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

 

 
City of Placerville Planning Commission 
STAFF REPORT 

SUBJECT:  Request to extend for twelve months the conditional approval of 971 Spring Street - Site 
Plan Review (SPR) 06-01 – Toad Hall, that involves the construction, grading, landscaping, exterior 
lighting and signage of one 10,130 square foot mixed use (professional office and residential) 3-story 
building and detached two-car garage located at 971 Spring Street, northwest of the intersection of Spring 
& Pleasant Streets. 
 
PROJECT ADDRESS:  971 Spring Street, Placerville    
 
ASSESSOR’S PARCEL NUMBER: 001-072-03   
        
FILE NO: SPR 06-01   PREPARED BY:  Andrew Painter, City Planner     

      
 
RECOMMENDATION:  Staff recommends the Planning Commission grant the one year extension 
request for the project. 
 
SITE DATA 
Address 
 
Applicant/  
Property Owner 
 
Zoning 
 
General Plan 
 
Environmental 
Status 

971 Spring Street 
 
 
Cindy Savage 
 
Business Professional (BP) 
 
Business-Professional (BP) 
 
Categorically Exempt 
(CEQA Guidelines Section 
15332: In-Fill Development 
Project) 

 
 
1.0 AUTHORITY FOR APPLICATION 
The Planning Commission is charged under City Code §10-4-9 (K-1) (Extension Request for Approved 
Site Plan Review) to act upon all applications for Site Plans Review extensions. The Commission may 
grant a one year extension for Site Plan Review project. The Planning Commission shall consider any 
changes to the City Code or to the project when granting the extension. 
 
 
 

Project Location 

N 
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2.0 PROJECT INFORMATION 
 
2.1 Site Information/Setting 
 

2.2 Project Description 
The Toad Hall project, Site Plan Review 06-01, was approved in 2006 for the site grading, drainage, 
parking, landscaping, sign identification and the construction of one 10,130 square foot three story mixed 
use professional office/residential building on approximately 0.6 acres. The mixed use building would 
consist of three non-medical first floor business professional office spaces, one non-medical business 
professional space and two residential spaces on the second floor, and two residence spaces on the third 
floor. 
 
The project site is located on a vacant, 0.60-acre parcel at the northwest corner of the Spring Street and 
Pleasant Street intersection. As of the date of this report, no building permits have yet been issued for the 
project.  
 
The applicant/property owner requests an extension for twelve months the conditional approval of the 
Toad Hall project.  
 
Attachment A contains the applicant’s submittal package comprised of application, request letter, artist 
renditions of approved building elevations, and revised irrigation and landscape plans.   
 

2.3 Background - Toad Hall Project Summary 
   

• July 18, 2006, the Planning Commission approved SPR 06-01, with  conditions, making findings 
that the Toad Hall project is Categorically Exempt from the California Environmental Quality 
Act, as an in-fill development; 

 
• August 22, 2006, the City Council denied an appeal filed by members of the public requesting to 

overturn project approval by the Planning Commission. The Council also remanded to the 
Planning Commission a second review of project matters involving building elevation, mass and 
materials, driveway access, pedestrian safety, and hours of construction; 

 
• September 19, 2006, the Planning Commission considered the matters remanded to them by City 

Council, finding the appropriateness of the building’s mass, elevations, materials and colors; they 
approved a modification of an existing condition, they approved the addition of two project 
conditions and they eliminated one condition; 

 
• October 24, 2006, the City Council denied an appeal filed by members of the public requesting to 

overturn the Planning Commission’s approval of the project’s building mass, exterior colors and 
finishes, as well as roadway striping;  two conditions were added that involved landscaping and 
parking offsite; per City Code §10-4-9(K-1); 

 
• October 25, 2006, the City filed a Notice of Exemption  with the El Dorado County Clerk, citing 

the project is categorically exempt from the California Environmental Quality Act (CEQA) per 
Section 15332 of the CEQA Guidelines, in that project uses are consistent with the Placerville 
General Plan and the Placerville Zoning Ordinance; project site is less than five (5) acres in size 
and is surrounded by urban uses; due to the existing disturbed state of site soils, the site has no 
value as habitat for endangered, rare or threatened species; significant traffic, noise, air quality or 
water quality impacts from the project are not anticipated due to recommended conditions of 
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project approval, City Code requirements and the City’s Development Traffic Impact Fee 
program; the site is served by sewer, water and drainage utilities that are located in or adjacent to 
either Pleasant and Spring Streets; 

 
• December 19, 2006, the Planning Commission conditionally approved the Final Landscape and 

Irrigation Plans and the Master Sign Plan as required under Site Plan Review 06-01 conditions of 
approval; 

 
• June 3, 2008, the Planning Commission approved a one year applicant/property owner extension 

for the project; 
 

• March 10, 2009, the City Council adopted Ordinance 1628, effective April 9, 2009, that extended 
all unexpired site plan reviews and other entitlements for 12 months, including Site Plan Review 
06-01;  
 

• April 20, 2010, the Planning Commission approved a one year applicant/property owner 
extension for the project;  
 

• May 25, 2010, the City Council adopted Ordinance 1637 that extended  all unexpired site plan 
reviews for 24 months, retroactive to  April 8, 2010, including Site Plan Review 06-01; 
 

• August 27, 2013, the City Council adopted Ordinance 1656 that extended  all unexpired site plan 
reviews for 24 months, retroactive to April 1, 2013, including Site Plan Review 06-01; 
 

• March 25, 2015, the City Council adopted Ordinance 1669 that granted twenty-four month 
extension to all unexpired site plan reviews, retroactive to April 1, 2015, including Site Plan 
Review 06-01; and 
 

• May 24, 2017, the applicant/property owner Cindy Savage, filed her request for the twelve month 
extension before the June 19, 2017 expiration date for SPR 06-01.  

 
According to the applicant/property owner, the addition of the twelve month extension for Toad Hall 
would allow her to “proceed to see the project built,” and to bring “everything up to new codes and 
standards required and prepare final plan for approval to City staff. The request, if granted, would extend 
SPR 06-01 for twelve months retroactive from June 19, 2017. Existing conditions of approval to date for 
SPR 06-01 are provided as Attachment B. 
 
3.0 PROJECT ANALYSIS 
 

3.1 Consistency with the General Plan and Zoning Regulations 
  
General Plan 
The mixed use (professional office and residential) building and associated site development design 
approved under SPR 06-01, is consistent with the purposes of the Business and Professional General Plan 
Land Use designation, in that it meets the intent and purpose of the designation to provide for 
professional office development and related services, and would create site conditions conducive to a 
convenient and desirable working environment.    
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Zoning Consistency 
The project site has a zone classification of Business-Professional (BP). Permitted uses within the BP 
zone include professional offices, such as offices for architects, attorneys, engineers, real estate brokers. 
Also permitted are residential uses when above or below the ground floor of business-professional 
offices. The Toad Hall project would contain both non-medical business-professional spaces on the 
ground floor, residential and non-medical professional office spaces on the second level, and residential 
on the third level. Proposed uses would be permitted in the BP zone; therefore the project is consistent 
with the BP zone classification. No changes to the uses on site are proposed with this extension request. 
 
Under Section 10-4-9 of the Placerville Zoning Ordinance, the Planning Commission may consider a 
request to extend the approval of a site plan review if the applicant makes a request and pays a new fee 
prior to the expiration. The property owner submitted her extension request and application fee prior to 
the expiration date of June 19, 2017.  
 
The Commission shall consider any changes to the Placerville Municipal Code or the project when 
granting an extension. Municipal Code was amended in 2015 with respect to parking lot shading 
requirements (Section 10-4-9(G)3(g)) and water efficient landscaping requirements (Section 10-4-
9(G)3(m) and Sections 10-6-1 to 10-6-17). As a result of these City Code changes, minor changes to the 
approved landscape plan are proposed by the applicant/property owner by the addition of new interior live 
oak trees and one Deodor cedar tree, and the changing of the five approved Japanese black pine to 
Chinese pistache where indicated on the landscape plan. The applicant’s stated intent is to accommodate 
the required parking lot shading requirements.    
 
Chinese pistache trees are listed on the City Development Guide’s Master Street Tree Palette. However 
their shade potential is somewhat limited.   Proposed locations for these trees have modest planting areas. 
Red oaks (Quercus rubra) are fast growing, to as much as 90 feet in height in a foothill location, are 
drought tolerant, like full sun and are listed on the Development Guide Plant List. They would do well 
along the Pleasant Street frontage and the parking area, providing ample shade opportunity at maturity. 
Based on these characteristics, staff recommends conditional approval of red oaks instead of the proposed 
Chinese pistache.   
 
Applicant changes to SPR 06-01, along with the red oak tree recommendation by staff, would be 
consistent with the 50% shading parking lot shading requirement, and appear in concept to meet the water 
efficiency regulations. Staff has conditioned the request requiring the developer/property owner to meet 
all requirements under Section 10-4-9 and 10-6-1 to 10-6-17 of the Municipal Code during the 
construction permit process. 
 
City Code Section 10-4-9 stipulates that a site plan review approval has an eighteen month expiration, and 
that a site plan review shall not be valid for more than five years from the original approval date. The 
approval date for Toad Hall was the December 19, 2006, the date of final approval of the final 
landscaping and irrigation plans.   A project history summary was provided in Section 2.3.  Over the years 
the property owner/applicant requested and received two twelve month extensions from the Planning 
Commission, in 2008 and 2010. In addition, City Council adopted ordinances in 2009, 2010, 2013 and 
2015, that extended unexpired site plans, conditional use permits and variances for specified lengths of 
time. Council automatic extensions included the Toad Hall project within their timeframes. These 
automatic extensions totaled seven years.   
 
City legal counsel has determined that the City Council automatic extensions granted to all unexpired site 
plan reviews are not counted against the five year site plan review validity under City Code. Therefore the 
original eighteen month approval, the two Planning Commission approved requests by the applicant in 
2008 and 2010, and the current twelve month extension request total as follows: 
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Original Approval for SPR 06-01 18 months  
PC Approved Extension - 2008   12 months 
PC Approved Extension – 2010  12 months 
Current request  if granted        + 12 months 
Total                         54 months (4 years and 6 months) 
 
If the request is granted, next year at the conclusion of the twelve month extension the property 
owner/applicant could submit another application request to the Planning Commission to extend SPR 06-
01 for the remaining six months of the five year City Code maximum.  
 

3.2 Environmental Analysis 
On July 18, 2006, the Planning Commission made the finding that the Toad Hall project is Categorically 
Exempt from the California Environmental Quality Act per Section 15332 of the CEQA Guidelines, as an 
in-fill development project. On October 25, 2006, the City filed a Notice of Exemption with the El 
Dorado County Clerk. 
 
4.0 REVIEW AND COMMENT 
Public Notice for this request was published in the Mountain Democrat on Monday, June 26, 2017; 
property owners within 500 foot radius were mailed notice of the Public Hearing for the project; also, 
public notice was posted on the City’s website.   
 
As of the date of this report, one public comment was received from Margaret Lockwood, President of the 
Placerville Shakespeare Club. Raised concerns were traffic safety on Spring Street and parking for the 
Toad Hall project. This comment is provided as Attachment C. 
 
5.0 CONCLUSION 
Staff recommends that the Commission, by minute order, grant a one year extension for SPR 06-01, the 
Toad Hall project, making the findings contained herein, and taking the following action: 
 
I. Adopt the Staff Report as part of the public record. 
 
II. Make the following findings of fact in support of the one year extension for Toad Hall – Site Plan 

Review 06-01: 
 

1. On July 18, 2006, the Planning Commission made the finding that the Toad Hall project is 
Categorically Exempt from the California Environmental Quality Act per Section 15332 of the 
CEQA Guidelines, as an in-fill development project, in that project uses are consistent with the 
Placerville General Plan and the Placerville Zoning Ordinance; project site is less than five (5) 
acres in size and is surrounded by urban uses; due to the existing disturbed state of site soils, the 
site has no value as habitat for endangered, rare or threatened species; significant traffic, noise, air 
quality or water quality impacts from the project are not anticipated due to recommended 
conditions of project approval, City Code requirements and the City’s Development Traffic 
Impact Fee program; the site is served by sewer, water and drainage utilities that are located in or 
adjacent to either Pleasant and Spring Streets.  

 
On October 25, 2006, the City filed a Notice of Exemption with the El Dorado County Clerk.  
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2. Changes to Zoning Ordinance Section 10-4-9 (Site Plan Review), and the addition of Section 10-
6-1 to 10-6-17 (Water Efficient Landscape Regulations) involving parking lot shading and water 
efficient landscape and irrigation have been adopted by the City since project approval, resulting 
in the applicant providing revised landscape and irrigation plans that in concept and as 
conditioned to meet these changed Zoning Ordinance sections. 

 
III. Grant a twelve month extension, beginning June 19, 2017, for the 971 Spring Street - Site Plan 

Review (SPR) 06-01 – Toad Hall project, involving the site grading, drainage, parking, landscaping, 
sign identification and the construction of one 10,130 square foot three story mixed use professional 
office/residential building on approximately 0.6 acres. The mixed use building would consist of three 
non-medical first floor business professional office spaces, one non-medical business professional 
space and two residential spaces on the second floor, and two residence spaces on the third floor. 
Project is located at 971 Spring Street, northwest of the intersection of Spring & Pleasant Streets. 
APN 001-072-03.  

 
Approval is subject to the following conditions: 

 
1. The developer/property owner shall meet all requirements under Section 10-4-9 and 10-6-1 to 10-

6-17 of the City Code, the Water Efficient Landscape Regulations.  
 
2. All previous Conditions of Approval approved by the Planning Commission for SPR 06-01 on 

July 18, 2006, as modified by the Planning Commission on September 19, 2006, as modified by 
City Council on October 24, 2006, as modified by the Planning Commission on April 20, 2010, 
shall remain in effect and shall be included by reference with the twelve month extension request 
approval.  

 
3.  Red oak shall be planted in place of the applicant’s selection of Chinese Pistache to replace the 

Japanese black pine shown on the Toad Hall Landscape Plan, dated and signed by the applicant 
on May 24, 2017.  

 
The Planning Commission’s decision is final unless appealed to City Council with ten calendar days.  
 
 
ATTACHMENTS: 
 
A.  Applicant Submittal Package 
B. Existing Conditions of Approval, 971 Spring Street – SPR06-01 – Toad Hall Project  
C. Public Comment from Margaret Lockwood, President of the Placerville Shakespeare Club
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Attachment A 

 
Applicant Submittal Package 
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Attachment B 
 

Existing Conditions of Approval - 971 Spring Street – SPR06-01 
 

(Approved on 07-18-06 – Planning Commission; 08-22-06 – City Council; 09-19-06 – Planning 
Commission; 10-24-06 – City Council; 12-19-06 – Planning Commission; 04-20-10 – Planning 
Commission)  

 
Building Division 
 
1. Provide construction drawings and submit for plan review, construction permit process. 
 
2. Plans to be designed by State of California licensed architect or engineer. 
 
El Dorado Fire Protection District 
 
3. Buildings on this project will require a Fire District approved fire sprinkler system. 

 
4. One hour construction is required for this occupancy use and square footage. 

 
5. Additional hydrants will be required for this project. Hydrants will be model Mueller Centurion 200 

and be within 150’ of all points of the structures. 
 

6. Fire flow for this project will be 1,500 gallons per minute for two hours at 20 pounds per square inch. 
 

7. Provide documentation from Placerville Engineering Division and the Fire District to show that the 
system will meet required fire flow for this project. 
 

8. Provide a minimum 20’ wide all weather access road to within 150’ of all exterior portions of the 
structures. 
 

9. Access roads will have 13’ 6” vertical clearance and capable of supporting a 40,000 pound load. 
 

10. Minimum inside turning radius is 25’. 
 

11. Fire access driveway grades on the south and east shall not exceed 12%. 
 

12. Additional requirements may be necessary depending upon building construction and use. 
 
Engineering Division 
 
13. The project shall comply with all pertinent City Ordinances and City standard street cross section 

details of construction, available at the office of the City Engineer.  All remaining items, except for 
sewer, will be designed to County of El Dorado Design and Improvement Standards Manual, El 
Dorado Drainage Manual, and State of California Department of Transportation Standard Plans and 
Specifications.  Sewer will be designed and constructed to EID Standards except when otherwise 
directed by the City Engineer.  

 
14. Improvement plans for both on-site and off-site improvements shall be prepared by a registered civil 

engineer along with specifications and a cost estimate.  Appropriate security and warranty shall be 
provided for all off-site improvements.  
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15. Locate property corners as required prior to building permit.   

 
16. The developer, at his sole expense, shall repair existing public and private facilities damaged during 

the course of construction to the satisfaction of the City Engineer.  The on-site sewer condition shall 
be assessed by camera after construction.  The developer shall repair any damage.  
 

17. All improvement plans shall conform to the requirements of these Conditions of Approval and shall 
be signed by the Chief of the El Dorado County Fire Protection District, the Community 
Development Director, Geotechnical Consultant and the City Engineer.  
 

18. The Applicant shall submit to the Public Works Department a digital copy of “as-built” plans for 
public improvements when construction is complete.  
 

19. Pay applicable City Traffic, Water, and Sewer Connection CIC Fees to be calculated at time of 
Building Permit issuance.  

 
 Drainage 
 
20. The developer shall incorporate into the drainage system Best Management Practices (BMP) for the 

capture of oil and petroleum products or other hazardous materials leaving from the on-site paved 
areas.  
 

21. The developer shall construct the appropriate drainage facilities to prevent sheet flow from leaving 
the project site across sidewalks or from the driveways.  
 

22. Mark all drainage inlets, “Do not dump—flows to creek.” 
 
Roadway 
 
23. The developer shall construct City standard curb, gutter, sidewalk and driveway improvements as 

required by the City Engineer and as determined at the time of improvement plan submittal.  Any 
damaged or non-conforming curb, gutter and sidewalk along the frontage length shall be replaced at 
the expense of the developer.  The developer shall anticipate constructing sidewalk along the Spring 
Street Frontage and from the intersection to the driveway along the Pleasant Street Frontage.   
 

24. Roadway striping shall be revised for the Spring Street driveway to provide shelter for left turning 
vehicles and a 4’ striped shoulder shall be provided on the north side of Spring Street adjacent to the 
project frontage as approved by the City Engineer.  

(Amendment made by City Council action on October 24, 2206.) 
 
25. The driveway, as with all driveways in the City, onto Spring Street is issued as a revocable driveway 

encroachment.  The City reserves the right to restrict the Spring Street driveway to right in/out only or 
other measures as deemed necessary, should an operational issue develop in the future requiring such 
restriction.  The applicant shall enter into an agreement with the City to this effect, and have this deed 
restriction recorded against the property.  

 
26. The developer shall place all necessary Class III bike route signage along Spring Street from 

Bedford/Highway 50 to Coloma Street. 
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Grading 
 
27. The applicant shall submit the grading plans to the El Dorado County Resource Conservation District 

and Air Quality Management District for recommendations and approval.  
 

28. No grading or construction for the project shall begin until all site improvement plans are complete 
and approved by the City Engineer.  Demolition, vegetation clearing, building relocation, site 
investigation, and site preparation which does not involve more than 50 cubic yards of soil 
disturbance may proceed under a separate construction permit.  

 
Property/Survey  
 
29. A request to abandon the existing unused Pleasant Street right-of-way along the northwest boundary 

shall be submitted for consideration by the City.  
 

30. Prepare easements for the existing waterline in the unused Pleasant Street and access to the adjacent 
property.  
 

31. An Irrevocable Offer of Dedication will be required on the Spring and Pleasant Street frontages to be 
a minimum of one foot behind back of sidewalk. 

 
Utility 
 
32. All new and existing on-site utilities shall be placed underground.  This shall include the overhead 

utility that traverses the property along the old Pleasant Street alignment.  This is not to include the 
existing frontage utilities along Spring Street and the new Pleasant Street, which can remain as 
overhead lines. 

 
33. Provide a final Drainage Report which complies with the El Dorado County Drainage Manual.  Post-

development peak flows shall not exceed pre-development flows, or other mitigation shall be 
provided to the satisfaction of the City Engineer.  Improvements to off-site facilities may be 
necessary to eliminate the impact on downstream public or private property should the applicant 
propose to increase post project flow from existing conditions. 

 
Planning Division 
 
34. Should the request by Staff to amend the Non-Motorized Transportation Plan to change the plan’s 

proposed Spring Street designation of a Class II Bike Lane to a Class III Bike Route be disapproved 
by the City Council, the applicant, heirs or assigns shall submit revised site plans with Class II Bike 
Lane improvements to the Commission for review and approval prior to the issuance of any 
construction permit for the site. 

 
35. All construction shall be limited to the hours between 7:00 a.m. and 5:00 p.m., Monday through 

Friday. No construction shall be allowed on Saturday and Sunday unless with written authorization of 
the City Planning Division or the Department of Public Works.  
 

36. To ensure adequate parking is provided on-site for future uses, a deed restriction shall be recorded on 
the project parcel by the property owner prohibiting the conversion of the general office use space 
into medical office use space without first providing evidence of on-site parking for all site uses to, 
and obtaining a Construction Permit from, the Community Development Department.   
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37. To ensure adequate parking is provided on-site for future uses, a deed restriction shall be recorded on 
the project parcel by the property owner prohibiting the conversion of the designated “storage 
room(s)” within the general office space into non-storage use (e.g. office use) without first providing 
evidence of on-site parking for all site uses and obtaining a Construction Permit from the Community 
Development Department.  
 

38. Should the project applicant or his/her successors, heirs or assigns desire to install  signs advertising 
the general office uses on site, their location, dimension and illumination is subject to City Code §10-
4-17 and the approval of a Master Sign Plan by the Planning Commission prior to their installation. 
 

39. Final site, size and species specific landscape and irrigation plans, along with application fee, shall be 
submitted to the Community Development Department for processing and then reviewed and 
approved by the Planning Commission prior to issuance of a construction permit for the project. 
 

40. Exterior lighting plans and photometric analysis for all exterior lighting including the external 
illuminated signs shall be submitted to the Community Development Department for processing and 
then reviewed and approved by the Planning Commission prior to issuance of a construction permit 
for the project. 
 

41. The project applicant or his/her successors, heirs, assigns shall record a Landscaping Maintenance 
Agreement prior to the issuance of a Certificate of Occupancy for the site in accordance with City 
Code §10-4-9 (Site Plan Review).  
 

42. 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. 

 
City Council Conditions - October 24, 2006  
 
Condition No. 24 was amended as shown as underline text. 
 
43. Construct an ADA compliant crosswalk crossing Pleasant Street at Spring Street. Crosswalk striping 

shall be thermoplastic. 
 

44. For landscaping on Pleasant Street (the east side of the project), utilize trees in the landscape plan that 
will reach an early stage of maturity to create an established look to the project. 

 
45. The developer work with staff and residents to try and see if it would be possible to develop some 

non-monetary compensation to the property owners for any lost street parking on Spring Street. 
 
Planning Commission – December 19, 2006 
 
46. Applicant shall add additional landscaping on the southeast and northeast corners of the site to soften 

the building mass; and, the additional landscaping shall be reviewed and approved by staff. 
 
47. Master Sign Plan is approved with two signs: 1) the monument sign of no more than 24 square feet; 

and, 2) the sign on the building, as proposed. 
 
48. The glass panes on the carriage lamps shall be replaced with frosted glass panes. 
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49. The lighting of the signs shall be down-lighting or up-lighting and shall be in compliance with the 
City Code. The lighting fixtures shall be reviewed and approved by City staff. 

 
Planning Commission – April 20, 2010 
 
50. The sign which sits at the front of the project site shall be re-erected. 
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Attachment C 
 

 Public Comment from Margaret Lockwood, President of the Placerville Shakespeare Club 






