
  

 
COUNTY OF EL DORADO DEVELOPMENT SERVICES 

STAFF REPORT 
PLANNING COMMISSION 

 
Agenda of: January 26, 2012 

 
Item No.: 9.a 

                  
Staff: Mel Pabalinas 

 

REZONE/PLANNED DEVELOPMENT/TENTATIVE MAP 
 
FILE NUMBER: Z11-0001/PD11-0001/TM11-1502/Treviso II 
 
APPLICANT: Ridgeview Homes West, LLC 
 
AGENT: CTA Engineering and Surveying 

REQUEST:      The project consists of the following requests: 

1. Rezone of property from One-Acre Residential-Planned 
Development (R1A-PD) to One-Family Residential-Planned 
Development (R1-PD) and Open Space-Planned Development (OS-
PD); 

2. Development Plan for the proposed clustered residential subdivision 
(Treviso II) to include 20 residential lots, one open space lot, and 
modified One-Family Residential (R1) zone district development 
standards; 

3. Tentative Subdivision Map dividing a 6.98-acre  lot into twenty (20) 
Class I residential lots ranging in size from 5,181 square feet to 
62,012 square feet, one private road (Lot R) measuring 0.46 acre, and 
one Open Space lot measuring  2.27 acres; 

4. Design Waivers of the following Design and Improvement Standards 
Manual (DISM) Standard Plan standards: 

a. Reduction of right-of-way from 50 feet to 31 feet for private 
road (Lot R) Via Treviso;  

b. Reduction of sidewalk width from 6 feet to 4 feet and 
placement of sidewalk on one side of private road Lot R;  
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c. Reduction of off-site road pavement width (Via Barlogio) 
from 36 feet to 24 feet wide without standard sidewalk and 
curb and gutters; and 

d. Increase the maximum driveway gradient from 16% to 20% 
serving Lot 20. 

5. Findings of Consistency with General Plan Policy 7.3.3.4 in 
accordance with the Interim Interpretive Guidelines to reduce setback 
from 50 feet to 25 feet from an identified wetland. 

 
LOCATION:      The project is located at the terminus of existing Via Treviso, 

approximately 1,361 feet north of intersection with Crestline Circle, in the 
El Dorado Hills area, Supervisorial District 1 (Exhibit A) 

 
APN: 120-700-07 
 
ACREAGE: 6.98 acres (Exhibit B)  
 
GENERAL PLAN: High Density Residential (HDR) (Exhibit C) 
 
ZONING: One-Acre Residential District-Planned Development (R1A-PD) 

(Exhibit D) 
 
ENVIRONMENTAL DOCUMENT: Mitigated Negative Declaration 
 
RECOMMENDATION:   Staff recommends the Planning Commission forward a recommendation 
to the Board of Supervisors to take the following actions: 
 
1. Adopt the Mitigated Negative Declaration based on the Initial Study prepared by staff; 
 
2. Adopt the Mitigation Monitoring Reporting Program in accordance with CEQA Guidelines 

Section 15074(d); 
 
3. Approve Rezone Z11-0001 based on Findings in Attachment 2; 
 
4. Approve Planned Development PD11-0001, approving the Development Plan as the official 

Development Plan, subject to the Conditions of Approval in Attachment 1 and based on the 
Findings in Attachment 2;  

 
5. Approve Tentative Map TM11-1502 subject to Conditions of Approval in Attachment 1 and 

based on the Findings in Attachment 2; 
 
 
 
 
6. Approve the following Design Waivers based on the Findings in Attachment 2: 
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a. Reduction of right-of-way from 50 feet to 31 feet for private road (Lot R) Via 
Treviso;  

b. Reduction of sidewalk width from 6 feet to 4 feet one and placement of sidewalk on 
one side of private road Lot R;  

c. Reduction of off-site road pavement width (Via Barlogio) from 36 feet to 24 feet 
wide without standard sidewalk and curb and gutters; and 

d. Increase the maximum driveway gradient from 16% to 20% serving Lot 20. 

7. Approve a reduction of wetland setback from 50 feet to 25 feet based on the findings in 
Attachment 2 and in accordance with Interim Interpretive Guidelines for General Plan Policy 
7.3.3.4 (Wetland Buffers and Setbacks). 

 
BACKGROUND 
 
The following details the background of the proposed project with relation to the original Ridgeview 
West residential development under tentative map TM95-1309 and Planned Development PD95-
0015.  
  
Ridgeview West Tentative Map 
 
Ridgeview West is a Class I planned residential development originally approved by the El Dorado 
County Board of Supervisors on August 6, 1996 (Exhibit E). This 118-acre site was originally a part 
of an older subdivision called Ridgeview Equestrian.  Ridgeview West consisted of a subdivision 
into 85 R1A-PD zone residential lots identified in four development phases (Phases 1A, 1B, II, and 
III).  The approved lots range in size from 0.32 acre to 2 acres, a 4-acre Remainder Lot for future 
development, and a 36-acre Open Space lot. With a net residential density of 0.72 du/ac which is 
below the range of 1-5 du/ac permitted under the High Density Residential land use designation, the 
Ridgeview West was determined to be consistent without the need for consistency rezoning. The 
subject project site (Treviso II) is located within Phase 1B portion of this original tentative map. A 
marketing name of Villadoro was assigned to the entire Ridgeview West development.  
 
Phase 1B, which is located on the southern end of the original Ridgeview West tentative map, 
contains a total of 13 residential lots (identified as Lot Nos. 32 through 44). These lots are accessed 
via a residential street Westar Lane, which is now called Via Treviso. Via Treviso is as a dead-end 
road that would serve a total of 27 lots which consists of 13 approved lots in Phase 1B and 14 
approved lots from the adjacent subdivision (Ridgeview Village Estates) to the south. The County 
Design and Improvement Standards Manual (DISM) limits the amount of lots served by a dead-end 
road measuring 500 feet in length without an adequate secondary access road at 24.  
 
To maintain consistency with the DISM, the Ridgeview West tentative map was conditioned to 
accomplish one of the following alternatives for the development of Phase 1B lots: 1) remove three 
lots from Phase 1B of the subdivision by merging with other contiguous residential lots or open 
space lot to the north; or 2) designate three lots as one parcel to be reserved for future development 
and preclude development until a Certificate of Compliance, Parcel Map, or Subdivision Map is 
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secured when Via Treviso becomes a through road providing secondary access. During processing 
of this tentative map, the Promontory Specific Plan was also in process. Specifically, the Village 8 
area of the specific plan identifies a potential location of connectivity for secondary access in the 
vicinity of Phase 1B lots. Exhibit F depicts the Circulation Map for the Promontory Specific Plan 
including reference to the Ridgeview West.  
 
In July 2002, the Planning Commission approved a revision of the original Ridgeview West map 
(Exhibit G). The revision consisted of re-configuration the residential lots and modification to 
subdivision road improvements.  As a result of this revision, one residential lot was relocated from 
Unit 4 (shown as Lot N in the exhibit) to the northern portion of the subdivision. The net lot quantity 
in Phase 1B is 12 lots. The development phasing for Ridgeview West were re-designated as Units 1 
to 5 with Phase 1B assigned as Unit 4.  In August 2005, ownership of Unit 4 was acquired by the 
applicant and identifying these lots with a marketing name of Treviso.   
 
In January 2007, a minor revision to Unit 4 for consistency review with the 2002 revised Ridgeview 
West Tentative Map was approved at staff level (Exhibit H). The revision reconfigured the size of 
the lots but maintained the total amount at 12. This review also involved an environmental 
determination of Categorical Exemption under CEQA of the future improvements associated with 
the construction of a portion of an off-site road connection through the western bordering parcels 
within Village 8 of the Promontory Specific Plan Area connecting to Tucher Way in the City of 
Folsom (Sacramento County).  As further discussed below, construction of this future public road 
and secondary access, Via Barlogio, would be the responsibility of the developers of Ridgeview 
West Unit 4 or Village 8 Promontory Specific Plan. 
 
Since the approval of the Ridgeview West tentative map, 78 of the original 84 approved (reduced 
from 85 lots) lots have been recorded. On December 14, 1999, Unit 1 was recorded consisting of 23 
lots. Unit 2 was approved on June 10, 2003 recording 34 lots. Unit 3 was recorded in July 2005 
consisting of 15 lots. These units are under Villadoro marketing name.  
 
On December 12, 2007, Unit 4 lots under Treviso were recorded consisting of six residential lots and 
a large lot, Lot A which measures 6.9 acres (Exhibit H.1). Lot A is reserved for future development 
with an approved tentative map lotting for six lots, which remains unrecorded.   
 
Treviso I 
 
In August 2009, the Planning Commission approved a revised tentative map and development plan 
for Unit 4 of Treviso I proposed by Ridgeview Homes, LLC. The approved project included an 
amendment to the Recorded Map for Unit 4 and revision to Ridgeview West Tentative Map re-
subdividing two of the recorded lots into four and revising underlying tentative map lots from six to 
four. The total net lot count within the entire Treviso site remained at 12, thereby not triggering the 
need for the secondary road access (Via Barlogio). The basis for the revision was to realize the 
maximum benefit of the existing physical improvements that were installed with the recorded lots in 
the original Unit 4 including construction of a portion of Via Treviso at its current terminus and 
installation of wet and dry utilities to serve to future development of these lots.   
 
ANALYSIS   
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Staff has reviewed the project for compliance with the County’s regulations and requirements.  An 
analysis of the project requests and issues for Planning Commission consideration are provided in 
the following sections. 
 
Overview 
 
The Rezone, Planned Development, and Tentative Map are subject to the applicable standards under 
Chapters 16 (Subdivision Ordinance) and 17 (Zoning Ordinance) of the El Dorado County Code and 
State Subdivision Map Act (Government Code 66410) and policies of the El Dorado County General 
Plan. The project would result in the creation of a Class I subdivision containing 19 mass pad 
detached residential lots and one (1) custom graded lot that would be served by public water and 
sewer. Direct access to the lots would be via a private road extending from the existing Via Treviso.  
 
Project Description 
 
1.  Rezone 
 
The proposed rezone would change the current zoning of the 6.98-acre property from One-Acre 
Residential-Planned Development (R1A-PD) to 4.71 acres of One-Family Residential-Planned 
Development (R1-PD) and 2.27 acres Open Space-Planned Development (OS-PD) (Exhibit I).  
 
2.  Planned Development   
 
As a planned residential development, Treviso II is proposed to be clustered utilizing special 
development and engineering techniques allowing for efficient use of land and minimizing 
unnecessary effects to sensitive resources. As shown in Exhibits J and K, Lots 1-19 are designed to 
be mass pad graded with defined building envelopes. Lot 20, which is larger in size and is designed 
as a flag lot as defined by the DISM, also contains a building envelope. Modification to specific 
development standards is proposed to accommodate flexibility in developing the site. Road and 
public utilities to would be extended and constructed in order to serve the development.  
Specifically, given the amount of lots at the end of a dead-end road (Via Treviso), development of 
the subdivision would require the construction of Via Barlogio.  
 
The following topics detail specific components of the proposed development.  
 
Roads and Circulation: As shown in Table 1 and Exhibits J and K, the roads and related 
improvements serving the subdivision would be constructed based on applicable standards of the 
DISM. Specifically, Lot R, identified as the private road extended from the existing Via Treviso, 
would be paved to a 30-foot wide with necessary curb and gutters and a 4-foot sidewalk on the west 
side.  
 
The proposed development would require the construction of Via Barlogio which would provide a 
necessary secondary road access to serve the development. Subject to a design waiver request, this 
road would be graded to its ultimate road prism and constructed with interim road improvements 
consisting of a maximum 24-foot wide pavement, without sidewalks or curb and gutters within a 50-
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foot wide easement.  This road would also provide connection serving the future residential 
development in Village 8 of the Promontory Specific Plan that would connect to Tucher Road in the 
City of Folsom.  Additional discussion is provided under Other Issues regarding sequence of the 
road construction.  
 
All proposed lots would have direct access requiring individual residential driveway encroachment 
along Lot R.  Specifically, Lot 20 would have a 16-foot wide, 100-foot long driveway within a 30-
foot flag portion of the lot leading to the identified building envelope on the lot. This driveway 
exceeds the standard driveway grade which is subject to a requested design waiver. On-street 
parking shall be limited along the sidewalk on the west side of the road only. Two parking stalls are 
proposed at the northern terminus of the private road.   
 

Table 1.  Treviso II Road Details 

Road Name DISM Standard 
Plan Reference 

Road 
Width 

Right-
of-

Way** 
Exception/Notes 

Via Treviso 
(on-site) 

 

Std Plan 101B 
(3”AC over 
8”AB Min.) 

 

30 ft 
 

31 ft 
 

Type 1 rolled curb and gutter both 
sides, 4-ft sidewalk on west side.  A 
10-ft PUE is to be included on either 
side of the right of way. 

Interim Via 
Barlogio 

Std Plan 101B 
(3”AC over 
8”AB Min.) 

 

24 ft 
 

50ft 
 

No sidewalks, curbs, or gutters.  To be 
graded to ultimate roadway prism.  
Roadway to be constructed to Std Plan 
101B to a 24-foot road width. 

 
As determined by the Department of Transportation, the Level of Service (LOS) of the existing 
roads would not worsen based on the minimal anticipated trips (9.6 trips/day per lot) and with the 
construction of Via Barlogio. No additional traffic analysis was required for this application. 
 
Specific conditions from the Department of Transportation and El Dorado Hills Fire Department are 
recommended to ensure that this road connection and private Via Treviso are constructed 
adequately.  
 
The project includes a request for design waivers for modification of specific DISM road standards.  
Additional discussion regarding this topic is provided below.  
 
Entry Gate:  The private development would include an installation of a gate at the entrance into the 
subdivision (Exhibit K). Construction of the gate would be accompanied with appropriate areas for 
turnaround, subject to applicable standards including fire codes and DISM provisions. In accordance 
with Section 17.14.155.E of the El Dorado County Zoning Code, fences or gates are not allowed 
within easement or right-of-way.  Gates may be approved by special use permit or as part of an 
approved development plan. This road would be privately owned and maintained by the future HOA 
for Treviso II planned development. Installation of entry gate would be subject to applicable 
standards regulating the design and construction of the gate based on conditions imposed by the El 
Dorado Hills Fire Department. 
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Site Improvements:  To accommodate the clustered residential development, the site would be 
designed utilizing grading and engineering techniques in preparation for residential pads within each 
lot, creating Open Space Lot A, on-site drainage control, and construction of  private road Via 
Treviso and Via Barlogio.  Project development would affect a large portion of the site that was 
previously disturbed from Unit 4 construction.   
 
Each lot would have a designated development envelope that demarcates the extent grading. This 
envelope contains building envelope/pad with a minimum area of 40 feet by 45 feet where 
residential construction would be confined. As shown in Exhibits J and K, the individual finished 
building envelopes have elevations ranging from 659 feet (Lot 1) to 689 feet (Lot 20).  Lots 1-19 
also contain a defined area (approximately 10 feet by 40 feet) in front of each lot where certain 
structures would be restricted to accommodate driveway/vehicular visibility constraints. Other 
residential accessory structures such as patios, retaining walls, decks, swimming pools could be 
constructed within the limits of the development envelope. 
 
As part of the project disturbance, a portion of the existing oak canopy in the amount of 3.7 acres 
within the project site and a graded portion of off-site Lot 3 referenced above  would be affected 
(Exhibit L) . This entire canopy was identified to be removed as part of the original Ridgeview West 
Tentative Map. Of the existing canopy, 1.5 acres is anticipated to be removed subject to mitigation 
provisions of the Oak Woodland Management Plan (OWMP) under Chapter 17.73 of the Zoning 
Ordinance. The balance of 2.2 acre canopy is identified to be preserved within Open Space Lot A 
and potentially within open areas of Lot 20. If other developable areas of Lot 20 is disturbed 
resulting in impacts to oak tree canopy, the impacts would be subject to the ordinance. 
 
The design of the development would utilize approximately 25,400 cubic yard of cut and fill of 36, 
400 cubic yards which require transfer of additional dirt in the amount of 11,000 cubic yard in order 
to balance the site.  Retaining walls varying in height from 1 to 6 ½ feet would be used stabilizing 
the affected site. Site development would require submittal and approval of Improvement Plan 
subject to review by the County and affected agencies. 
 
Utilities: The residential subdivision would be served with public sewer and water by El Dorado 
Irrigation District (EID) via connection to existing lines along the road. According to the Facility 
Improvement Letter (FIL) submitted for the project, a 10-inch water line and 6-inch gravity sewer 
main are located along the existing Via Treviso. These lines would require extension into the 
subdivision in order to provide future residences with necessary water, sewer and fire suppression 
services. A Facility Plan Report detailing the construction of the facilities would be required and 
reviewed as part of the Improvement Plan for the development. A submittal of an EID meter award 
letter confirming acquisition of service would be verified during review of Final Map application.   
 
All utilities would be installed within defined easements according to standards of the purveyor. Dry 
utilities including power and cable would be located underground along the private road and/or 
trenched along lot frontage. As necessary, existing recorded utility easements would be abandoned 
and/or relocated subject to verification during Final Map. An Improvement Plan detailing all related 
construction improvement for the subdivision would require submittal subject to review and 
approval by the County and other affected agencies. 
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Drainage:  As part of the development design, drainage would be conveyed using terracing features 
bordering the lots, open ditches and underground drains. Specifically, down slope Lots 1 though 9 
lots are designed to have areas drain in the rear area in order to minimize need for additional fill 
while drainage from up slope Lots 10-20 would be collected via drain pipes installed at specific 
locations along the private road. An ephemeral drainage, which is contained within a rock-lined 
ditch that was constructed as part of the original Unit 4 improvement, is identified to be a part of 
driveway portion of Lot 20 and would be improved to accommodate the anticipated run-offs into this 
drainage feature. 
 
Modification to One-Family District (R1) Development Standards:  As a Planned Development, 
zone district development standards may be modified to accommodate proposed development under 
Section 17.04.030.B.3 of the Zoning Ordinance. As detailed in Table 2 below, the project includes a 
request to modify select standards under the One-Family Residential (R1) Zone District such as 
minimum property line setbacks, lot size and width.  Also, as required by General Plan Policy 
2.2.3.1.A, the development is preserving 32% of the site as Open Space (Lot A) which is in excess 
of the minimum required 30%. 
 

Table 2. Modified R1-Zone District Development Standards for Treviso II 
Development 

Standard 
Minimum 
Standard 

Modified 
Standard1 Notes 

Lot Width 60 feet 30 feet Minimum proposed is for Lot 20 

Lot Size 6,000 
square feet 

5,296 
square feet Minimum proposed is for Lot 17 

Setbacks2  
             Front 20 feet 10 feet Applies to Lots 1-19 (see Exhibit K) 

              Rear 15 feet 10 feet 
Minimum proposed is for Lot 9, which is designed 

as Reversed Corner Lot (rear yard against side 
yard of Lot 8) 

Note: 1. Unless otherwise referenced in this table or referenced in Exhibits J and K, current R1 zone development 
standards shall apply.  2. Modified standards shall apply unless superseded by the approved Wildfire Safe Plan for 
Treviso II.  
 
3.  Tentative Map 
 
The proposed tentative map would divide the property (Lot A) creating a total of 20 single-family 
detached residential lots, an Open Space lot, and a private road, Lot R (Exhibit J).  The subdivision 
would anticipate the construction of clustered residential development with applicable 
modifications, in accordance R1-zone district standards and Planned Development standards.  This 
tentative map would revise and supersede the previous approved tentative maps discussed above. 
Table 3 provides additional details of the tentative map. 
 
 

Table 3. Treviso II Tentative Map Details 
Lot 

Designation 
Description of 

Lot Use Notes 

1-20 Residential Lots 1-19, which range in size from 5,347 square feet to 8,819 
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square feet, are proposed to be mass pad graded. In accordance 
with the DISM, Lot 20, which measures 1.42 acres, is designed as 
a flag lot and anticipated to be custom graded.  As a Planned 
Development (discussed below), in order to accommodate the 
proposed development use of modern planning and engineering 
practices, specific R1 lot standards are proposed to be modified. 

A Open Space 

Open Space Lot A measures 2.27 acres, which equates to 32% of 
the entire property, exceeding the minimum 30% Open Space 
required for residential Planned Development projects in 
accordance with General Plan Policy 2.2.3.1. This passive open 
space lot would include preservation of existing seep wetland and 
oak tree canopy in the amount 2.2 acres on-site. As part of the 
Development Plan, areas of this lot abutting the residential lots 
would be engineered and graded to ensure slope stability and 
convey on-site drainage. 

R 
Private Road 
(Extension of 
Via Treviso) 

Lot R, which provides the direct access to the proposed lots, is a 
private road modified and extended from the existing Via Treviso 
within the public road system. As discussed below, Lot R would 
be constructed with a 30-foot wide pavement within 31-foot 
right-of-way. The private road would be commonly owned and 
maintained by the Homeowners Association that would be 
established for Treviso II.  

 
4.  Design Waivers 
 
The project includes a request for design waivers of specific DISM standard involving modification 
to proposed road improvements that would serve the development.  The waivers are subject to 
findings under Section 16.08.020 of the El Dorado County Subdivision Ordinance. The Design 
Waivers are detailed below. 

• Design Waiver Request A:  Reduction of right-of-way from 50 feet to 31 feet for 
private road (Lot R) Via Treviso; 

• Design Waiver Request B:  Reduction of sidewalk width from 6 feet to 4 feet  and 
placement of sidewalk on one side of private road Lot R; 

• Design Waiver Request C:  Reduction of off-site road pavement width (Via 
Barlogio) from 36 feet to 24 feet wide without standard sidewalk and curb and 
gutters; 

• Design Waiver Request D: Increase the maximum driveway gradient from 16% to 
20% serving Lot 20. 

5.  Reduced Wetland Buffer 

Interim Interpretive Guideline to General Plan Policy 7.3.3.4 details the required setback from 
wetland and riparian features. Specifically, an intermittent wetland requires a minimum buffer of 50 
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feet. An intermittent wetland (seep) exists at the northernmost portion of the site. Based on 
submitted supporting justification, a reduced 25-foot buffer from development would provide an 
adequate setback with implementation of Best Management Practices (BMP) and Storm Water 
Pollution Prevention Program during construction.  Additional discussion is provided under General 
Plan Consistency discussion.  
 
Site Description and Surrounding Properties’ Information 
 
The project site is within the El Dorado Hills Community Region. It is located at the end of Via 
Treviso, approximately 1,361 feet from its southern intersection with Crestline Circle.  As shown in 
Table 4, the project site is bordered by an undeveloped residential development as part of Treviso I 
to the south, a large Open Space tract as part of the original Ridgeview West to the east and north, 
and undeveloped residential land (Village 8 within the Promontory Specific Plan Area) to the west.  
The project site has been previously disturbed for partial road construction of Via Treviso and utility 
installation associated with the original Improvement Plan for Unit 4.  The site is dominated by 
annual grassland mixed with oak tree canopy in the amount of 3.7 acres. The majority of the site is 
encompassed in area with slopes below 30 percent, where most of the development would be 
limited, along with pocket areas in excess of 30 percent. 
 
As discussed above, a seep wetland (0.06 acre in size) is located at the northern most portion of the 
site. As part of the development, a minimum of 25-foot development setback is proposed for this 
seep. An ephemeral drainage, which is not subject to General Plan policy 7.3.3.4, is contained within 
a rock-lined ditch which was constructed as part of the Unit 4 improvement and would be a part of 
driveway portion for Lot 20. 
 

Table 4. Surrounding Land Uses and Designations 

 General Plan Zoning Land 
Use/Improvements 

Site High Density 
Residential (HDR) 

One-Acre Residential District-
Planned Development (R1A-

PD) 
Undeveloped 

North High Density 
Residential (HDR) 

One-Acre Residential District-
Planned Development (R1A-

PD) 

Open Space Lot in 
Ridgeview West Planned 

Development  

South High Density 
Residential (HDR) 

One-Acre Residential District-
Planned Development (R1A-

PD) 

Undeveloped (approved 
and recorded Residential 
Development-Treviso I 
and Ridgeview Unit 4) 

East High Density 
Residential (HDR) 

One-Acre Residential District-
Planned Development (R1A-

PD) 

Open Space Lot in 
Ridgeview West Planned 

Development  

West 
Adopted Plan (AP)-
Promontory Specific 

Plan (Residential) 

Promontory Specific Plan-
Village 8  Undeveloped 
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The proposed development would have an R1 zone district consistent with the High Density 
Residential land use designation. This 20-lot residential development would be in conformance with 
the existing and planned residential development in the area. Though different in residential design 
layout and size, the proposed zone is similar to the underlying zone of properties located to the east 
and similar to the contemplated residential density to the west (Village 8 of Promontory Specific 
Plan with a minimum density of 1 du/ac).  
 
Consistency  
 
The following discussion details the project’s conformance with applicable governing policies and 
standards. 
 
El Dorado County General Plan 
 
Land Use Element General Plan Policy 2.2.5.2 requires all discretionary projects to be reviewed for 
consistency with applicable General Plan Policies. Specifically, the project has been reviewed for 
consistency with the following applicable General Plan Policies, followed by a corresponding 
justification statement.  
 

Table 5. General Plan Policy Consistency 
General 

Plan 
Element 

Policy Reference Consistency Discussion 

2.1.1.7 (Applicable General 
Plan Policies and Timing of 

Development within 
Community Region) 

Consistent. Treviso II is within are area of El 
Dorado Hills Community Region where public 
infrastructures such roads and utility currently 
exists. As applicable, the project would be 
required to construct and/or extend on-site 
facilities necessary to serve the proposed 
development.     

2.2.1.2 and 2.2.1.3  
(Land Use Designation and 

Density) 

Consistent. The El Dorado County General Plan 
Land Use Map designated the subject site as 
High Density Residential (HDR).  This proposed 
development would result in a density 2.87 
du/ac, which is consistent with the density of 1-5 
du/ac under this designation.  

Land Use 

2.2.3.1.A (Residential 
Planned Development) 

Consistent. As a Planned Development, Treviso 
II conforms to the provisions of the policy 
involving clustering of development, 
preservation of resources, and setting aside 32% 
open space area, exceeding the required 30%.  

2.2.5.3 (Rezone 
Consistency) 

  

1. Availability of adequate 
public water and 2. 

Availability and capacity of 

Consistent. The project is currently within the El 
Dorado Irrigation District (EID) service area. 
Based on submitted Facility Improvement Letter 
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public treated water system (FIL) from EID there is adequate amount of 
water that would serve future development in the 
area, based on contractual commitment for 
acquisition of water meter, subject to verification 
during Final Map review. Existing EID facilities 
within the vicinity of the project site would be 
required to be improved and/or extended in order 
to serve the proposed development. Submittal of 
a Facility Plan Report (FPR) would be subject to 
review and approval by EID. 

3. Availability and capacity 
of public waste water 

treatment system

Consistent. Sewer service would be provided by 
EID.  Based on the submitted FIL, there is 
adequate amount of capacity in the existing 
system serving the area. Existing EID facilities 
abutting the project site would be required to be 
improved and/or extended in order to serve the 
proposed development. Submittal of a Facility 
Plan Report (FPR) would be subject to review 
and approval by EID. Verification of meter 
award letter would be required at Final Map 
review.  

4. Distance to and capacity 
of the serving elementary 

and high school

Consistent. The project site is within the 
Buckeye Union School District and El Dorado 
Union High School District. Buckeye Union 
School District includes three elementary schools 
in the district with William Brooks Elementary 
School being the nearest located 2.6 miles from 
the site and  a middle school, Rolling Hills 
Middle School, located 3.5 miles along Silva 
Valley Parkway.  As confirmed by BUSD 
representative, the project would generate 10 
students, which would be accommodated by the 
district. 
 
Oak Ridge High School, which is within the El 
Dorado Union High School District, is located 
approximately 2.8 miles from the project, has a 
current enrollment of 2,262 students. The district 
would be able to accommodate the anticipated 
students from this subdivision.  

5. Response time from 
nearest fire station handling 

structure fires

Consistent. The site is served by the El Dorado 
Hills Fire Department. The nearest station is 
located at 1050 Wilson Blvd. approximately 1.75 
miles east of the project site. The emergency 
response time is approximately 5 minutes which 
is below the 8 minute standard response time in 
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the Community Region. 
6. Distance to nearest 

Community Region or Rural 
Center

Consistent. The subject property is within the El 
Dorado Hills Community Region of the county. 

7. Erosion hazard

Consistent. The primary soil composition falls 
within the Auburn Series (AxE), which is 
generally characterized to exist within 30 to 50% 
slopes, very rocky silty loam, commonly located 
in the foothills. Surface runoff is medium to 
rapid and erosion hazard is moderate to high. As 
part of project implementation, potential for 
erosion would be mitigated through Best 
Management Practices. Based on Improvement 
Plan, a grading plan would be required 
evaluating effects and methods in preventing 
erosion during construction in accordance with 
Grading and Drainage Ordinance.  

8. Septic and leach field 
capability

Consistent. The proposed development would be 
required to connect to be public sewer utilities 
for sewage disposal service.  

9. Groundwater capability 
to support wells

Consistent. The proposed development would be 
required to connect to be public water utilities 
for potable water service thus no impact to 
groundwater source would occur.  

10. Critical flora and fauna 
habitat areas

Consistent. According to the Biological Resource 
Evaluation (BRE), the site contains potential 
habitat for specific species of animal including 
Cooper’s hawk and other raptor. The existence of 
oak tree canopy could provide foraging 
opportunity for these particular raptors. 
Mitigation measure would be incorporated that 
would prevent impact to these species prior to 
site construction. 
 
According to the BRE and the updated Special 
Status Surveys, which evaluated special-status 
plant species within the area, the site does not 
contain habitat to the specific species evaluated, 
except for Big-Scale Balsamroot, Brandagee 
clarkia, and Red Hills Soaproot. Though none of 
these species were located during site evaluation, 
these plant are identified by California Native 
Plant Society (CNPS) as rare, threatened or 
endangered in California, In particular, Red Hills 
Soaproot is considered a rare plant species 
subject to Chapter 17.71 of the Zoning 
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Ordinance. Additionally, the site is within 
Mitigation Preserve Area 2, where, based on the 
ordinance, a standard mitigation fee would be 
collected prior to issuance of building permit. 

11. Important timber 
production areas

12. Important agricultural 
areas

13. Important mineral 
resource areas

Consistent. The property is not considered an 
important source of timber, agricultural, or 
mineral. The property has an underlying High 
Density Residential land use designation. The 
proposed development would be consistent with 
the existing residential development in the area. 

14. Capacity of the 
transportation system 

serving the area

Consistent. The development would be served by 
existing residential roads within the County road 
system. As determined by the Department of 
Transportation, the proposed private road (Via 
Treviso) and secondary road (Via Barlogio) 
would be constructed to adequately meet the 
circulation needs warranted by the project and 
neighboring area.  

15. Existing land use pattern
Consistent. The proposed development would 
conform to the existing residential uses in the 
area as contemplated in the General Plan. 

16. Proximity to perennial 
water course

Consistent. New York Creek is located 1.75 
miles northeast of the project site. Willow Creek, 
which is located in the City of Folsom, is 
approximately 1.2 miles to the west. 

17. Important 
historical/archeological 

sites

Consistent. According to the Cultural Resource 
Study that was submitted for the original 
Ridgeview West Tentative Map, this portion of 
the project site does not contain any sensitive or 
important historical or archeological resources. 
Similarly, the area that would be impacted by 
Via Barlogio has been analyzed in the 
Promontory Specific Plan and has no important 
historical or archeological resources. 

18. Seismic hazards and 
present of active faults

Consistent. The property is approximately six 
kilometers to the west of an inactive Bear 
Mountain Fault and 1 kilometer east of Mormon 
Island shear zone. No portion of the county is 
located within any of the active faults under 
Alquist-Priolo Earthquake Fault Zone.   

19. Consistency with 
existing Conditions, 

Covenants, and Restrictions

Consistent. No CC&R currently applies to the 
property. Future residential development may be 
subject to specific CC&R provisions.   
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Land Use 2.2.5.21 (Project 
Compatibility) 

Consistent. Treviso II is within an area 
compatible with existing and planned residential 
uses and density.  

 
Circulation 

and 
Transportation 

 

TC-Xe, TC-Xf, TC-Xg, TC-
Xh 

(Levels of Service and 
Concurrency) 

Consistent. The proposed development would be 
accessed by existing road infrastructures 
currently serving the immediate residential 
neighborhood. As determined by DOT, given the 
amount of lots and future construction of a 
secondary access road, the proposed 
development would not worsen the existing LOS 
in the area. A private road would be constructed 
from existing street stubs that would serve the 
development. As conditioned, payment of 
standard traffic impact mitigation (TIM) fees 
shall be required prior to issuance of residential 
building permit.   

Public 
Services and 

Utility 

5.1.2.1, 5.1.2.2, 5.1.2.3, 
5.2.1.3 (Adequacy of Public 
Utility for Water and Sewer 

Services) 

Consistent. The proposed development is within 
the EID service area where public water and 
sewer utilities currently exist. The development 
would be required to improve and connect to 
these infrastructures in order to provide the 
necessary service. A Facility Plan Report (FPR), 
which details the necessary facility 
improvements, would be required subject to 
review and approval by EID. An EID meter 
award letter would be required as proof of rights 
to the service during review of Final Map. 

Public 
Services and 

Utility 

5.4.1.1, 5.4.1.2 (Drainage 
and Erosion) 

Consistent. The planned development is designed 
to address drainage using open ditch and 
underground pipes, subject to DISM standards. 
Best Management Practices shall be enforced in 
order to minimize erosion effects during site 
construction. On-site wetland would be buffered 
from development in accordance to General 
Policy 7.3.3.4.  

Health and 
Safety 

6.2.3.1 and 6.2.3.2 (Fire 
Protection Services) 

Consistent. The project is located within the El 
Dorado Hills Community Region, where fire 
protection service is provided by El Dorado Hills 
Fire Department. This site is designated as 
moderate in terms of fire hazard. Specific project 
conditions of approval, including minimum fire 
suppression and road standards, shall be applied, 
subject to verification by the department prior to 
any construction. Particularly, site development 
shall be required to implement and adhere to 
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specific provisions identified in the approved 
Wildfire Safe Plan. 

7.3.3.4 (Wetland Buffer) 

Consistent. This policy requires a minimum of 
50-foot development buffer to intermittent 
wetland. This policy is further implemented by 
the provisions of the Interim Interpretive 
Guideline of the policy. Specifically, an isolated 
seep intermittent wetland area (less than an acre) 
exists on the northern end of the project site. The 
project proposes a reduced 25-foot buffer from 
development, which, according to the biologist, 
would adequately prevent any disturbance to the 
function and value of the feature. As conditioned 
of the project, this buffer shall be shown and 
verified on the Final Map. Additionally, 
implementation of applicable Storm Water 
Pollution Prevention Program (SWPPP) and Best 
Management Practices (BMP) measures 
(incorporated as project conditions of approval) 
would further protect this seep. This feature has 
been incorporated as part of the Open Space Lot 
A.  

Conservation 
and 

Open Space 

7.4.4.4 (Option B- Oak Tree 
Canopy Retention and 

Replacement) 

Consistent. As discussed above, development of 
the site would result in the removal of oak tree 
canopy shall maintain conformance with General 
Plan Policy 7.4.4.4. This policy is further 
implemented by the adopted Oak Woodland 
Management Plan (OWMP) under Chapter 17.73 
of the Zoning Ordinance. Specifically, 
approximately 1.5 acres of oak canopy would be 
affected as part of the development which 
includes an off-site canopy in the adjacent vacant 
lot to the south (Exhibit L).  Approximately 2.2 
acres of canopy within Open Space Lot A and 
unaffected areas of Lot 20 would be preserved. A 
condition of approval requiring payment of in-
lieu fee payment shall be collected prior to 
approval of grading permit.  The estimated fee 
amount is $10, 904.09. 

 
 
El Dorado County Zoning Ordinance 
 
The proposed zoning of One-Family Residential District (R1) with a combining zone district 
Planned Development (-PD) overlay would be consistent with the existing HDR land use 
designation. As a Planned Development, development standards under Section 17.28.080 of the El 
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Dorado Zoning Code including minimum lot size and yard setbacks would be modified to 
accommodate the clustered residential development, create and preserve an open space area, and 
avoid additional unnecessary impacts to the natural features of the site.  The proposed residential 
development would conform to both existing and planned residential uses in the area.  
 
As further discussed in Attachment 2, staff concludes that the required findings under Section 
17.04.030.B (Planned Development) of the El Dorado County Zoning Ordinance can be made to 
support the proposed subdivision.  
 
El Dorado County Subdivision Ordinance 
 
The proposed revised map consists of Tentative Subdivision Map of Class I subdivision consisting 
of 20 residential lots.  The residential lots would meet the applicable standard development 
requirement of the R1-zone district with modifications allowed under the Planned Development. 
Development of the subdivision would be conducted in accordance with the applicable provisions of 
the El Dorado County Design and Improvement Manual and Grading Ordinance, recommended 
project Conditions of Approval, and other applicable standards by El Dorado County and affected 
agencies.  
 
As further discussed in Attachment 2, staff concludes that the required findings under Chapter 
16.12.030 of the El Dorado County Subdivision Ordinance can be made to support the proposed 
subdivision.  
 
Design Waivers 
 
As discussed above, Design Waivers have been requested to deviate from specific DISM standards. 
Specific modifications to these road improvements would complement and support in implementing 
the objectives of the Planned Development for this proposed clustered residential development. 
Section 16.08.020 of the El Dorado County Zoning Ordinance provides that the County may grant a 
Design Waiver subject to specific findings identified in this section.  As further discussed in 
Attachment 2, staff concludes that the required findings under this section can be made to support 
the design waiver.  
 
Other Issues 
 
Via Barlogio 
 
As discussed above, the proposed development would exceed the threshold of 24 lots that can be 
served by a dead-end road (Via Treviso).  The development would require the construction of Via 
Barlogio, which would provide a required secondary road access. This public road would also 
provide a connection to Tucher Way in the City of Folsom as part the future development in the 
Village 8 of the Promontory Specific Plan (Exhibits J and K).  A small portion of the layout for Via 
Barlogio is owned by the applicant while the majority is considered off-site and belongs to a 
different entity in the specific plan.  The off-site area that would be affected by this road layout has 
been contemplated in the Environmental Impact Report (EIR) for the specific plan. A Categorical 
Exemption was also determined by DOT in 2007 when this layout was identified.   
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If Treviso II is developed first, Via Barlogio would be constructed with the proposed interim 
improvements (24-foot wide pavement, without sidewalks or curb and gutters within a 50-foot wide 
easement) and would be maintained by the applicant.  As the applicant does not currently own  or 
have the right to construct the road through the affected off-site area, a standard DOT condition of 
approval (Condition No.48) is incorporated requiring submittal of necessary title or similar 
documents for the construction of this road affecting off-site properties.  
 
If Village 8 either develops before or after Treviso II is constructed, Via Barlogio road would be 
constructed to its full ultimate design (Valley Two-Way road) as contemplated in the specific plan 
which consists of a 32-foot wide pavement, curb, gutters and sidewalks on both sides. Upon 
completion and acceptance of said ultimate improvements, the County would accept Via Barlogio 
and the remaining right-of-way and Treviso II would quit claim the easement. 
 
Wildfire Safe Plan 
 
As a required of the project, an approved Wildfire Safe Plan has been provided (Exhibit M). 
Approved by El Dorado Hills Fire Department and Cal Fire, this document details specific 
provisions that would need to be implemented in order to minimize potential fire hazards to Treviso 
II and the bordering residential development. Some of the provisions include maintenance of 
vegetation within the open space areas and residential lots, implementation of residential 
construction standards and enforcement of applicable state and local fire codes.  
 
Agency Comments and Conditions of Approval 
 
Attachment 1 contains the recommended conditions of approval for the project. The following 
county agencies provided comments and/or recommended conditions for this project: 
 
 El Dorado Hills Fire Department 
 El Dorado County Department of Transportation 
 Office of the County Surveyor 
   
The local advisory committee, El Dorado Hills Area Planning Advisory Committee (APAC),  voted 
4 to1 recommending denial of the project. The committee identified issues includes smaller lot sizes 
and narrower roadways compared to the surrounding development, limited on-street parking, and 
Lot 20 designed as a flag lot. In response, it is staff’s opinion that the clustered design for Treviso II 
meet the objectives of a Planned Development with its cluster design, creation of required open 
space area, and preservation of biological resources. The narrower road would exclusively serve this 
clustered residential development. Flag lots (Lot 20) are allowed with approval of a Development 
Plan. The density of the development is within the anticipated amount under the HDR land use 
designation.  
 
ENVIRONMENTAL REVIEW 
 
Staff has prepared an Initial Study to determine if the proposed project would have a significant 
effect on the environment (Exhibit N). Supporting studies were referenced in this Initial Study. 
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Based on the Initial Study, a Mitigated Negative Declaration has been determined as specific 
impacts to Biological Resources has been identified, which would be subject to mitigation measures 
minimizing its effects to less than significant level.  
 
Note: This project is located within or adjacent to an area which has wildlife resources (riparian 
lands, wetlands, watercourse, native plant life, rare plants, threatened and endangered plants or 
animals, etc.).  In accordance with State Legislation (California Fish and Game Code Section 711.4), 
the project is subject to a fee of $2,101.50 after approval, but prior to the County filing the Notice of 
Determination on the project.  This fee plus a $50.00 administration fee, is to be submitted to 
Planning Services and must be made payable to El Dorado County.  The $2,101.50 is forwarded to 
the State Department of Fish and Game and is used to help defray the cost of managing and 
protecting the State’s fish and wildlife resources. 
 
 

SUPPORT INFORMATION 
 
Attachments to the Staff Report: 
 

Attachment 1.......................................Conditions of Approval 
Attachment 2.......................................Findings 
 
Exhibit A............................................Location Map 
Exhibit B ............................................Assessor’s Parcel Map 
Exhibit C ............................................General Plan Land Use Map 
Exhibit D............................................Current Zone Map 

 Exhibit E ............................................Original Ridgeview West Tentative Map 
 Exhibit F ............................................Promontory Specific Plan-Circulation Plan Map 

Exhibit G............................................Revised Ridgeview West Tentative Map, August 2002 
Exhibit H............................................Revised Ridgeview West Tentative Map, January 2007 
Exhibit H.1.........................................Unit 4 Recorded Map 
Exhibit I .............................................Rezone Exhibit 
Exhibit J .............................................Proposed Treviso II Tentative Map 
Exhibit K............................................Proposed Development Plan and Preliminary 

Grading/Drainage Plan 
Exhibit L ............................................Treviso II Tree Preservation Map  
Exhibit M ...........................................Treviso II Wildland Fire Safe Plan, August 12, 2011 
Exhibit N............................................Mitigated Negative Declaration and Initial Study 
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