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

 

 

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. 

 

 

 



Exhibit A 

 

 
3 

Planning Commission Agenda   
January 3, 2017   

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.  5
th
 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 (4
th

 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 (5
th

 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 

5
th

 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 4
th

 

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 4
th

 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 5
th

 Cycle 2013-2021 Housing Element. As mentioned, the unmet 

need for the 5
th

 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 and Housing Element 

contain the following goals, policies and an implementation program that are applicable to the 

request: 

 

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 5
th

 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 
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the California Environmental Quality Act (CEQA). Per CEQA and its implementing Guidelines, 

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 
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during project construction (NOI-1). As noted above, future development projects on Site 11 

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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Initial Study / Mitigated Negative Declaration (ISMND) for GPA 16-03 ZC 16-04 
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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 


