilities 
such that substantial physical 
deterioration of the facility would occur 
or be accelerated? 
 

    

b) Does the project include recreational  
facilities or require the construction or 
expansion of recreational facilities 
which might have an adverse physical 
effect on the environment? 

    

 
 

 
Analysis 
a-b) Recreation facilities within Placerville include seven public parks (Benham, Gold Bug, Lions, Lumsden, 
Rotary, Orchard Hill and Duffey), the Placerville Aquatic Center, and a portion of the El Dorado Trail. In 
addition, the City’s Community Services Department is responsible for coordinating an extensive year-round 
offering of community recreation programs, including contracting with instructors and identifying facilities for 
the programs. Future residents of the potential residential development at the Project Location would be 
expected to use the City municipal parks located within the City. Impacts if any are considered less than 
significant with compliance with the payment of the City’s Parks and Recreation Facilities Development Fee 
under Section 8-11-2 of City Code, as discussed in this Initial Study. The intent of the development fee 
program is for the planning, acquisition, improvement and expansion of public parks, playgrounds and 
recreation facilities to serve the increasing population of the city and the means of providing additional 
revenues with which to finance such public facilities. Potential impacts to recreation are therefore considered 
less than significant. 
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Sources 
City of Placerville City Code 
Placerville Area Parks and Recreation Master Plan (2009) 

 
XVI. TRANSPORTATION/TRAFFIC. Would the project: 

 
Potentially 
Significant  

Impact 

Less than 
Significant  

with 
Mitigation 

Incorporated 

Less than 
Significant No Impact 

 
a) Cause an increase in traffic which is 

substantial in relation to the existing 
traffic load and capacity of the street 
system? 
 

    

b) Exceed, either individually or 
cumulatively, a level of service standard 
established by the City for designated 
roads or highways? 
 

    

c) Result in a change in air traffic patterns, 
including either an increase in traffic 
levels or a change in location that 
results in substantial safety risks? 
 

    

d) Substantially increase hazards due to a 
design feature (e.g., sharp curves or 
dangerous intersections) or 
incompatible uses (e.g., farm 
equipment)? 
 

    

e) Result in inadequate emergency access? 
     

f) Result in inadequate parking capacity? 
     

g) Conflict with adopted policies, plans, 
or programs supporting alternative 
transportation (e.g., bus turnouts, 
bicycle racks)? 

    

 
  
 Analysis 

a-b) The roadway network providing project access and circulation are Placerville Drive, Cold Springs Road 
and Middletown Road. Placerville Drive is a west-east minor arterial that runs from its intersection with US 
Highway 50 in the west to its intersection with Forni Road in the east. It is primarily two-lane with a center 
auxiliary lane. Cold Springs Road through Placerville is a two-lane north-south collector that runs from the 
City limit on the west to its intersection with Placerville Drive at the project site. Middletown Road is a two-
lane west to east minor arterial that runs from its intersection with Cold Springs Road on the west to its 
intersection with Canal Street to the east.  
 
The potential 182 dwelling units (apartments) are expected to generate as many as 6.72 vehicle trips per day 
per dwelling unit after residential structures are constructed and inhabited. Project traffic generation at project 
build out is therefore expected to be a maximum of 1,199 vehicle trips per day (Trip Generation Rates from 
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the 8th Edition of the Institute of Transportation Engineers Report). The project addition of 1,199 vehicle 
trips would create an increase in vehicle trips at the adjacent Middletown Road, Cold Springs Road and 
Placerville Drive. As of November 2016, Middletown Road was operating with an average daily traffic (ADT) 
of 5,000, Cold Springs Road was operating with and ADT of 6,000, and Placerville Drive was operating at an 
ADT of 13,500.  Capacities of these roadways are estimated to be 12,000 on Middletown Road, 14,000 on 
Cold Springs Road, and 20,000 on Placerville Drive. The project’s estimated potential increase of a of 1,199 
vehicle trips would not reduce the level of service along Middletown Road, Cold Springs Road or Placerville 
Drive to an unacceptable service level or exceed the capacity of the street system.  
 
c) The project site is not located within the Placerville Airport Overflight Area as designated by the Placerville 
Airport Land Use Plan. The Placerville Airport runway is approximately 3.25 miles east of the project site. The 
airport’s elevation is 2,585 feet above sea level. Project site elevations range from approximately 1,725’ at 
Placerville Drive to 1,800’ near the northern property boundary with the Panning Way residential 
neighborhood located within unincorporated El Dorado County. Therefore, there are no impacts to air traffic 
patterns.  
 
d) The project site is located on an undeveloped site, in a developed area of the City and El Dorado County. 
No new roads would be constructed with the potential residential development. However, internal circulation 
driveways within these infill parcels with encroachments with Middletown and Cold Springs Road would be 
anticipated.   
 
The site is located adjacent to the three-way intersection of Middletown Road, Cold Springs Road and Sleepy 
Hollow Court, and Placerville Drive and Cold Springs Road. The Middletown Road, Cold Springs Road and 
Sleepy Hollow Court intersection has existing stop signs and stop bars on all three legs of the intersection. 
Through traffic eastbound on Cold Springs Road is permitted. The Placerville Drive and Cold Springs Road 
intersection is a fully signalized with four legs. 
 
An encroachment along Middletown Road opposite and south of Middletown Road’s intersection with Poplar 
Court, and along Cold Springs Road and across from a carpet business and used merchandise business, east of 
the intersection of Cold Springs Road, Middletown Road and Sleepy Hollow Court is anticipated to serve 
potential residential development. An exact location of road encroachments would be determined at time of 
any potential future residential housing development for the site.  
 
Any new internal circulation driveways and parking areas would be required to comply with General Plan 
Transportation Section policies related to the City’s circulation system, and the requirements of the City of 
Placerville’s Municipal Code, which governs development along the City’s circulation system.  
 
Applicable General Plan Transportation Section Policies: 
 

Policy 2. Streets shall be dedicated, widened, extended, and constructed according to the City’s Master 
Street Plan and the street cross-sections shown in the Street Standards figures in Part I. Rights-of-way 
shall be reserved according to the specifications of the Master Street Plan. Deviations from the street 
cross-sections shown in Part I shall be allowed based upon a determination by the City Engineer that safe 
and adequate public access and circulation are preserved by such deviations. 
 
Policy 3. Major circulation improvements should be completed as abutting lands develop or redevelop, 
with dedication of right-of-way and construction of improvements required as a condition of approval. 
Where the City may deem it appropriate, a property owner can be allowed to enter into a Frontage 
Improvement Agreement in lieu of construction of improvements if the majority of the neighborhood or 
area is presently unimproved. However, the City should require a minimum level of improvements to 
ensure adequate accessibility for vehicles and emergency equipment. 
 
Policy 5. The City shall ensure that all newly-developing areas are served by at least two means of access. 
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Municipal Code Section 8-9-3 and 8-9-5 implement the Transportation Section policies requiring the 
construction of curbs, gutters and sidewalks as lands develop. Compliance with the following mitigation 
measures would reduce impacts to a less than significant level.  

  
Mitigation Measures 
 
TRANS-1: The applicant shall have a traffic study prepared by a licensed traffic engineering firm to 
study the effects of this development on these adjacent roadways and intersections, and recommend 
improvements required to keep these intersections operating at the highest possible levels of services 
consistent with the resources available and within the limits of technical feasibility at City buildout, 
including this development. The traffic study shall include recommendations for additional 
improvements at each of the sites access points over and above street improvements required herein, 
as it pertains to planned and connecting vehicular pedestrian, bicycle, and transit facilities. The traffic 
study shall include review of the 45 degree intersection angle between Cold Springs Road and 
Middletown Road and make recommendations regarding modifications to the existing intersection 
layout.  The traffic study shall be submitted to the City Engineer for review and approval prior to 
submittal of improvement plans for this development. All work recommended by the final approved 
traffic study shall be included in the final improvement plans submitted for approval by the City.  
 
Timeframe for Implementation:  Prior to issuance of building permit    
Responsibility for Implementation:  Developer  
Oversight of Implementation:  Development Services - Engineering Division 
 
TRANS-2: The future developer of the residential development for the site shall in conjunction with 
said residential development install a sidewalk, curb, gutter and street widening along the Cold Springs 
Road, Middletown Road and Placerville Drive project site street frontages as described as follows:  
 
(A) PLACERVILLE DRIVE:  Placerville Drive along the development’s frontage shall be widened to 
provide a minimum 200’ long 12’ right turn lane leading to Cold Springs Road and a 5’ wide asphalt 
bike lane in addition to the existing through lane and left turn lane. New curb, gutter, and sidewalk 
shall be constructed along this frontage. Additional right of way shall be offered to the City for 
roadway purposes to allow for an additional through lane to be constructed in the future and to allow 
for necessary slopes and grading, plus an additional 10’ for PUE or as approved by the City Engineer. 
All roadwork on Placerville Drive shall be constructed to a Traffic Index of 8.0.   
 
(B) COLD SPRINGS RD:  Cold Springs Road shall be widened along the project frontage to provide 
a 13’ northbound travel lane, a 5’ asphalt bike lane, concrete curb, gutter and 4.5’ sidewalk, graded 
slope and slope drainage collection ditch at the bottom. Widths shall be measured from the center of 
the existing roadway right of way.  Right of way shall be offered for dedication for roadway purposes 
to 1’ back of the new sidewalk, a slope easement shall be offered for dedication to 5’ back of the top 
of slope, with an additional 10’ PUE from that point. All roadwork on Cold Springs Road shall be 
constructed to a Traffic Index of 7.0. 
 
(C) MIDDLETOWN RD:  Middletown Road shall be widened along the project frontage to provide 
a 12’ eastbound travel lane, a 4’ asphalt bike lane, concrete curb, gutter and 4.5’ sidewalk, graded slope 
and slope drainage collection ditch at the bottom. Widths shall be measured from the center of the 
existing roadway right of way. Right of way shall be offered for dedication for roadway purposes to 1’ 
back of the new sidewalk, a slope easement shall be offered for dedication to 5’ back of the top of 
slope, with an additional 10’ PUE from that point. A portion of this work is in El Dorado County 
jurisdiction and will require County plan review for all work within their jurisdiction.  All roadwork in 
City jurisdiction on Middletown Road shall be constructed to a Traffic Index of 7.0.  
 
Sidewalks shall provide a continuous walkway between the new sidewalk at 655 Placerville Drive, 600 
Placerville Drive, 2919 Cold Springs Road, and continuing to the east end of this development on 
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Middletown Road. Sidewalks shall connect to walkway system internal to the development at several 
locations. Install ADA-accessible curb tramps at all driveways, curb returns, or as needed on the 
continuous walkway. 
 
Timeframe for Implementation:  Prior to issuance of building permit    
Responsibility for Implementation:  Developer  
Oversight of Implementation:  Development Services - Engineering Division 
 
TRANS-3: Provide signing and striping plans and install signing and striping for the project as 
required by the City Engineer. Striping shall be thermoplastic unless otherwise directed by the City 
Engineer. 
  
Timeframe for Implementation:  Prior to issuance of building permit    
Responsibility for Implementation:  Developer  
Oversight of Implementation:  Development Services - Engineering Division 
  
TRANS-4:   Future developer shall petition the City Council to call in Frontage Improvement 
Agreement SFIA#294 for 655 Placerville Drive, the parcel immediately east of this development on 
Placerville Drive. That agreement calls for 130 lineal feet of curb, gutter, 4.5’ sidewalk, and 26’ of 
street widening along that frontage. Street widening required along that parcel may be reduced to 
match the widths as described above for the Placerville Drive widening requirements.  
 
Timeframe for Implementation:  Prior to issuance of building permit    
Responsibility for Implementation:  Developer  
Oversight of Implementation:  Development Services - Engineering Division 
 
TRANS-5:  Design and construct improvements to the Cold Springs Road/Placerville Drive Traffic 
Signal to match improvements required herein and as additionally recommended by the traffic study, 
inclusive of thermoplastic striping as needed.   
 
Timeframe for Implementation:  Prior to issuance of building permit    
Responsibility for Implementation:  Developer  
Oversight of Implementation:  Development Services - Engineering Division 
 
TRANS-6: Install street lights along all street frontages to City Standards. Submit street lighting plans 
and details for review and approval.  
 
Timeframe for Implementation:  Prior to issuance of building permit    
Responsibility for Implementation:  Developer   
Oversight of Implementation:  Development Services - Engineering Division   

 
e) Traffic associated with future construction of street frontage improvements, driveway encroachment 
improvements and site preparation activities for the project may have a temporary effect on existing traffic 
circulation patterns. Therefore, it may also affect emergency access. The following mitigation measure would 
reduce the project’s impact on emergency vehicle access to less than significant.  
 

Mitigation Measure  
 
TRANS-7: Construction contractors working on the project sites shall use standard procedures to 
minimize the length of time that any roadway segments would be temporarily blocked during 
construction activities. Emergency vehicles shall be able to pass through the project area without 
obstruction. Final site design would be approved by the El Dorado County Fire Protection District 
prior to construction permit approval and designed per the Engineering Division and Fire District 
requirements.  
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Timeframe for Implementation:  During construction activities    
Responsibility for Implementation:  Developer   
Oversight of Implementation:  Development Services - Engineering Division; El Dorado County 
Fire District 
 

f) Onsite parking is a requirement of construction for uses specified under the City’s Parking Regulations 
(Section 10-4-4 of the Zoning Ordinance). Multi-family residential uses are required under these regulations to 
have a minimum of 1.5 parking stalls for each multi-family residential unit. Under the site’s development 
potential of 182 potential multi-family units, a total of 273 onsite parking spaces would be required. To ensure 
adequate parking is provided for the future residential development onsite the following mitigation measure 
would eliminate potential inadequate parking capacity to less than significant level.  
 

Mitigation Measure 
TRANS-8:  The developer of the residential development for the site shall adhere, construct and 
maintain parking for multi-family dwellings to comply with the parking regulations within Section 10-
4-4(E)20 of City Code at a ratio of 1.5 parking spaces per dwelling unit; each driveway, parking stall 
and/or all parking lot for potential residential development on site shall be graded, surfaced and 
drained  meeting Section 10-4-4(D)1 of City Code; the layout of parking stalls and parking aisles shall 
comply with Section 10-4-4(C) of City Code. The developer shall submit parking and circulation plans 
to the Development Services Department for review and approval by the Department in accordance 
with City Code. Said plans shall also require approval by the El Dorado County Fire District for 
compliance with Fire Code. Vehicle parking shall only be allowed where shown on City approved 
construction plans for the residential development.  
 
Timeframe for Implementation:  Prior to issuance of building permit    
Responsibility for Implementation:  Developer   
Oversight of Implementation:  Development Services- Engineering and Planning Divisions 

 
 g) The El Dorado County Transit Authority (El Dorado Transit) serves the project vicinity with two stops.  

One of the stops is located approximately 250 feet westerly of the intersection of Cold Springs Road, Sleepy 
Hollow Court and Middletown Road. The second is located approximately 350 feet westerly of the 
intersection of Cold Springs Road and Placerville Drive.  
 
The City of Placerville Non-Motorized Transportation Plan (2010) contains goals, policies and implementation 
improvements that were adopted to provide a safe, efficient, and convenient network of non-motorized 
facilities that establish alternative transportation as a viable option in the City.  
 
Goal 3.2.3. Implementation and Maintenance:  Identify detail and prioritized improvements in the City of 
Placerville Non-Motorized Transportation Plan. 
 

Policy 3c: Review all new developments for consideration of bicycle and pedestrian needs and linkages, 
except where prohibited by topography or safety considerations. 

 
Goal 3.2.4. Land Use Development:  Integrate bicycle and pedestrian planning with other regional and 
community planning, including land use and transportation. The stated objective of this goal is to strongly 
consider the needs of the bicycle and pedestrian systems identified in the Non-Motorized Transportation Plan 
when reviewing new development, redeveloping, and construction projects, and incorporate those needs into 
such projects whenever feasible. Policies 4a, 4b and 4c were developed to implement this objective.  
 

Policy 4a states: Examine the adopted land use element to determine areas of potential growth and 
development in the City. Consider possible impacts any new or re-developing projects may have on the 
non-motorized system, including the analysis of a need for through routes in subdivisions. 
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Policy 4b states:  Develop policies for new developments which ensure that non-motorized user’s needs 
are incorporated into new subdivisions or commercial areas; including providing access points to existing 
and proposed bicycle and pedestrian facilities, on-street facilities for bicycles and, whenever feasible, grade 
separations at roadway crossings where new streets will cross existing and proposed bikeways. 
 
Policy 4c:  Where applicable, enforce the City’s Street Frontage Improvement Ordinance to ensure 
connectivity in the City’s pedestrian system. 

 
The Non-Motorized Transportation Plan further proposes Class II bicycle lanes improvements along the 
project site’s frontages with Middletown Road and Cold Springs Road. A Class II bicycle lane currently exists 
along the project’s full Placerville Drive frontage width. Class II improvements along Middletown Road and 
Cold Springs Road would provide residential development of the project site under the HO Overlay 
provisions with access linkage to the existing Class II improvements along the Placerville Drive corridor, with 
further connection to lower Main Street and the El Dorado Trail to the east. Installation of these facilities by a 
housing developer of the site would provide an alternative transportation option for residents within a housing 
development authorized under the HO Overlay provisions meeting Policies 3c, 4a and 4b of the Non-
Motorized Transportation Plan. 
 
The General Plan Transportation Section contains a goal and three policies regarding pedestrian circulation 
within the City. These are as follows: 
 
Goal F:  To promote convenient and safe pedestrian circulation. 
 

Policy 3. In approving development projects, the City shall continue to require the construction of 
sidewalks connecting major pedestrian destinations, such as schools, hospitals and government 
centers. 
 
Policy 5. The City shall require all development with a density of R1-20,000 [maximum density 2.18 
dwelling units per acre] or greater to provide a sidewalk on at least one side of any street that is 
developed  as part of the project or is used as a perimeter street by that project. 
 
Policy 6. The City shall require all multi-family developments to provide sidewalks on both sides of 
any street that is developed as part of the project and on one side of any street that is used as a 
perimeter street by that project. 

 
City of Placerville Pedestrian Circulation Plan (2007) was adopted by City Council as an extension of the Non-
Motorized Transportation Plan, addresses non-motorized pedestrian circulation within the City. The 
Pedestrian Circulation Plan includes planned sidewalk improvements along numerous streets within the City, 
including the project site’s perimeter streets of Middletown Road, Cold Springs Road and Placerville Drive 
(Area Index Maps – Area 1: Placerville Drive & Vicinity and Area 2: Canal Street & Vicinity). Along 
Middletown Road, the side of the road for the pedestrian improvements has not been determined. Along Cold 
Springs Road and Placerville Drive, the side proposed for sidewalks is the side fronting the project site.     
 
To eliminate potential conflicts with the bicycle and pedestrian circulation goals and policies of the General 
Plan and the Non-Motorized Transportation Plan the developer shall meet mitigation measure TRANS-01, 
TRANS-02 and TRANS-04,  in Section XVI (d) of this Initial Study.  

 
Sources 
Institute of Transportation Engineers Report, Trip Generation Rates (7th Edition) 
General Plan Transportation Element, Land Use / Circulation Element, Health and Safety 
Placerville Airport Land Use Compatibility Plan 
City of Placerville, Non-Motorized Transportation Plan 
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XVII. UTILITIES AND SERVICE SYSTEMS. Would the project: 

 
Potentially 
Significant  

Impact 

Less than 
Significant  

with 
Mitigation 

Incorporated 

Less than 
Significant No Impact 

 
a) Exceed wastewater treatment 

requirements of the applicable Regional 
Water Quality Control Board? 
 

    

b) Require or result in the construction of 
new water or wastewater treatment 
facilities or expansion of existing 
facilities, the construction of which 
could cause significant environmental 
effects?  
 

    

c) Require or result in the construction of 
new storm water drainage facilities or 
expansion of existing facilities, the 
construction of which could cause 
significant environmental effects? 
 

    

d) Have sufficient water supplies available 
to serve the project from existing 
entitlements and resources, or are new 
or expanded entitlements needed? 
 

    

e) Result in a determination by the 
wastewater treatment provider which 
serves or may serve the project that it 
has adequate capacity to serve the 
project’s projected demand in addition 
to the provider’s existing commitments?
  

    

f) Be served by a landfill with sufficient  
permitted capacity to accommodate the 
project’s solid waste disposal needs? 
 

    

g) Comply with federal, state, and local 
statutes and regulations related to solid 
waste? 

    

       
  
 Analysis 

a, b, e) Due to the size and scope of the potential residential development of 182 dwelling units, anticipated 
wastewater usage for the potential uses are not expected to impact the City’s local treatment or distribution 
facilities, or require the expansion of new water or wastewater treatment facilities. The City has adequate 
wastewater treatment plant capacity to serve the project. Domestic water service is available within 
Middletown Road, Cold Springs Road and Placerville Drive that are adjacent to the site. Therefore, the project 
will have no impact directly, indirectly or cumulatively. 
  
c) Due to the size and scope of the potential residential development of 182 dwelling units, that includes the 
creation of impervious surfaces from buildings, driveways and parking areas, the development of an onsite 
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storm water drainage system will be necessary to convey development storm water to the City’s existing storm 
water discharge points located along Placerville Drive.  To ensure any future potential residential development 
on the site would not result or potentially cause significant environmental effects, the following mitigation 
measure is incorporated: 
 

Mitigation Measure 
UTIL-1: The project proponent for any future residential development shall prepare and submit a 
Final Drainage Study for review and approval by the City Engineer as part of the final improvement 
plans. Drainage facilities shall be designed and included in the final improvement plan submittal 
consistent with the Final Drainage Study. Design and construct drainage and detention facilities as 
recommended in the final drainage study in order to keep post development flows leaving the site at 
or below pre development levels. Changes to historical and existing drainage patterns will not be 
allowed without specific City approval. All areas of concentrated drainage flow shall be contained in a 
pipeline or improved channel to a City-approved discharge point. Conformance with the 
recommendations contained in said drainage study shall be required.  
 
Timeframe for Implementation:  Prior to issuance of building permit    
Responsibility for Implementation:  Developer   
Oversight of Implementation:  Development Services - Engineering Division 

 
d) Due to the size and scope of the potential residential development on the project site resulting from the C-
HO land use and zone designation development regulations, expected water usage is not anticipated to cause 
the need for new local or regional water supply.  
 
Per the General Plan EIR, all areas within the General Plan Area ultimately rely on the El Dorado Irrigation 
District (EID) for water supply, as water is provided directly by EID or provided by EID to the City for 
distribution. Under the General Plan EIR, the water consumption estimate from full buildout under the 
General Plan would equal 1.7 million gallons per day. According to the City’s Finance Department, the daily 
consumption of water within the City in 2015 was 656,000 gallons per day, or approximately one million 
gallons less than estimated at full buildout.  
 
Applicable General Plan policies to this project regarding the City’s water system are as follows: 
 

Policy 1. The City shall work with the El Dorado Irrigation District to develop new water storage 
facilities and major distribution lines as necessary to serve new developments. 
 
Policy 2.  The City will continue its program of upgrading water lines to provide adequate water 
supply and fire flow rates. 
 
Policy 3. The City shall promote water conservation both in City operations and private development 
to minimize the need for the use of additional water supplies and to minimize sewer flows. 

 
Under standard development procedure, the site developer would be required to meet EID requirements and 
pay connection fees as applicable to a potential housing development. EID requirements include filing a 
request for a Facility Improvement Letter (FIL) from the District. The FIL will discuss the ability by EID to 
meet the fire flow requirements from the El Dorado County Fire District, and what off-site improvements 
may be required. As of the preparation of this Draft Initial Study, the City has filed a FIL request to EID for 
the project site based on the construction assumptions discussed in this Initial Study but has not yet received a 
response. This subsection will be amended upon receipt of EID’s FIL to include, in any, necessary 
improvements to EID service to accommodate the Project.  EID issued a FIL dated December 12, 2016 
(Exhibit C) that states that as of January 1, 2016, there were 12,537 equivalent dwelling units (EDUs) available 
in the Western/Eastern Water Supply Region. The project’s 182-units would require 136.5 EDUs. There is an 
existing 8-inch water line located in Cold Springs Road, a 10-inch water line located in Placerville Drive, and a 
6-inch water line located in Middletown Road. The FIL stated that the existing water system must be 
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connected with the proper extensions to all three water lines constructed to meet EID specifications can 
deliver the minimum fire flow requirement by the El Dorado County Fire District of the project (1,625 gallons 
per minute for a 3-hour duration while maintaining a 20-pounds per square inch residual pressure).    
 
To ensure any future potential residential development on the site meets design and construction 
specifications by the El Dorado Irrigation District for water delivery, adherence with Mitigation Measure AES-
1 in Section I of this Initial Study would reduce potential impacts to a less than significant level.  
 
In addition, the City has adopted the California Building Code that includes energy efficient requirements 
within residential housing construction involving low flow bathroom and kitchen devices. Also the City’s 
Water Efficient Landscape Regulations require the installation and maintenance of water conserving 
landscaping and irrigation equipment on new residential and commercial development projects. Due to City 
construction requirements and regulations, the potential impacts from water usage by the potential housing 
development are considered less than significant. 
 
f) The City of Placerville has a franchise agreement with Waste Connections Inc., doing business as El Dorado 
Disposal Services, to provide solid waste disposal within the City. Solid waste collected by Waste Connections 
is transferred to landfills in Stockton and Sacramento where capacity exists to serve the site and development. 
Therefore, the project will have no impact directly, indirectly or cumulatively. 
 
g) The City of Placerville has a franchise agreement with Waste Connections, Inc., doing business as El 
Dorado Disposal Services, to provide solid waste disposal within the City. Residential solid waste pickup is 
required by the City of Placerville under Section 7-1A-3 of Municipal Code. To ensure that future residential 
development of the site meets the requirement of Section 7-1A-3 the following mitigation measure is 
incorporated. 

 
Mitigation Measure 
 
UTIL-2: The future developer of the residential development for the site shall subscribe to and 
thereafter use regularly the collection service franchised by the city of Placerville. 
 
Timeframe for Implementation:  During operation of development facility   
Responsibility for Implementation:  Property owner   
Oversight of Implementation:  Development Services – Planning Division and Code Enforcement 
Division 

 
Sources 
California Building Code 
City of Placerville Municipal Code 
Staff consultation with the El Dorado Irrigation District 
Staff consultation with the City of Placerville, City Engineer 
Staff consultation with the City of Placerville, Director of Finance  
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XVIII. MANDATORY FINDINGS OF SIGNIFICANCE. 

 
Potentially 
Significant  

Impact 

Less than 
Significant  

with 
Mitigation 

Incorporated 

Less than 
Significant No Impact 

a) Does the project have the potential to 
degrade the quality of the 
environment, substantially reduce the 
habitat of a fish or wildlife species, 
cause a fish or wildlife  
population to drop below self-
sustaining levels, threaten to eliminate 
a plant or animal community, reduce 
the number or  
restrict the range of a rare or 
endangered plant or animal or 
eliminate important examples of the 
major periods of California history or 
prehistory? 
 

    

b) Does the project have impacts that are 
individually limited, but cumulatively 
considerable? ("Cumulatively 
considerable" means that the 
incremental effects of a project are 
considerable when viewed in 
connection with the effects of past 
projects, the effects of other current 
projects, and the effects of probable 
future projects)? 
 

    

c) Does the project have environmental 
effects which will cause substantial  
adverse effects on human beings,  
either directly or indirectly? 

    

 
 
Analysis 
a) Based on the analysis contained in this Initial Study, impacts to Aesthetics, Agriculture and Forestry 
Resources, Air Quality, Biological Resources, Cultural Resources, Geology and Soils, Greenhouse Gas 
Emissions, Hazards and Hazardous Materials, Hydrology and Water Quality, Land Use and Planning, 
Noise, Mineral Resources, Population and Housing, Public Services, Recreation, Transportation/Traffic, 
Utilities and Service Systems would have a less than significant on the environment. 
 
Impacts to Aesthetics (site design, development appearance and construction and lighting) would be 
significant unless mitigated. Therefore, Mitigation Measures AES-1 and AES-2 are required of the project. 
Impacts 
 
Impacts to Biological Resources (tree cover, nesting birds) would be significant unless mitigated. Mitigation 
Measures BIO-1 and BIO-2 are required of the project.  
 
Impacts to Cultural Resources (archeological and paleontological) would be significant unless mitigated. 
Mitigation Measures CR-1 through CR-3 are required of the project. 
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Impacts to Geology and Soils (erosion and sediment control) would be significant unless mitigated. 
Therefore, Mitigation Measure GEO-1 is required of the project. 
 
Impacts to Hazards and Hazardous Materials (soil erosion) would be significant unless mitigated. Mitigation 
Measure HAZ-1 is required of the project.  
 
Impacts to Hydrology and Water Quality would be significant unless mitigated. Therefore, Mitigation 
Measures HYD-1 through HYD-10 are required of the project. 
 
Impacts from Noise (temporary construction activity) would be significant unless mitigated. Mitigation 
Measure NOI-1 is required of the project. 
 
Impacts to Public Services (sewer flow and sewer backflow valve design) would be significant unless 
mitigated. Mitigation Measures PSVC-1 and PSVC-2 are required of the project. 
 
Impacts to Transportation and Traffic (street frontage and street improvements, parking) would be 
significant unless mitigated. Therefore, Mitigation Measures TRANS-1 through TRANS-8 are required of 
the project. 
 
Impacts to Utilities and Service Systems (drainage) would be significant unless mitigated. Mitigation 
Measure UTIL-1 is required of the project. 
 
The implementation and mitigation monitoring of the Mitigation Measures identified above would result in 
less than significant impacts to Aesthetics, Biological Resources, Cultural Resources, Geology and Soils, 
Hazards and Hazardous Materials, Hydrology and Water Quality, Noise, Public Services, Transportation 
and Traffic, and Utilities and Service System. 
 
b) Per the 2013-2021 Housing Element, there were 4,677 housing units within the City (US Census 2010) in 
2010. The population of Placerville in 2010 was 10,389 (US Census 2010). The Housing Element further 
indicated the average size of the household in 2010 was 2.37 persons (US Census 2010).  Maximum density 
build-out at the 24 du/acre density for the Project Location is 182 residential units. These units would 
represent a 3.89% increase in the number of housing units and a 4.15% increase in the City’s population. 
However, the resultant 4,859 total of units (2010 Department of Finance: 4,677 units + 182 maximum 
project yield units) would not exceed the General Plan EIR projected residential build-out of 9,005 dwelling 
units. This increase in population and housing units is therefore not considered substantial on a project 
specific basis or under a cumulative impact scenario.   
 
c) Based on the analysis contained in this Initial Study and the mitigation measures for Section III: Air 
Quality, Section VI: Geology and Soils, Section VIII: Hazards and Hazardous Materials, Section IX: 
Hydrology and Water Quality, Section XII: Noise, Section XIV: Public Services, Section XVI: 
Transportation/Traffic and  Section XVII: Utilities and Service Systems the mitigation measures 
incorporated are expected to minimize potential environmental impacts to a less than significant level. 
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Exhibits 
 

 
A.  Lincoln Highway Figures 

 
B. United Auburn Indian Community Consultation 
 
C. El Dorado Irrigation District Facility Improvement Letter 

 
 
 



 

Draft Mitigated Negative Declaration – Initial Study 
GPA 16-03, ZC 16-04, EA 16-01 

 
Exhibit A:  

Lincoln Highway Figures 
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Figure 1. Paving Remnants on the Project Location (Source: 2016 City image) 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 2. Paving Remnants as Seen From Placerville Drive   (Source: Google Maps) 
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Figure 2. State Highway Plan & Profile exhibit excerpt (State of California Department of Public Works, 
Division of Highways, Plan and Profile of State Highway In El Dorado County Between Clarks Corner and 
Placerville. 1930) 
 

  
Figure 3. Excerpt of 1950 USGS Placerville Quadrangle Showing Placerville Drive as US 50 in the Project 

Vicinity.  

 























 

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 NUMBERS 323-570-01 NAD 323-570-37 FROM 
COMMERCIAL TO COMMERCIAL – HOUSING OPPORTUNITY OVERLAY FOR 
PARTIAL IMPLEMENTATION OF HOUSING PROGRAM 3 (B) - HIGH-DENSITY 
DEVELOPMENT – UNMET NEED (GPA 16-03) 
 
 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, Assessor’s Parcel Number 323-570-01 and 323-570-37 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 Numbers 323-570-01 and 323-570-37 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 (B); and 
 
 WHEREAS, an Initial Study / Mitigated Negative Declaration (ISMND) has been 
prepared on the proposed General Plan Amendment (GPA 16-03), the site specific rezone (ZC 
16-04), collectively known as the "Project". 
 
 WHEREAS, on January 3, 2017, the Planning Commission held a duly noticed public 
hearing on the proposed Project in which the Commission considered all comments received and 
the ISMND before making its recommendation to the City Council on the proposed Project to: 
 

• Certify the Mitigated Negative Declaration and Mitigation Monitoring Plan and direct 
staff to file a Notice of Determination;  

• Adopt a resolution approving GPA 16-03 changing the land use designation of two 
parcels designated Commercial (C) by adding the Housing Opportunity Overlay (HO) 
land use designation, and   

• Adopt an ordinance approving ZC 16-04 changing the zone classification of two 
parcels designated Commercial (C) by adding the Housing Opportunity Overlay zone 
classification;  
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 WHEREAS, on ____________ the City Council of the City of Placerville, held a duly 
noticed public hearing on the proposed General Plan Amendment (GPA 16-03) and site specific 
rezone (ZC 16-04) (collectively "Project"), adding the Housing Opportunity Overlay to the 
underlying designation and classification; 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 ISMND was prepared in compliance with the requirements of the California 

Environmental Quality Act and the State CEQA Guidelines.  
 
2. 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 Commercial – Housing Opportunity 

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

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

commercial uses and will accommodate the unmet housing need from the 2013-2021 
Regional Housing Need Plan for the City of Placerville and will assist the City 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: 323-570-01 and 323-570-37 from Commercial (C) to 
Commercial – Housing Opportunity Overlay (C-HO), to implement Housing Program 3 (B) - 
High-Density Development – Unmet Need. Amendment is shown on Exhibit A that is attached, 
incorporated herein by reference. 
 
 
 
 



 

SECTION III.  General Plan Amendment 16-03 Approval.  
 
The General Plan Land Use Map for the City of Placerville is hereby amended to redesignate the 
following described lands: 
 

From: Commercial (C) 
To: Commercial – Housing Opportunity Overlay (C-HO) 

 
Assessor’s Parcel Nos: 323-570-01 and 323-570-37; all that real property located within the City 
of Placerville, as described in those certain grant deeds on file in Book   1269 at Page 603 and in 
Book 3268 at Page 284, in the office of the Recorder, County of El Dorado, State of California; 
consisting of 7.60 acres as shown on Exhibit A hereto. 
 
 PASSED, APPROVED AND ADOPTED, by the City Council of the City of Placerville 
on the _______ day of _____, 2017, 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 
NUMBERS 323-570-01 AND 323-570-37 COMPRISING APPROXIMATELY 7.60 ACRES 
FROM COMMERCIAL TO COMMERCIAL - HOUSING OPPORTUNITY OVERLAY 
FOR THE PARTIAL IMPLEMENTATION OF THE 2013-2021 HOUSING ELEMENT 
PROGRAM 3 (B) - HIGH-DENSITY RESIDENTIAL – UNMET NEED (ZONE CHANGE 
16-04) 
 
 WHEREAS, Assessor’s Parcel Numbers 323-570-01 and 323-570-37 are 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 Numbers 323-570-01 and 323-570-37, otherwise known as 
General Plan Amendment (GPA) 16-03, to the Housing Opportunity Overlay (HO) land use 
designation to implement the 2013-2021 Housing Element, Program 3 (B); and 
 
 WHEREAS, an Initial Study / Mitigated Negative Declaration (ISMND) has been 
prepared on the proposed General Plan Amendment (GPA 16-03), the site specific rezone (ZC 
16-04), collectively known as the "Project". 
 
 WHEREAS, on January 3, 2017, the Planning Commission held a duly noticed public 
hearing on the proposed Project in which the Commission considered all comments received and 
the ISMND before making its recommendation to the City Council on the proposed Project to: 

• Certify the Mitigated Negative Declaration and Mitigation Monitoring Plan and direct 
staff to file a Notice of Determination;  

• Adopt a resolution approving GPA 16-03 changing the land use designation of two 
parcels designated Commercial (C) by adding the Housing Opportunity Overlay (HO) 
land use designation, and    

• Adopt an ordinance approving ZC 16-04 changing the zone classification of two 
parcels designated Commercial (C) by adding the Housing Opportunity Overlay zone 
classification; 

 
 WHEREAS, on ____________ the City Council of the City of Placerville, held a duly 
noticed public hearing on the proposed General Plan Amendment (GPA 16-03) and site specific 
rezone (ZC 16-04) (collectively "Project"), adding the Housing Opportunity Overlay to the 
underlying designation and classification; 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. 
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 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 ISMND was prepared in compliance with the requirements of the California 

Environmental Quality Act and the State CEQA Guidelines.  
 
2. That the proposed amendment to the Zoning Map 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 Commercial – Housing Opportunity 

Overlay (C-HO) zone classification, in that the site has adequate access to a City 
maintained road and public sewer, El Dorado Irrigation District water and power utilities;  

 
5.  That the site and C-HO classification is consistent with other surrounding residential and 

commercial uses and will accommodate the unmet housing need from the 2013-2021 
Regional Housing Need Plan for the City of Placerville and will assist the City 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 Ordinance is to amend the City of 
Placerville Zoning Map for APNs: 323-570-01 and 323-570-37, 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: Commercial (C) 
To: Commercial – Housing Opportunity Overlay (C-HO) 

 
Assessor’s Parcel Nos: 323-570-01 and 323-570-37; all that real property located within the City 
of Placerville, as described in those certain grant deeds on file in Book 1269 at Page 603 and in 
Book 3268 at Page 284, in the office of the Recorder, County of El Dorado, State of California; 
consisting of 7.60 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 
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Exhibit D 

 
Public Comments Received 

 
 

• Howard & Judy Madison letter dated December 9, 2016 
 

• William Freiling letter dated December 11, 2016 
 

• Sara Halvorson letter dated December 13, 2016 
 

• Carolyn L. Madison letter dated December 16, 2016 
 

• Ken Pence letter dated December 16, 2016 
 

• Margaret A. Muff and Julie L. Muff  letter dated December 16, 2016 
 

• Loy and Carol Neeser and Shannon and Daniel Lealos letters dated December 18, 
2016 
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Exhibit E 
 

Staff Photos of Site 
 

 
 

 
 

 
 
 
 

Image 1. View of site at Middletown Rd 
and Cold Springs Rd 

Image 2. View of site along Cold 
Springs Rd 

Image 3. View from site looking 
westerly 
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Image 4. View from site looking 
southwesterly 

Image 5. Internal view of site; remnants 
of Lincoln Highway alignment located 
above Placerville Drive 
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