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TO: Planning Commission Agenda Date: April 26, 2018

FROM: Mel Pabalinas, Principal Planner

DATE: April 23, 2018

RE: PD14-0008/TM14-1524/Serrano Village J, Lot H; Staff Response to Public
Comments

Following the continuance on April 14, 2018, staff provides the following responses to the public
comments received for the above referenced project.

1. Design Waiver for Right-of-Way width.

A comment was received alleging that the requested design waiver for less than 50-foot wide
right-of-way streets is not justified and that staff has failed to provide necessary findings. The
staff report does include sufficient analysis and findings for support of the design waiver. The
design waiver is consistent with the historical buildout of the Serrano residential development
and would not constitute harmful deviations. This design waiver is granted due to: (1) the streets
are behind residential gates, privately owned, and maintained at the residents’ expense; (2) the
reduced width would adequately serve the affected subdivisions, (3) grading is minimized along
with attendant environmental impacts, (4) reduced widths discourage vehicular speeding, and (5)
parking restrictions are strictly enforced within the Serrano project.

The comment further alleges that “the reduced width deviates from the prevailing El Dorado
County Design and Improvement Standard Manual (DISM) road standard applied throughout the
Serrano development, which has contributed to a uniform and safe circulation system” and that
“deviation from this standard would undermine the neighborhoods essential character”.
However, the requested design waiver for the reduced right-of-way width has been granted
throughout the Serrano development. Many of the existing Serrano villages have been built
based upon similar design waiver for reduced right-of-way. The villages immediately north,
west, and south across Serrano Parkway were approved with similar or identical design waiver.
The existing project approvals from 2011 also include similar design waiver.
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2. Design Waiver for 4-foot sidewalks on one-side of A and B Streets rather than 6 foot
on each side.

A comment was received alleging that the requested design waiver for 4-foot sidewalks is not
justified and that staff has failed to provide necessary findings. The staff report does include
sufficient analysis and findings for support of the design waiver. Design waivers to allow 4-foot
sidewalks have been granted throughout the Serrano development. With the exception of the
walkways along the major arterials Serrano Parkway and Silva Valley Parkway, which include 6-
foot sidewalks, all sidewalks in the Serrano development have been constructed with 4-foot
widths. However, in certain locations, sidewalks on one side of the street only are allowed, and
in other sections of the project, no sidewalk exists at all. Each of these approvals involved a
design waiver. Those waivers were granted because the roadways are privately built and
maintained solely at the residents’ cost, certain sections of roadway and sidewalk serve only the
immediate small neighborhood and the reduced width sidewalk is sufficient to serve the minimal
pedestrian traffic generated, and the reduced width minimizes grading and concrete and attendant
environmental impacts. As proposed, Serrano Village J-Lot H consists of only 41 units in a gated
community with no opportunity for cut through public traffic. The reduced sidewalk widths are
sufficient to serve the minimal pedestrian population, while minimizing grading and
environmental impacts and reducing private construction and maintenance costs for the
homeowners. Staff supports the requested design waivers.

3. Conformity with Specific Plan and Subdivision Ordinance.

A comment was received alleging that the proposed project is not consistent with the Specific
Plan and Subdivision Ordinance in that: (a) the project requests waivers from the County design
standards; (b) the project does not include Ranch Estate, 4-acre lots along the Specific Plan
boundary; and (c) the project is out of character with the development to the immediate west and
north of the subject property. As discussed above, the design waiver requests are justified and
common to the overall Serrano project and do not result in inconsistency with the Specific Plan.
The 4-acre Ranch Estate lots are not required on the project site. The Specific Plan provisions
addressing Village J development provides as follow:

Serrano Village J-Lot H is located near the eastern end of the specific plan area and is not
adjacent to a golf course or specific plan open space and contains level to gently rolling
topography (Exhibits 1 and 2). The latter characteristic lends itself to Single Family Detached
(SFD) uses, except at the edges adjacent to rural parcels or Bass Lake where larger Ranch Estate
(RE) lots are provided. Specifically, parcels which abut the plan area boundary are to be a four
acre minimum. These designations are appropriate as a buffer to the open space of Bass Lake
and the rural parcels lying adjacent to, but outside of, the Specific Plan area to the east.

The Ranch Estate parcels were included to buffer the 5-acre minimum Green Springs Ranch
neighborhood along the northeastern portion of Village J. Those portions of Village J do have 4
acre parcels along the plan area boundary. However, the balance of Village J is zoned R1-PD
which allow single family detached at up to seven (7) units per acre. Portions of Village J3 along
the boundary are developed with 1-acre lots. Because Village R (157 acres surrounding Bass
Lake) is included within the Specific Plan area, the Villages J and R boundary is not the Specific
Plan area boundary and the lots in question do not border the plan area boundary. In any event,
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the proposed subdivision does not border rural residential parcels nor Bass Lake open space. To
the contrary, the adjacent property is an active sports and recreational facility commonly referred
to as Sellwood Field (Exhibit 3). The Community Services District intends to incorporate the
12.5 acre park and Sellwood Field into a unified park amenity. Clearly, the Ranch Estate
designation would have no application to this situation and the underlying R1-PD zoning
designation applies. The proposed project complies with this zoning. As to the contention that
the proposed project is out of character with the developed villages to the north and west, the
Specific Plan was designed to allow for a variety of product types and densities, though the
differences among the cited villages are minimal. Each of the referenced villages is zoned R1-
PD, which allows for a variety of residential densities and product types, not to exceed seven (7)
dwelling units per acre. The proposed project density is approximately 3.2 units per acre, while
the village immediately to the north is 1.9 dwelling units per acre and the village to the
immediate west is approximately 3.1 units per acre. All three villages contain single family
detached products with similar village design and design waivers. For comparison, the existing,
entitled project is also consistent, yet the density of that project is approximately 6.5 units per
acre and contains single family attached units.

4. This Site is not Physically Suitable for the Proposed Density of Development.

A comment was received alleging that the site is not physically suitable for the proposed density
of development. The comment, however, fails to acknowledge that the project is included within
a Specific Plan and the residential development proposed is consistent with the policies and
provisions of that Specific Plan. Density of up to seven (7) units per acre is permitted, while the
density proposed here is approximately 3.2 units per acre. Moreover, the comment fails to
acknowledge that the property has existing entitlements, including an approved tentative map for
a project with 83 residential units, more than twice the density of the proposed project.
Accordingly, any environmental impacts related to the density of the proposed project would be
similar or greater if the existing, approved project is built out. Environmental impacts resulting
from the entire Specific Plan were analyzed in the 1988 Environmental Impact Report prepared
for the EI Dorado Hills Specific Plan.

The certified EIR can be accessed via the following link:
http://www.edcgov.us/Government/planning/zoning_ordinances_for_Specific_Plans
.aspx#EI%20Dorado%20Hills.

Oak tree preservation requirements and tree impacts and mitigation measures have been
implemented in accordance with the policies and provision of the Specific Plan and EIR.

5. The Project poses serious health hazards.

A comment was received alleging that public health hazards exist due to the potential for
naturally occurring asbestos. This is not a new issue and the county has developed Air District
Rules 223, 223.1 and 223.2 which have been applied uniformly and successfully throughout the
Serrano project and surrounding areas. This is an infill site, and similar construction activities
have been successfully implemented to the immediate north, south and west of the subject site,
as well as in the Specific Plan areas to the east of the project site.
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6. The Project is not exempt from CEQA.

A comment was received alleging that the Project does not qualify for the statutory exemption
applicable to residential subdivisions consistent with a Specific Plan. The proposed residential
subdivision is contained within an adopted Specific Plan. Staff has determined that the proposed
project is consistent with the Specific Plan, as is the existing, approved 83-unit project. The
requests for design waivers, which have been consistently approved within the Specific Plan
area, do not render the proposed project ineligible for the statutory exemption. The comment also
argues that changed circumstances require further environmental review, citing increased
population, traffic, air quality, greenhouse gases, etc. Those are allegations that the surrounding
community has changed, rather than allegations that the project has changed in some way not
previously contemplated. No change has occurred with respect to circumstances surrounding the
project that would cause new or substantially more severe environmental effects which were not
previously analyzed in the EIR. The Specific Plan EIR analyzed the impacts of more than 6,100
residential units within the Specific Plan Area; approximately 4,800 are likely to be constructed,
a reduction of twenty percent (20%) of anticipated residential units. Moreover, the project site is
already entitled for the 12.5 acre park and 83 residential units, more than twice the number of
units proposed.

7. El Dorado Hills Specific Plan and Development Agreement

A comment was received that the Specific Plan expired in 2009 and that the CEQA exemption
would not apply. The Specific Plan has no defined term, has not expired and remains in effect.
The Development Agreement between the County and the Developer expired in 2009, but that
expiration had no effect on the continuing validity and implementation of the Specific Plan. The
Specific Plan governs development within the plan area and Serrano Village J-Lot H is
consistent with the Specific Plan and qualifies for the noted exemption.

A related comment was received that annual reviews have not occurred since 2009. The
comment mixes the Specific Plan and the Development Agreement. The Development
Agreement, which expired in 2009, required annual reviews to demonstrate both Developer and
County compliance with the Development Agreement. The obligation for annual review of
Development Agreement obligations terminated upon expiration of the Development Agreement.
Staff reviews compliance with the Specific Plan in connection with each development
application within the Plan Area.

8. Serrano Homeowner’s Association

A comment was received that contends the County must first seek the HOA’s approval of
entitlement applications prior to taking action. The County’s authority over land use decision
making is not subordinate to any project’s Covenants, Conditions and Restrictions (CC&RS),
which are private covenants among the various landowners within a particular project. Disputes
regarding the requirements of CC&Rs are private matters among the affected parties and the
venue to resolve any such matters is the court. The County is not a party to the CC&Rs and is not
required to seek HOA approval prior to exercising its land use authority. This project’s CC&Rs
were provided to the County for review and approval prior to project implementation. Those
CC&Rs exempt the applicant (the Declarant) from the necessity of seeking HOA approvals,
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stating “Neither the Declarant nor any affiliate of Declarant need seek approval of the Committee
with respect to any of its activities” (Section 9.09). The CC&Rs further provide that “Subject to
approval, as necessary, by the County of ElI Dorado, Declarant may, from time to time as it
deems fit, amend its plans for the overall property...” (Section 13.06). The County has processed
applications within the Specific Plan area for almost 30 years. With the exception of design
review applications not involving the Declarant, the consent of the HOA has never been
required. It is not required here, though any HOA may, and often do, submit comments on
individual applications. The Serrano HOA has submitted no comments on this application.

EXHIBITS

1. Serrano Marketing Map

2. El Dorado Hills Specific Plan-Land Use Map

3. Aerial Map- Serrano Village J- Lot H Tentative Subdivision Map

\\dsfsO\DS-Shared\DISCRETIONARY\PD\2014\PD14-0008, TM14-1524 (Serrano Village J Lot H)\_PC\PC042618\Staff Memo 04-23-18.doc
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