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City of Placerville 
Community Development Department 

Staff Report 
 
 
DATE:  July 30, 2009 
 
APPLICATION NO.: Tentative Subdivision Map 05-03 & Environmental 

Assessment 05-05, Quartz Mountain Estates Phase II 
       
REQUEST: 26-lot single family residential subdivision  
  
APPLICANT:   San Jacinto Equities 
 
AGENT: Carlton Engineering 
 
GENERAL 
LOCATION: Between Tunnel Street & Bedford Avenue, north of Spring 

Street 
 
GENERAL PLAN 
DESIGNATION: Low Density Residential 
 
ZONING: R1-20,000 (Single Family Residential, 20,000 square foot 

minimum parcel area) 
 
ASSESSOR’S  
PARCEL NO.: 001:031:41; 001:071:10 & 16 
 
PARCEL AREA: 25.02 acres 
 
SURROUNDING 
LAND USES: North, East, West - Low and Medium Density Single Family 

Residential;  
 South, southwest – Business and Professional 
 
ENVIRONMENTAL 
DOCUMENT: Mitigated Negative Declaration 
 
RECOMMENDATION 
 
The Planning Commission recommends that the City Council approve Tentative 
Subdivision Map 05-03 & Environmental Assessment 05-05, Quartz Mountain Estates 
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Phase II, with the Findings and Conditions of Approval contained herein.  The Planning 
Commission vote was 4 – 1 in favor of this request. 
 
BACKGROUND 
 
The subject site is a portion of a previous Subdivision Map known as Quartz Mountain 
Estates, approved in 1989 for 57 lots.  The subject site involves three parcels totaling 
25.02 acres and was once Phases II, III & IV of Quartz Mountain Estates, which 
previously consisted of 37 single family lots (Phase I is 20 lots).  A focused 
Environmental Impact Report in 1989 concluded that the project would not result in 
significant environmental impacts and potentially significant impacts were mitigated to 
a less than significant level.  The Final Map for Phase I was recorded which created 
legal lots for that Phase; however, no Final Map for subsequent Phases was ever filed.  
The Tentative Subdivision Map for Phases II, III & IV expired in 1996.  While the zoning 
for all of the Phases have remained the same since then, the City adopted more 
restrictive slope-to-parcel area regulations in the early 1990’s.  When the Phases II, III & 
IV Tentative Map expired, the regulations in place at the time of expiration also became 
inapplicable to this request.  As a result, new projects submitted after the adoption of 
the slope-to-parcel area regulations must conform to those regulations and any other 
applicable regulations at the time of the submittal (such as tree canopy retention and 
replacement). 
 
DESCRIPTION OF SITE 
 
The subject 25.02-acre site is undeveloped.  The topography is best described as 
moderate, with slopes ranging between 15% and 30%; however, most proposed lots 
appear to average approximately 20%.  Oak/Pine woodland is the predominant 
vegetative feature of this site, with Toyon and Manzanita shrubbery and grassland.  
Access to the site is by way of the southern terminus of Quartz Mountain Drive which 
connects to Bedford Avenue to the north.  Other than this point of access, the site is best 
described as “land-locked”.  
 
DESCRIPTION OF REQUEST 
 
This request is made to subdivide the 25.02-acre site into 26 single family lots ranging in 
parcel area from 20,480 square feet (0.47 acre) and 62,650 square feet (1.44 acre) with 
most lots ranging in the mid 30,000 square foot area.  The Tentative Map shows a 
proposed road configuration which very closely mirrors that of the previously expired 
Tentative Map (refer to Exhibit ‘A’).  Proposed is a road connection between Tunnel 
Street and the southern terminus of Quartz Mountain Drive, and two internal roadways 
with cul-de-sacs.  The cul-de-sac roads parallel a secondary ridgeline through the site.   
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The proposed Quartz Mountain road extension is a continuation of the existing Quartz 
Mountain Drive, a local connector street of 32 feet of roadway section curb face to curb 
face within a 40-foot right-of-way with concrete curb and gutter on both sides and a 
sidewalk on one side.  Irina and Maria Courts are proposed cul-de-sac streets that 
propose a 24-foot road section curb face to curb face within a 40-foot right-of-way, both 
with rolled curb and gutter on each side and sidewalks on one side each.  Quartz 
Mountain Drive, as proposed, is consistent with the City’s General Plan Master 
Circulation Map, providing an east/west roadway connection, albeit circuitous, on the 
north side of Highway 50.  Minor land acquisition may be required for the westerly 
offsite portion of roadway. 
 
GRADING, TREE REMOVAL AND STORM DRAINAGE 
 
The Grading Plan shows grading activity associated with the proposed roadways which 
shows that the disturbed area is approximately 4.3 acres (17.2%) of the overall 25.02-
acre site.  The estimated earthwork quantities shown involve 11,600 cubic yards of cut 
material, 16,000 cubic yards of fill material, with a net material import of about 4,300 
cubic yards.  Grading is not shown on the individual lots, as these are expected to be 
custom lots if/when developed.  As mentioned above, grading associated with a 
majority of the proposed lots is not expected to be substantial in that approximately half 
of the proposed lots are either at-grade or downhill lots. 
 
The City’s Woodland and Forest Conservation Code for canopy retention/replacement 
applies to residential subdivisions involving five or more lots.  It contains standards for 
minimum canopy retention/replacement for residential projects.  The predevelopment 
tree canopy for the site is approximately 73%.  Site development, i.e. the roads, will 
cause removal of approximately 7% of that canopy.  The prescriptive standards 
contained in City Code require canopy retention/replacement of 70% of the original 
tree canopy under this scenario.  The Tree Canopy Exhibit submitted by the applicant 
shows that about 90% of the tree canopy will be retained.  This amount excludes the 
homesites, as the individual sites have not been designed as of yet.  The required 
Covenants, Conditions & Restrictions (CC&R’s) will contain provisions for tree removal 
on individual lots consistent with the City Code once submitted for approval and 
recordation. 
 
The site bisects two drainage basins.  The proposed project contains drainage designed 
improvements including curbs, gutters, storm drains, drainage easements and a system 
designed to capture surface runoff to both Tunnel Street and Bedford Avenue drainage 
systems.  A Stormwater Drainage Study accompanied this request (Carlton 
Engineering, March 1, 2007).  The Study concluded that the proposed project would not 
significantly increase stormwater runoff, noticeably change the native time of 
concentration, nor significantly affect the drainage patterns of the surrounding 
properties.  The project is furthered conditioned in this respect with the Engineering 
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Division requirements contained herein and the Mitigation Measures incorporated into 
the attached Mitigated Negative Declaration.   
 
TRAFFIC AND CIRCULATION 
 
In addition to the two cul-de-sac roads, the main circulation component related to this 
project involves the extension of Quartz Mountain Drive southerly and westerly 
connecting to Tunnel Street, a road which is shown on the City’s Master Circulation 
Plan.  In that the project proposed involves 26 single family dwellings, it is estimated 
that a total of 260 vehicle trips would be created at site build out.  It is estimated that 
80% of the traffic will access Tunnel Street north of the El Dorado County Senior Center 
complex with a peak hour of approximately 52 vehicle trips (1 vehicle trip every minute 
at the intersection of Quartz Mountain Drive and Tunnel Street).  This is a low trip 
generation rate and is not expected to affect the capacity of surrounding roadways or 
intersections. 
 
FIRE HAZARD 
 
The City of Placerville General Plan identifies a portion of the subject site to be within 
an extreme fire hazard area.  Further, CalFire has further identified the area as a very 
high fire hazard area.  Not only does the City General Plan contain certain policies 
regarding development in areas of extreme fire hazard with respect to fire retardant 
roofing, wall materials, vegetation clearances, etc.  The local Building and Fire Codes 
recently updated and adopted also prescribe standards to reduce potential fire hazard, 
such as the use of fire retardant deck, roof and wall materials.  The Fire District has not 
conditioned the project requiring a Wildfire Management Plan.  In reviewing the Fire 
District’s recommended Conditions of Approval, the Planning Commission expressed 
concern that the District did not require a Fire Management Plan, given the vegetative 
nature of the site.  The Planning Commission asked staff to consult with the District in 
this regard and staff has done so, but has not received a response from the District at 
this time. 
 
CEMETERY 
 
An El Dorado County cemetery is located on the hillside south of the Quartz Mountain 
road extension and west of Lots 11, 12, & 14.  A Field Survey was completed for the 
original Quartz Mountain Estates project which proposed the Quartz Mountain road 
extension in approximately the same location.  The Field Survey concluded that there is 
at least 30 feet between the nearest gravesites and the northern property line of the 
Senior Center complex.  Therefore, it is not anticipated that the cemetery will be 
impacted from any proposed roadway and utility improvements.  Nonetheless, 
Mitigation Measures have been incorporated into the Initial Study/Mitigated Negative 
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Declaration that address the process in the event that gravesites are encountered during 
construction. 
 
ENVIRONMENTAL ASSESSMENT 
 
An Initial Study/Mitigated Negative Declaration has been prepared for this project.  
The environmental document has been legally noticed and circulated to the State 
Clearinghouse and applicable El Dorado County agencies.  The document concludes 
that no significant unmitigatable impacts occur from project development.  The 
document discusses environmental issues relating to Geology, Water, Air Quality, 
Biological Resources, Hazards, Noise, Public Services, Aesthetics and Recreation.  
Mitigation Measures have been incorporated into the Mitigated Negative Declaration to 
reduce impacts to a less than significant level and said Mitigation Measures are a 
required condition of approval.    
 
CONCLUSION AND RECOMMENDATION          
 
The Planning Commission conducted a public hearing on this request on July 21, 2009, 
and voted 4 – 1, recommending approval by the City Council.  The Planning 
Commission found that Quartz Mountain Estates Phase II is substantially consistent 
with the applicable goals and policies of the General Plan and zoning requirements.  
The map conforms to the Zoning Ordinance in all respects.  The Findings enumerated 
below and Conditions of Approval are drafted for approval by City Council.  Should 
the City Council choose to recommend denial of the project, then the City Council 
should direct staff to formulate Findings for denial based upon the record and return 
with these findings to the City Council for adoption.  The Planning Commission 
recommended that the City Council take the following action(s): 
  
1. Adopt the Staff Report as part of the public record. 
 
2. Receive, approve and file the Mitigated Negative Declaration prepared for this 

project dated June 15, 2009.  The Mitigation Measures contained therein are 
conditions of project approval. 

 
3. Make the following General Plan Findings of consistency: 
 

A. This request is consistent with the Land Use Element, Goal A that states, 
“To provide for orderly development within well defined urban 
boundaries” and Land Use Policy 1 that states, “The City shall give infill 
development of vacant lands within the City Limits priority over 
development in areas to be annexed whenever feasible”. 
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B. This request is consistent with Goal B of the Land Use Element that states, 
“To provide for decent housing in a suitable living environment for every 
resident of Placerville while maintaining the rural beauty that is unique to 
Placerville”. 

 
C. This request is consistent with Goal A of the Housing Element that states, 

“To provide a range of housing choices in terms of type, density, cost and 
tenure to meet the needs of all economic segments of the community 
while maintaining the unique rural character of Placerville”. 

 
D. This request is consistent with Goal D of the Health and Safety Element 

which states, “To prevent loss of lives, injuries and property damage due 
to wild land and urban fires”, and Policy 8 thereof that states, “Future 
roadway systems and networks shall be designed with at least one means 
of egress other than the access in all developing areas”. 

 
E. This request is consistent with the Transportation Element Policy 5 that 

states, “The City shall ensure that all newly developing areas are served 
by at least two means of access”, and Policy 6 states, “The City shall 
discourage the creation of long dead-end roads and cul-de-sac streets by 
providing for connections between such streets and secondary access 
areas served by such streets”, to the extent that it can be, given the 
characteristics of the site and topographical constraints. 

 
4. Make the following findings with respect to Tentative Subdivision Map 05-03: 
 

A. The design of the subdivision and proposed improvements will not cause 
significant environmental impacts.   

 
B. The design of the subdivision will not cause serious health, safety and 

welfare impacts. 
 
C. The proposed development is designed to provide a desirable 

environment within its own boundary. 
 
D. The proposed development is consistent with the City of Placerville 

General Plan. 
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5. Approve Tentative Subdivision Map 05-03 & Environmental Assessment 05-05, 
Quartz Mountain Estates Phase II, with the following conditions of approval: 

 
 Conditions of Approval 
 

Engineering Division: 
 
General 
 
1. This Subdivision (Development) project shall comply with all pertinent 

City Ordinances and City standard street cross-section details available at 
the office of the City Engineer.  All remaining items, except for sewer and 
water, will be designed in accordance with the County of El Dorado 
Design and Improvement Standards Manual, as revised May 18, 1990; the 
County of El Dorado Drainage Manual, dated March 14, 1995; and the 
State of California Department of Transportation (Caltrans) Standard 
Plans and Standard Specifications, dated May 2006.  Sewer and water 
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 services shall be constructed to City 
standards.  

 
2. The Developer shall reimburse the City for associated project costs 

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

 
3. The Developer shall be responsible for maintenance and upkeep of all 

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

 
4. Appropriate land rights shall be obtained from the affected property 

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

 
5. All improvements required for this development and as described in these 

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

 
6. All Capital and Impact Fees are to be calculated and paid at time of 

Building Permit issuance. 
 
Map 
 
7. All existing easements within the development boundaries shall be 

revised as appropriate to conform to the new development layout at the 
time the Final Map is recorded.  Easements to be abandoned shall be 
abandoned prior to or concurrent with the Final Map.  Abandonment shall 
be in accordance with the Utility’s and the City’s requirements. 

 
8. All commonly shared private improvements shall exist within non-

exclusive private easements.  The easements shall also grant the right to 
enter thereon to the personnel, agents, and equipment from the City, EID, 
Fire District, and all required utilities. 

 
9. The Final Map shall show all drainage easements for improvements such 

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

 
10. Where the Developer is required to make improvements on land, which 

neither the Developer nor the City has sufficient title or interest to make 
such improvements, the Developer shall make every effort to acquire all 
necessary land rights prior to the filing of the Final Map.  If the Developer 
is unsuccessful in obtaining those land rights, then, prior to filing of the 
Final Map, the Developer shall submit to the City Engineer for approval: 
 
a) A legal description prepared by a civil engineer or land surveyor of 

the land necessary to be acquired to complete the off-site 
improvements. 

 
b) Improvement plans prepared by a civil engineer of the required off-

site improvements. 
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c) An appraisal prepared by a professional appraiser of the cost of 
land necessary to complete the off-site improvements. 

 
Prior to the filing of the Final Map, the Developer shall enter into an 
agreement pursuant to government code Section 66462.5 to complete the 
required off-site improvements including the full costs of acquiring any 
real property interests necessary to complete the required improvements. 
 
In addition to the agreement, the Developer shall provide a cash deposit, 
letter of credit, or other acceptable surety in an amount sufficient to pay 
such costs including legal costs subject to the approval of the City 
Attorney. 

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

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

 
12. All utilities outside of roadways shall be in 15 foot wide easements 

centered on the utility. Easements for drainage swales shall be 10 feet 
wide centered on the swale.  All easements within the development shall 
be dedicated on the Final Map or by separate instrument. All easements 
outside of the development boundaries shall be submitted for approval 
with the final improvement plans.  

 
Home Owners, CC&R, Agreements, and Districts 
 
13. Should individual building pad grading not be included in the 

subdivision plan approval and construction process, the Developer shall 
file a Notice of Restriction on lots where no grading has taken place.  The 
notice will direct future owners that an engineered site plan signed by a 
licensed civil engineer is required before a building permit will be issued 
on that lot.  

 
14. Previously recorded CC&R’s for the Quartz Mountain Development shall 

be revised as necessary to be consistent with this phase II development.  
 

15. This development is within the Senior 1992-1(Series A Bonds) and the 
Subordinate 1992-1(Series C Bonds) Assessment Districts and is subject to 
the charges and requirements thereof. The Developer shall enter into an 
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agreement with the City regarding segregation and payment of these 
bonds prior to filing of the Final Map. 

 
16. Funding for street lighting shall be by the formation of a Lighting, 

Landscaping, Maintenance District (LLMD).  The LLMD shall be 
established by the Developer prior to filing of the Final Map. 

 
Water System 
 
17. Improvements shall comply with Fire District requirements, including 

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

 
18. The required water system, including all fire hydrants, shall be installed 

and accepted by the City Public Works Department and the El Dorado 
County Fire Protection District prior to any combustible building material 
being placed on an individual lot. 

 
19. Design and construct all necessary improvements to the existing City 

water system to construct a looped system that provides the required fire 
flows and operating pressures to all new lots without degrading the 
existing system (served by EID meters 61415 and 62197 and operating 
with its hydraulic grade line at the water surface elevation of EID tank 4 
covering Quartz Mountain 1, Golden Eagle, and Poverty Hill areas).  
Submit a report identifying the proposed improvements meeting this 
criterion to the City Engineer for review and approval prior to submittal 
of the final improvement plans.  Report shall include an engineering 
hydraulic analysis using the City water hydraulic model to determine all 
water settings, pipe sizes, and the overall effect on the City water system 
resulting from the proposed improvements. The report shall also evaluate 
the need for a PRV Station prior to connection to the lower pressure zone 
(Main) at Tunnel Street.  Improvements identified in the report may be in 
addition to those shown on the tentative map.   

 
20. City water main line improvements shall comply with EID standards. 

Water service shall be provided to each lot and shall be per City 
standards. Final improvement plans shall show proposed water mains on 
street plan and profiles together with all other underground utilities.  
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Sewer Facilities 
 
21. Sewer and water laterals shall have a 10’ minimum separation from 

connections at the respective mains to the point of connection with the 
structure. 

 
22. A sewer service lateral shall be provided to each lot up to and including a 

2-way cleanout installed at the street right-of-way line/property line. The 
property owner is responsible for future sewer lateral construction and 
maintenance upstream of this 2-way cleanout.  All sanitary sewer facilities 
downstream of this cleanout shall be installed with this development to be 
owned and operated by the City, and shall conform to City requirements.  

 
23. Where the finished floor elevation of a dwelling is less than 6 inches above 

the upstream manhole lid elevation provide backwater valve installation 
per EID standards or protect with other method as approved by the City 
Engineer. Installation shall be maintained by the homeowner. 

 
24. The Final Map and the subdivision improvement plans shall designate 

any lots that require pumped sewer services. 
 

25. Except for lots 14 and 15, the Developer shall construct the sewer system 
to service the subdivision and access the Bedford Main through an 
existing easement from the subdivision to Bedford Avenue. The 
downstream 6 inch sewer in Spring Street between manholes 4 and 6 
(from near Spring/Highway 50 to near the Shakespeare Club) shall be 
upgraded to 8 inch.  The Developer will be eligible for reimbursement of 
this offsite sewer construction in Spring Street by assigning connection fee 
credits to specific lots within this subdivision up to the total available 
credits.  Lots 14 and 15 will be served as proposed. 

 
26. As an alternative to the preceding condition, the Developer may sewer the 

project as proposed on the tentative map after preparing a capacity study 
of the downstream sewer system between the Tunnel Street tie in point 
and the main trunk line near Hangtown Creek, and making 
improvements to provide the necessary capacity.  The Developer will be 
eligible for reimbursement of this offsite sewer construction in Spring 
Street by assigning connection fee credits to specific lots within this 
subdivision up to the total available credits.   
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Other Utilities 
 
27. Electric, telephone, and cable TV shall be underground from the point of 

connection to each on-site lot.  Any off-site utility installation along a new 
street shall be underground.  

 
28. The Owners Statement on the final map shall irrevocably dedicate a 15-

foot slope, drainage, and Public Utilities Easement along all lot frontages.  
 
Drainage Facilities  
 
29. A Final Drainage Plan shall be prepared for review and approval by the 

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

 
30. All drainage inlets shall be marked “Do not Dump – Flows to Creek.” 

 
31. Drainage facilities shall be designed to accommodate flows from a 10-year 

storm with no static head, and to accommodate 100 year flows while still 
leaving a minimum of 12 feet of unobstructed roadway travel width. 

 
32. Overland drainage escape routes shall be provided and shall be secured 

with a drainage easement. 
 

33. Drainage from public rights-of-way across private lots must be in a 
permanent drainage ditch as approved by the City Engineer offered for 
dedication to the City in a drainage easement.  

 
34. Surface drainage of drainage swales or concentrated lot drainage across 

sidewalks or curbs is not allowed. 
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Roadways 
 
35. Internal roadways shall be constructed to the following City standards: 

 
Quartz Mountain Road           Local Street            32’c-c in 40’ ROW  
Irena and Maria Courts           Cul-de-Sac              24’c-c in 40’ ROW 
 
Roadway section shall have rolled concrete curb and gutter on one side 
and rolled concrete curb, gutter, and sidewalk on the other.  Street types 
and widths shall be as listed above.  The cul-de-sacs shall be 84’ curb-to-
curb within a 100’ diameter right-of-way.  Curb returns shall be 20’ radius. 
 

36. Street structural section shall be designed based upon traffic index of 5.5 
for cul-de-sacs, 6.0 for local streets, and shall have a minimum section of 
3” AC over 6” AB. 

 
37. Where roadway earthwork extends beyond the street rights of ways 

additional slope easements shall be provided to a point 5 feet beyond the 
hinge point.  

 
38. Install street name signs at all intersections. “No Parking” signs shall be 

installed on the sidewalk side of Irena and Maria Courts.  “Stop” signs 
shall be installed on Quartz Mountain Road at Tunnel Street. All striping 
shall be thermoplastic.  

 
39. Street lighting shall be provided at the new off-site intersection, new 

internal intersection, the ends of cul-de-sacs, and as required by the City 
Engineer.  All street lighting shall be fully shielded to prevent excess glare 
and light, and shall comply with PG&E standards.   

 
40. All roads shall be named by filing a completed road-naming petition for 

each proposed road with the City Engineer prior to filing the Final Map. 
 

41. Include an offer of roadway dedication on the Final Map along Bedford 
Avenue from lots 1 through 3 for any area within 25’ of the centerline of 
Bedford Avenue.  

 
42. The final improvement plans shall provide for continuous temporary 

access (equal to or better than existing) during construction to each 
property affected by the Quartz Mountain Road extension to Tunnel Street 
as approved by the City Engineer. 
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43. Provide sub drains on all roadways subject to seasonal wet areas or as 
required by the Geotechnical Engineer.  Outlet sub drains to approved 
drainage locations. 

 
44. Unobstructed sidewalks shall be provided throughout the project area, in 

that parking shall be provided on the opposite side of the street as the 
sidewalk. Concrete curb, gutter, and sidewalk shall be designed to accept 
H-20 wheel loading allowing for fire truck usage.  

 
45. Install handicap ramps at all street intersections where sidewalks are 

present and at all locations required by ADA.  
 

46. Developer shall coordinate with all involved public agencies and private 
property owners to obtain all necessary approvals, obtain all rights-of- 
way, and shall pay all costs of constructing the off-site roadway 
connection to Tunnel Street as proposed across El Dorado County 
Property. Realign public and private roadways and driveways along this 
off-site connection to meet city street and driveway alignment and 
separation standards and as approved by the City Engineer.  All necessary 
rights-of-way across County property must be approved by the City 
Engineer and obtained by the Developer prior to final improvement plan 
approval or as directed by preceding conditions.  Off-site Road rights-of-
way and slope easements shall be the same widths as required within the 
development.  

 
Driveways 
 
47.  Provide a minimum of 20 feet between the back of curb or back of 

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

  
Grading 
 
48. All grading shall conform to the City Grading Ordinance and to all other 

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

 
49. Show proposed building pad on each lot and proposed driveway access, 

including driveway grades, retaining structures, and required residential 
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turnarounds.  Complete rough grading of driveway if difference between 
pad and street elevations is greater than 6 feet. 

 
50. Show all non-buildable areas due to slopes, mines, shafts, graves, or other 

known soil conditions on the final map. 
 

51. Install minimum 42-inch height permanent fencing at the top of all bluffs 
or cut-and-fill slopes exceeding 10 feet in height, and greater than 2:1 
slope. 

 
52. All retaining walls shall be reviewed and approved by the City prior to 

construction, including material types, colors, and surface finishes. 
 

53. A geotechnical engineering study was prepared in March 1991 by 
Youngdahl & Associates, Inc., for this development.  A geological 
investigation was prepared in June 1987 by George A Wheeldon & 
Associates for this development. Update these two studies to identify 
mine related activity and any required remediation found necessary.  The 
Geotechnical Engineer or the Geologist shall review and sign off on the 
final grading and improvement plans for conformance to 
recommendations contained in the updated studies. 
 
After all rough grading and trenching operations have been completed, a 
final “Mines, Tunnels, and Shafts” report, providing final 
recommendations for development on each lot, shall be prepared.  This 
final geotechnical information shall then be conveyed to all future 
property owners by being recorded with each lot, being incorporated into 
the developments CC&R’s, or by other method approved by the City 
Engineer.  Any identified building pad restrictions shall be identified on 
the Map prior to recording. 

 
54. The improvement plans shall include an erosion and sediment control 

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

 
a) Any mass grading shall be restricted to dry weather periods 

between April 1 and October 31. 
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b) If other grading activity is to be undertaken in wet-weather 

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

 
c) In the event construction activity including clearing, grading, 

disturbances to the ground, such as stockpiling, or excavation 
result in soil disturbances of at least one acre of total land area, the 
applicant shall obtain and provide a Notice of Intent (NOI) from 
the Regional Water Quality Control Board. 

   
d) Should a NOI be required, Storm Water Pollution Prevention Plan 

(SWPPP) shall be provided prior to issuing a construction permit.  
The SWPPP shall have provisions to provide at minimum monthly 
monitoring reports to the City during wet weather and to 1 year 
after completion of construction. 

 
e) Project less than one acre are exempt from obtaining a NOI unless 

construction activity is expected to create soil disturbances that 
could cause significant water quality impairment. 

 
f) The internet site for information and application on the NOI can be 

found at: 
http://www.waterboards.ca.gov/stormwtr/docs/finalconstpermit
.pdf. 

 
g) Sedimentation basins, traps, or similar BMP controls shall be 

installed prior to the start of grading. 
 

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

 
i) Excavated materials shall not be deposited or stored where the 

materials could be washed away by storm water runoff. 
 

55. The improvement plans shall include a dust control plan, which takes all 
necessary measures to control dust.  This plan shall be implemented by 
the Developer during grading as required by the City and the El Dorado 
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County Air Quality Management District (AQMD).  A permit from 
AQMD shall be submitted to the Public Works Department prior to 
approval of the improvement plans. 

 
56. Graded slopes shall be limited to a maximum steepness ratio of 2:1 

(horizontal to vertical) unless otherwise approved by the geotechnical 
engineer. 

 
57. Obtain proper permits prior to demolition or grading of any hazardous 

materials, underground storage tanks, mines, tunnels, shafts, septic 
systems, water wells, graves, or other existing underground utilities or 
unforeseen features.  Requirement to obtain additional permits shall be 
clearly stated on the grading plans.  

 
58. In instances where a grading plan involves import or export, prior to 

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

 
59. City restrictions related to noise and work hours shall be clearly stated on 

the cover sheet for the final improvement and/or grading plans. 
 

60. Existing trees to be protected and the protection measures to be installed 
or observed during site grading and trenching operations shall be clearly 
delineated on the final improvement plans.  

 
El Dorado County Fire Protection District: 
 
61. Road widths on Quartz Mountain Road are required to be 40’ minimum 

width.  Road widths on Irina Court and Maria Court are required to be 30’ 
minimum width with parking on one side. 

 
62. Mueller Centurion 200 hydrants will be required for this project.  Hydrant 

spacing as shown is accepted. 
 
63. Fire flow for this project is 1000 gpm for 2 hours @ 20 psi. 
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64. Provide documentation from Placerville City Engineering and the Fire 
District to show that the system will meet required fire flow for this 
project. 

 
65. Road grades shall not exceed 12%.  Grades of 15% are shown and are not 

accepted. 
 
66. Gates are not to be used. 
 
67. Additional requirements may be necessary depending on building 

construction and use. 
 

68. The Planning Commission is directing staff to consult Fire District for a 
definitive statement on whether a Fire Safe Plan should be required as 
well as the removal and/or replacement of dead trees and vegetation. 

 
Planning Division: 
 
69. Submit final Covenants, Conditions & Restrictions (CC&R’s) to Planning 

Commission for review and approval prior to their recordation. Staff to 
provide Phase I CC&R’s for review and comparison. The CC&R’s shall 
include references to the City Woodland and Forest Conservation Code 
and set forth architectural standards within the project. 

  
70. Street light location and design shall be subject to review and approval by 

the Community Development Department.  It is noted that architectural 
style light fixtures in keeping with the proposed project are highly 
encouraged and that said fixtures shall have full cut off shielding. 

 
71. The improvement plans for the Quartz Mountain Drive extension as it 

relates to the El Dorado County Senior Care/Health Facility shall be 
reviewed and approved by El Dorado County prior to the recordation of 
the Final Subdivision Map. It is intended that this condition maintain or 
increase parking at the El Dorado County Senior Care/ Health Facility. 

 
Mitigation Measures: 
 
72. The applicant or his/her successors, heirs, assigns shall perform all 

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

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

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

74. The project proponent, their heir or assigns shall prepare a geotechnical 
report addressing the potential of naturally occurring asbestos (NOA).  This 
report shall be submitted and reviewed prior to the recordation of a 
Subdivision Map for this project. 
 

75. As the presence of serpentine rock (SaF) is discovered during 
construction, the Contractor, project proponent, their heir or assigns shall 
immediately notify the Owner, City and the El Dorado County 
Department of Environmental Management that serpentine rock is 
present on the site.  A Fugitive Dust Plan to include Asbestos Hazard 
Mitigation Provisions is required prior to continuation of earthwork in 
areas where serpentine rock is present.   

    
76. A Final Drainage Plan shall be prepared for review and approval by the 

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

 
77. Drainage facilities within the subdivision shall be designed to 

accommodate flows from a 10-year storm with no static head, and to 
accommodate 100-year flows while still leaving a minimum of 12 feet of 
unobstructed roadway travel width. 

 
78. The applicant or his/her successors, heirs, assigns shall perform all 

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

 
79. The applicant or his/her successors, heirs, assigns shall obtain all 

necessary permits/certifications from the Central Valley Regional Water 
Quality Control Board (CVRWQCB) regarding NPDES regulations and 
shall show evidence of compliance with the CVRWQCB regulations prior 
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to on site grading activities.  The Storm Water Pollution Prevention Plan 
(SWPPP) will comply with the City’s Storm Water Management Plan.  
Appropriate BMPs will be implemented throughout the duration of 
construction activities.   

 
80. During cut or fill operations, conduct watering as necessary to prevent 

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

 
81. For control of track-out of material onto the adjacent public streets, 1) 

pave or apply chemical stabilization at sufficient concentration and 
frequency to maintain a stabilized surface starting from the point of 
intersection with the public paved surface and extending for a centerline 
distance of at least 100 feet and a width of at least 20 feet, or 2) pave from 
the point of intersection with the public paved road surface and extending 
for a centerline distance of at least 25 feet and a width of at least 20 feet 
and install a track out control device immediately adjacent to the paved 
surface. 
 

82. Prior to commencement of grading and excavation activities, a Fugitive 
Dust Prevention and Control Plan and Contingent Asbestos Hazard Dust 
Mitigation Plan shall be submitted to and approved by the AQMD, in 
compliance with AQMD Rule No. 223, Fugitive Dust Emissions. 

 
83. If proposed construction activities are planned to occur during the nesting 

seasons for raptors and migratory birds (typically March 1st through 
August 31st), the applicant shall retain a qualified biologist to conduct a 
focused survey for active nests of raptors and migratory birds within and 
in the vicinity of (no less than 100-feet outside project boundaries, where 
possible) the construction area no more than 30 days prior to ground 
disturbance or tree removal. Said survey shall be submitted to the 
Planning Division for review by Staff a minimum of 5 days prior to 
ground disturbance or tree removal.  If active nests are located during 
preconstruction surveys, USFWS and/or DFG shall be notified regarding 
the status of the nests. Furthermore, construction activities shall be 
restricted as necessary to avoid disturbance of the nest until it is 
abandoned or a qualified biologist deems disturbance potential to be 
minimal (in consultation with USFWS and/or DFG). Restrictions may 
include establishment of exclusion zones (no ingress of personnel or 
equipment at a minimum radius of 100-feet around the nest) or alteration 
of the construction schedule. No action is necessary if construction will 
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occur during the non-breeding season (September 1st through February 
28th). 

 
84. To reduce the potential impact of construction noise within the vicinity of 

the project site to a less than significant level, all construction related to 
development on the project site shall be limited to the hours between 7:00 
a.m. and 7:00 p.m., Monday through Friday, and between 7:00 a.m. and 
5:00 p.m. on Saturday. No construction shall be allowed on Sunday or 
holiday’s unless in an emergency and with written permission from the 
City Community Development Department. 

 
85. The project applicant or his/her successors, heirs, assigns shall provide 

payment of the El Dorado County Fire Protection District Mitigation 
Impact Fees concurrently to the issuance of a City Construction Permit for 
each single-family dwelling to reduce this potential impact to the 
Protection District to a less than significant level. 

 
86. The project applicant or his/her successors, heirs, assigns shall provide 

payment of the El Dorado County Office of Education Mitigation Impact 
Fees concurrently to the issuance of a City Construction Permit for each 
single-family dwelling to reduce this potential impact to a less than 
significant level. 

 
87. The project applicant or his/her successors, heirs, assigns shall provide 

payment of the City’s Public Works Traffic Impact Mitigation Fees prior to 
the issuance of a City Construction Permit to reduce this potential impact 
to City streets to a less than significant level. 

 
88. The Final Map shall show 40’ non-building rear yard setbacks.  
 
89. The project applicant or his/her successors, heirs, assigns shall provide to 

the Planning Division during the City Building Division’s Construction 
Permit process for each proposed residence, cut sheets for all proposed 
exterior lighting. The Community Development Department shall review 
construction permit plans and fixture cut sheets to ensure that the outdoor 
lighting location and/or shielding does not constitute a potential nuisance 
to abutting residential dwellings. 
 

90. In the event human remains are discovered during ground-disturbing 
activities, the applicant or his/her successors, heirs, or assigns, shall cease 
all work on site in the area of the find, and limited adjacent areas as 
appropriate; the applicant shall contact the El Dorado County Coroner to 
investigate and determine that no investigation of the cause of death is 
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required. If the Coroner determines the remains are those of a Native 
American origin, the coroner must contact the California Native American 
Heritage Commission within 24 hours after examination. The Native 
American Heritage Commission will immediately notify the person it 
believes to be the most likely descendent of the deceased Native 
American. The most likely descendent has 48 hours to make 
recommendations to the owner, or representative, for the treatment or 
disposition, with proper dignity, of the human remains and grave goods. 
If the descendent does not make recommendations within 48 hours the 
owner shall reinter the remains in an area of the property secure from 
further disturbance.  
 
If the owner does not accept the descendant’s recommendations, the 
owner or the descendent may request mediation by the Native American 
Heritage Commission. 

 
91. The proposed right-of-way along Robin Court shall be designed along the 

northern flank of the Senior Center property, abutting the property line, 
thus avoiding the north line of the cemetery and related burials. 
 

92. Under the supervision of a qualified archaeologist, ground-penetrating 
radar, or technological equivalent, shall be used to assist in identifying the 
location of potential gravesites prior to grading in the vicinity of the 
cemetery. 
 

93. Additional parking facilities constructed within the Senior Center property 
site shall avoid the southern boundary of the cemetery as defined on the 
site map enclosed within the cemetery survey.  The field survey indicates 
that there is at least a 30-foot distance between the grave plots and the 
northern property line.  Should any grave sites be discovered during the 
grading and excavation phase of the proposed road work, immediate 
contact shall be made with the City and County upon discovery as well as 
the State Board of Cemeteries.  The remains shall be relocated in the 
appropriate burial grounds at the developer’s expense. 
 

94. To prevent additional potential damage to the cemetery, the developer shall 
work with staff and the County to explore the possibility of an enclosure 
and signage for the cemetery.  The expense for such enclosure and signage 
shall be the responsibility of the developer. 
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Planning Commission: 
 

95. Eradication of ailanthus (tree of heaven) is a goal of the Planning 
Commission as it is a non-native invasive plant.  The Covenants, 
Conditions & Restrictions, when submitted to the Planning Commission 
for review and approval, shall incorporate text and assign responsibility to 
each individual property owner in Phase II to eradicate such plant(s) on 
their property.  The wording of such text shall be subject to the Planning 
Commission approval prior to recordation of the Covenants, Conditions & 
Restrictions. 

 
 
Prepared by:      Reviewed by: 
 
__________________________   _________________________ 
Steve Calfee      John Driscoll 
Community Development Director  City Manager 
 
Attachment(s) 


