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9Item No.:

Staff:

Agenda of:

COUNTY OF EL DORADO DEVELOPMENT SERVICES
PLANNING COMMISSION

STAFF REPORT

SPECIFIC PLAN AMENDMENT/TENTATIVE MAP

FILE NUMBER: SP94-000l-RIValleyView Specific Plan Amendment and TM12­
l506/West Valley View Village Lot W

APPLICANT: The New Home Company

AGENT/ENGINEER: CTA Engineering and Surveying

REQUEST: 1. Specific Plan Amendment to amend the land use identified in Figure 4.2
"Valley View Land Use Plan" of the Valley View Specific Plan for the
following properties:

a. Assessor's Parcel Numbers 118-140-63 and -65 (Lots X & W)
from Village Center (VC) to Core Residential (CR);

b. Assessor's Parcel Number 118-140-61 (Lot V) from Mixed Use
(MU) to Core Residential (CR);

c. Assessor's Parcel Number 118-130-01 (The Vineyards) from Core
Residential (CR) to Village Center (VC);

d. Assessor's Parcel Number 118-130-18 (Mercy Housing) from
Core Residential (CR) to Multifamily Residential (MFR); and

e. An 11 acre portion of Assessor's Parcel Number 118-130-33 from
Multifamily Residential (MFR) to Open Space (OS).

2. Amend Figure 4.1 "Land Use Table" of the Valley View Specific Plan
to reflect the land use amendments made to the identified properties;

3. Tentative Map on Assessor's Parcel Number 118-140-65 (Lot W)
creating 73 residential lots ranging in size from approximately 3,100
square feet to 6,200 square feet, with 7 lettered lots; and
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4. Design Waivers to allow for the following:

a. Modify the Valley View Specific Plan local road cross section to
allow a 4 foot sidewalk adjacent to back of rolled curb and a 24
foot road surface instead of a 28 foot road surface and an 8 foot
planter between travel way and sidewalk; and

b. Reduce 52 foot right of way to 37 feet for the main loop, to 35 feet
for the north exit, 33 feet for the tee courts, and 29 feet for the stub
street.

LOCATION:

APNs:

ACREAGE:

SP94-0001-RlValley View Specific Plan: Both sides ofValley View Parkway,
just south of White Rock Road; both sides of Clubview Drive east of Latrobe
Road; and the northeast corner of Latrobe Road and Royal Oaks Drive, in the
EI Dorado Hills area, Supervisorial District 2.

TMI2-1506/West Valley Village Lot W: Southeast corner of Latrobe Road
and Clubview Drive, in the EI Dorado Hills area, Supervisorial District 2.
(Exhibit A)

118-140-61, -63 and -65, 118-130-01, -18 and a portion of -33 (Exhibit B)

SP94-0001-RlValley View Specific Plan: 70 acres
TMI2-1506/West Valley Village Lot W: 9.66 acres

GENERAL PLAN: Adopted Plan (AP) - Valley View Specific Plan (Exhibit C)

ENVIRONMENTAL DOCUMENT: EIR Addendum pursuant to Section 15164 of the
CEQA Guidelines

RECOMMENDATION: Staff recommends that the Planning Commission forward a
recommendation to the Board of Supervisors to take the following actions:

1. Adopt the EIR Addendum for the Valley View Specific Plan Program EIR prepared by
staff, incorporated as Attachment 3;

2. Adopt the Annual Mitigation Monitoring Report in accordance with CEQA Guidelines
Section 15097, incorporated as Attachment 4;

3. Approve Specific Plan Amendment SP94-0001-R, as modified by staff, based on the
Findings in Attachment 2;

4. Approve Tentative Map TM12-1506 subject to the Conditions of Approval in Attachment
1, based on the Findings in Attachment 2; and
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5. Approve the following Design Waivers based on the Findings in Attachment 2:

a. Modify the Valley View Specific Plan local road cross section to allow a 4 foot
sidewalk adjacent to back of rolled curb and a 24 foot road surface instead of a 28
foot road surface and an 8 foot planter between travel way and sidewalk; and

b. Reduce 52 foot right of way to 37 feet for the main loop, to 35 feet for the north
exit, 33 feet for the tee courts, and 29 feet for the stub street.

STAFF ANALYSIS

This project is an amendment to the Valley View Specific Plan to allow 100% residential
development in Villages V, W, and X, instead of the mixed use and commercial development
originally planned for those villages. The proposals would not exceed the development potential
as originally approved for the plan area. If the Specific Plan amendment is approved, then the
tentative maps for these villages can be reviewed. Rather than approaching the amendment in a
piecemeal way, staff reviewed all of the proposed changes to the plan comprehensively. An
analysis of Village W is included with this report. The tentative maps for Villages V and X will
be presented at a subsequent hearing.

The specific plan amendment is a stand-alone project, in that the amendment does not need the
tentative maps to be acted upon, but maps cannot be approved without the amendment. Each
tentative map is a separate project that requires the amendment, and staff is treating the
amendment and the map as a single project under CEQA. Actions on the subsequent maps will
rely on adoption of the EIR Addendum for the full specific plan amendment

Project Description:

Specific Plan Amendment: The proposed amendment would change the land use designation for
portions of White Rock Village to reflect development that has already occurred, changing (1)
the Multifamily Residential (MFR) designation on the east side of Valley View Parkway, to
Open Space; (2) the school site and a portion of the Core Residential (CR) area to Village Center
(VC) and MFR; (3) the Village Center (Lots Wand X) from VC to CR; and Lot X from Mixed
Use (MU) to CR (Exhibit D).

The White Rock Village sites are developed with multi-family residential units (Mercy Housing,
Lessara, and The Vineyards.) The Village Center (Lots W & X), located at Clubview Drive and
Latrobe Road are vacant. Lot V is also vacant. The Land Use Table, Figure 4.1, is proposed to
be amended to reflect the changes (Exhibit E). The MFR designated land on the east side of
Valley View Parkway was eliminated with final adoption of the Specific Plan. The school site
was not needed by the School District and was previously permitted to be developed in
multifamily housing.

Tentative Subdivision Map: TM12-1506 is a tentative map creating 73 residential lots ranging in
size from approximately 3,100 square feet to 6,200 square feet, with seven lettered lots (Exhibit
F) with design waivers to reduce street rights-of-way and modify sidewalk standards.
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Background:

The Valley View Specific Plan (VVSP) was approved by the Board of Supervisors on December
8, 1998. The VVSP encompasses 2,037 acres, with a buildout of 2,840 residential units. To date,
1,930 units have been entitled or built within the plan area. There are five tentative maps
currently being processed by the County within the plan area. If approved, these projects would
increase the number of entitled units in the VVSP to 2,145. If all projects are entitled and built,
695 units would remain to be entitled within the East Ridge Village ofthe VVSP.

Valley View Specific Plan Amendment: The VVSP provides for approximately 1,279 acres of
residential uses, including a maximum of 2,840 homes (2,409 single-family and 431 multi­
family units). Approximately 10.9 acres of land was designated for commercial/office uses
within the VC and MU land use designations with 5.4 acres for retail, service and or office uses
within the Village Center. The remaining 5.5 acres of commercial use was designated for the
MU district. No other commercial development was planned within the other villages.

Eighteen acres was designated VC, which was one percent of the VVSP. Seventy percent of the
total acreage (12.6 acres) within the VC was assumed would be developed as residential, and
thirty percent (5.4 acres) as commercial. The VVSP EIR assumed that there would be
approximately 44,000 square feet of retail space and 15,000 square feet of office space, for a
total of 59,000 square feet of gross leasable floor area within the 5.4 acre commercial area. The
VC was to be the gateway to the VVSP area.

The VVSP EIR anticipated that the project would be constructed over a nine to ll-year period
beginning in 1998. Full buildout was anticipated by 2009. Phasing was to occur in a manner that
would allow the project to respond to market demand. The project-serving commercial
development was to occur in phases as dictated by the rate of residential development.

Due to market demands and the recession, buildout of the VVSP has not occurred as anticipated.
The applicant is requesting the amendment to respond to market demands and studies, discussed
below showing that the site is inappropriate for commercial uses.

The residential component of the VC district was to be multi-family residential including high
density townhouses or condominiums. The VVSP considered 12 dwelling units per acre for the
12.6 acres designated for residential use, which would have allowed 151 higher density units. If
the VC designation was retained for the 9.66 acre project site of the proposed tentative map, 6.76
acres could be utilized for residential purposes. Based on 12 units per acre, 81 units could be
built at the project site. In addition, 2.9 acres could be utilized for commercial purposes, with up
to 31,581 square feet of floor area to be built.

Village Center and Mixed Use Development

Specific Plan Amendment and First Market Analysis: A site specific market analysis was
prepared by the Gregory Group for the project demonstrating that the best use of the property
would be for residential purposes rather than the designated VC. A detailed discussion of the
market analysis and the jobs housing balance is provided in the EIR Addendum.
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The market analysis suggests that with the slow recovery in the economy, an abundance of office
space within EI Dorado Hills and unusually high vacancy rate, there would be no demand for
additional office use within the project area. In addition, because there is 314,750 square feet of
un-built retail uses within existing retail centers which may offer better locations and access, the
project site would not likely provide enough traffic to attract significant retail uses.

However, what the market analysis did not consider was the retail that was to be built within the
VVSP was to be project-serving commercial. This was not a destination retail serving center.
The retail uses would provide a convenience to the residential users within the VVSP and the
adjacent EDH business park employment center. The Board of Supervisors found that by
approving the VVSP, there would be economic, social and other benefits, which included:

1. Provisions of Permanent Jobs and Temporary Construction Jobs

The 2,840 residential units authorized under the VVSP was to provide housing for an
estimated 7,764 people. The project was to add approximately 107,000 square feet of
commercial and industrial floor area and was to provide space for an estimated 268 jobs
by the year 2009. The project was expected to stimulate additional development
elsewhere in the EI Dorado Hills area, as allowed by the EI Dorado County General Plan.
Implementation of the project was to require a large number of construction jobs for all
the construction and associated infrastructure (i.e., roads, water and sewer lines). These
additional jobs generated by the project were to also increase in the purchasing of goods
and services in the area. The VVSP was to provide for future employment opportunities
that would financially benefit the entire community.

2. Economic Benefits from Taxes Generated by the Project

With the addition of 2,840 residential housing units, and office and retail uses in the
project area, there was to be an eventual increase in property taxes and local sales tax
from the purchase of goods and services within the community. This revenue was to be
used to fund a variety of other services and capitol improvements required by the County.
This revenue increase represented a significant public benefit of the project.

3. Consistency with the County's General Plan Policies

The VVSP, in its land use design, supported the policy commitments set forth in General
Plan goals and policies (Goals 2.1, and 2.2; and Policies 2.1.1.2 and 2.1.1.3) which
required protection of existing communities, establishment of community regions,
encouragement ofmixed-use development, and provision of a range of land uses. The
VVSP was consistent with the General Plan goals and policies, by planning the site's
development in a comprehensive manner, providing mixed-use land uses consistent with
those on surrounding properties. The project was able to mitigate any land use impacts to
an acceptable level through its design and location of specific land uses (e.g., relocation
of playing field in relocation to existing mobile homes). The VVSP was beneficial in
furthering or effectuating many County General Plan goals and policies.
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4. Provision of a Diverse Housing Stock and Jobs/Housing Balance

The VVSP provided for development of 2,840 new housing units of various kinds,
including substantial numbers of affordable units. The site is located adjacent to Town
Center and the El Dorado Hills Business Park. These adjacent uses were expected to
provide space for up to 30,000 jobs at buildout. The VVSP was to provide a variety of
housing types to above-moderate-income employees in the area. The project proposed
townhomes, condominiums, and apartments affordable to moderate-income households.
The Specific Plan provided an opportunity for residents to live near their place of
employment, thus encouraging a jobs/housing balance for the area and avoiding long
commute trips with the attendant traffic and air quality effects.

The VVSP identified Policy 3.9.2.3, which states that "higher intensity land uses shall be
encouraged adjacent to public transportation routes to ensure compatible and supportive
relationships". This parcel is within walking distance to the residential developments of West
Valley Village and White Rock Village, a school site and adjacent to the EDH business park.
The VVSP EIR envisioned that the VC district would provide an opportunity for residents and
businesses located within the adjacent employment centers to commute without being dependent
on the automobile.

The VVSP EIR identified Impact E-2: Transportation-Related Energy Consumption. The VVSP
was seen as a part of a pattern of rapid urbanization of the Sierra foothills that would be very
auto-dependent and result in relatively long commute distances to employment centers. VVSP
related energy usage would be substantially reduced if a portion of the project residents, and
commercial space clients used public transit, bicycled, or walked. It was identified that within
the VVSP and immediate surroundings, opportunities existed for non-motorized transportation
primarily by bicycle and foot. West Valley and White Rock Villages were designed to be within
walking and riding distance of the neighborhood services planned for the VC. Mitigation
Measure E-2 was adopted, which required the development of a bikeway and pedestrian trail
system along major roadways to connect residences to the VC and existing commercial centers
and park and ride lot.

The project market analysis did not consider the VVSP EIR impact analysis and goal to reduce
the dependence on the automobile. By eliminating the VC, residents and other area employers
would be reliant on their automobiles to drive to commercial retailers, such as those at the EI
Dorado Hills Town Center.

Second Market Analysis: The applicant provided a second economic analysis prepared by
BAE Urban Economics. This analysis looked at travel patterns, pedestrian and bicycle access,
long-term growth, site suitability for commercial development and market support.

Travel Patterns: Assuming that commute patterns of VVSP residents are similar to those of EI
Dorado Hills Census Designated Place (EDH CDP) residents, most of the employed residents
would tend to drive towards Latrobe Road and Highway 50 in order to reach their commute
destinations in locations to the west, north or east. Within the VVSP area, residents of both East
Ridge Village and the White Rock Village would likely drive north via Valley View Parkway
and access Highway 50 for their daily commutes at the Highway 50 interchange or the soon to be
built Silva Valley Parkway interchange. For non-work shopping trips, residents would likely find
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that traveling to the Town Center area would be more convenient and provide a much wider
array of shopping choices than driving to the VC district at Clubview Drive and Blackstone
Parkway. Only some residents of sub-areas of the Specific Plan would be likely to pass the
project site via Blackstone Parkway on a regular basis. With a planned overall buildout of 1,500
residential units in West Valley Village, these travel patterns mean that commercial development
at Clubview Drive and Blackstone Parkways would expect market support from considerably
less than West Valley Village's 1,500 households. There would be limited market support from
future development located in Valley View Specific Plan.

Pedestrian and Bicycle Access: Although Blackstone Parkway is designated to include Class 2
bike lanes, the topography and layout of the West Valley Village area is not designed to be
conducive to residents by walking or by bicycle. In many planning studies that seek to encourage
pedestrian access to nearby amenities, a distance of ~ mile is often taken as the distance beyond
which significant numbers of people would be willing to travel by foot. Blackstone Unit 2 is
located approximately 0.3 miles from the project site at the intersection of Blackstone Parkway
and Opal. Most residents in this subdivision would have to travel well over ~ mile to reach the
VC commercial area. A limited number of residents would find it convenient to travel to this
location without a vehicle and the greater distance and topography would discourage non­
motorized travel.

Long-term Growth: BAE recently prepared long-term growth projections for El Dorado
County market areas to support updating the County's traffic model. For the El Dorado Hills
Market Area, BAE projected that job growth would entail about 7,900 new employees between
2010 and 2035. This translated into a need for about 320 acres of commercial land, including
land for retail/services, business park type uses, and office/medical uses. Of this, about 80 acres
was identified as needed for retail and services. According to the available land supply data,
there was a total of approximately 720 vacant acres zoned for commercial development in the El
Dorado Hills Market Area. There is approximately nine times as much vacant land zoned to
allow retail/services than there is projected demand through 2035. To the extent that there is
consumer demand for new retail and service development, there would be more than sufficient
land available to capture the needed demand, even with the development of the project site with
residential uses.

Site Suitability: Future commercial development would have visibility from Latrobe Road;
however, access would be from Clubview Drive or Blackstone Parkway. The median between
the eastbound and westbound lanes of Clubview Drive would prevent shoppers from easily
moving between the retail developments on the two sides of the street. Shoppers would not have
the ability to make a left tum into the development on the north side of Clubview Drive, nor
would they have the ability to make a left tum onto Clubview Drive when exiting commercial
development on the south side of Clubview Drive when returning to Latrobe Road. The site is
likely too small to attract an anchor tenant. Anchor tenants typically attract shoppers from a
distance greater than one to two miles in a location similar to the VC district, but are not likely to
be attracted to this site because the physical space would preclude the development of a center
large enough to accommodate an anchor tenant plus smaller in-line tenants. To entice an anchor
tenant, developers often have to provide building sites at very low cost to the anchor tenant, that
would enable the developer to attract smaller in-line tenants at premium rents. For this site, there
may not be sufficient space to accommodate an anchor tenant and provide adequate space for in­
line tenants to cover project costs.
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There are approximately 136 acres of vacant R&D designated land, with approximately 29 acres
developed, which has approximately 315,810 square feet of building area. Based on a ratio of
330 square feet per employee, there are approximately 957 employees within a 'l4 mile of the
project site. In addition, there are 223 developed single family parcels and 177 undeveloped
single family parcels. The site characteristic do not conform to site selection criteria that retailers
use in determining which sites they would be willing to occupy, due to factors such as limited
access and visibility, low traffic counts, low population and employment density, limited
presence of other activity nodes in the vicinity and availability of superior competitive locations
nearby.

White Rock Village Development

Multifamily Housing: To implement the County's goals of providing a range of housing types,
a minimum of twenty percent of the housing units within the Specific Plan were to be
development as multi-family residential dwellings, or 568 units. Of these units, 164 units were to
be made available for rent or sale to low or very low income households. These units were to be
developed in the areas designated MFR, CR, MU and VC, throughout the Specific Plan. In June
2002, a Settlement Agreement was entered into between the County, the Measure Y Committee
and Mercy Housing. Mercy Housing was able to proceed with Phase 1 of the development
consisting of 344 multi-family apartment units affordable to tenants of specified income levels
(The Vineyards). Phase 2A of the project was approved for up to 160 multi-family units, not for
rental purposes (Lessara). Phase 2B was permitted for up to 180 units (Mercy Housing), of
which 168 were built. The eleven acres designated MFR which could have accommodated 132
units was limited to use as open space. To date, 672 multi-family units have been built within the
Specific Plan with all units Located in White Rock Village with a land use designation of CR.

The following table provides the as-built information and the applicant's proposal to change the
densities to reflect the built environment:

In accordance WIth General Plan Pohcy 4.3.1.2, the developer was granted a density bonus Increase of 25 percent over the
maximum density allowed under the land use designation and the applicable zoning designation.

Project Existing Land Lot Size No. of Existing Proposed Proposed
Name Use GrosslNet Units Density Land Use Density

(acres) Ranze Ranze
The CR 23.94/19 344 6-15 VC 12-18

Vineyards
Mercy CR 12.03/11 168 6-15 MFR 121

Housing
Lessara CR 14.42/10 160 6-15 CR 6-15

I

The density and intensities of the Specific Plan where shifted with the Settlement Agreement,
allowing 40 acres of CR to be developed with multi-family housing. The VC designation is
proposed to be retained within the Specific Plan but the commercial component would be
eliminated in an attempt to maintain the acreage in Table 4.1. However, identifying existing
multifamily development as Village Center, with its requisite 30% of commercial development
ignores the fact that the site is already fully developed as Multifamily. Staff recommends that
the County recognize that the actual use of the site is MFR and change the land use and zoning
accordingly. The table below summarizes the changes proposed by the applicant and
recommend by staff. The highlighted lines identify the differences:
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Changes to Land Use Districts
Land Use Proposed (acres) Recommended (acres)
Core Residential - CE +9 +9
Multi-family Residential- MFR 0 +19
Mixed Use - MU -11 -11
Village Center - VC +1 -18
Open Space/Buffer - OS +10 +10
School Sites -10 -10

Policy Summary: The General Plan goals and policies required protection of existing
communities, establishment of community regions, encouragement of mixed-use developments
which combine commercial, research and development, and residential uses on a single parcel.
The VVSP was consistent with those policies upon adoption, which planned for development in
a comprehensive manner, providing mixed-use land uses consistent with surrounding properties.

The VVSP established a number ofpolicies tailored to the development of the plan area. Policies
established for the West Valley Village specified the creation of a Village Center which was to
consist of neighborhood commercial and office uses and was to be a major node of activity. The
Village Center was to be both pedestrian and vehicle accessible, architecturally distinctive, and
would provide an informal place for gathering and community events. The size and type of the
retail component was dependent on area needs and would be structured to be complementary to
the commercial services offered by the nearby shopping centers.

The need for permanent onsite commercial area and permanent onsite jobs within the VVSP was
further addressed in the County Board of Supervisors adopted Findings of Fact and Statement of
Overriding Considerations in which they found that the development would add approximately
107,000 square feet of commercial and industrial floor area and provide for an estimated 268
jobs. The VVSP was to provide for future employment opportunities that would financially
benefit the entire community. There is approximately nine times as much vacant land zoned to
allow retail/services than there is projected demand through 2035. To the extent that there is
consumer demand for new retail and service development, there would be more than sufficient
land available to capture the needed demand.

Based on the analysis of the surrounding uses, review of the VVSP EIR and CEQA Findings of
Fact and Statement of Overriding Considerations, and the economic analysis, staff believes there
is sufficient information to support the Specific Plan Amendment to eliminate commercial uses
in the plan area. The economic analysis has demonstrated that if commercial space were
developed at the project site, tenants would struggle to attract sufficient business to economically
justify operations.

Valley View Specific Plan Development Agreement: The Development Agreement for the
VVSP was entered into on December 8, 1998 for a term of twenty years. The project description
within the Development Agreement in Section F. specifies that 29 acres of land was designated
for mixed uses including commercial. Section 1.8 of the Development Agreement allows for
modifications to the VVSP, provided that the amendment would be consistent with the
Development Agreement. Modifications that do not substantially alter the term, uses, density or
intensity of use, provisions for reservation and dedication of land, conditions, terms or
restrictions and requirements relating to subsequent discretionary actions, monetary contributions
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by the landowner or any conditions relating to the use of the property or adversely impact any
other landowner with the Specific Plan may be approved without an amendment to the
Development Agreement. The requested amendment may impact landowners that expected
mixed use development within the VVSP, including commercial within the VC district.
Notification has been provided to the undeveloped property owners within the plan area as well
as those within the required 500 feet of the site. No comments have been received as of the
writing of this staff report.

Tentative Map Discussion:

Site Description:

The 9.66 acre site of the tentative map is relatively flat with natural vegetation. A wetland
drainage feature runs east to west along the southern property boundary, adjacent to the lift
station. A 50-foot setback has been provided. There are no trees on the site. A project entry
monument sign was installed at the comer of Latrobe Road and Clubview Drive identifying
Blackstone. The monument sign would be located within Open Space Lot B.

Staff has analyzed the project in detail and has provided Conditions of Approval based on
agency comments. Project Discussion items include access and circulation, gates, design
waivers, fire safety and water supply, sewer and recycled water, grading and drainage, noise and
sound wall, open space and landscaping, rezone and tentative map and density.

Adjacent Land Uses:

Zoning General Plan Land Use/lmprovements

Site VC AP Village Center/Model Home Office

North VC AP Village Center/Undeveloped

South SFR AP Open Space/Lift Station

East SFR AP Single Family Residential/Single Family Detached

West R&D-DC R&D EDH Business Park! Undeveloped and Developed

Access and Circulation: The project would be accessed from Blackstone Parkway, with two
encroachments, one proposed primary access and one proposed secondary egress gate. The
existing encroachments along Clubview Drive would need to be abandoned with the project. An
updated traffic evaluation was prepared for the project in accordance with Mitigation Measure T­
16. Complete details are provided within the EIR Addendum (Attachment 3). The Transportation
Division has reviewed the traffic analysis and concurs with the finding that no additional
mitigation would be required for the project. The following table provides roadway details for
the project.
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D t °1T bi 2 R da e : oa way e ar S

Road
Right-of -Way Road Drive Aisle

Notes
Width Width Width

Includes curb and gutter pans; sewer, water and
MainB recycle water utilities within the ROW, and a 4
Street 37 feet 29 feet (2) 12-foot aisle foot sidewalk on both sides of the ROW. ROW

width based on modified DISM Standard Plan
101B.
Includes curb, gutter pans and sidewalk on one

T Courts 33 feet 29 feet (2) 12-foot aisle side of the ROW. ROW width based on
modified DISM Standard Plan IDlE.

Primary Includes curb and gutter, barrier curb, and

Access 69 feet 61 feet (2) 12-foot aisle sidewalk on both sides of ROW. ROW width
based on modified DISM Standard Plan IDlE.
Includes curb and gutter pans; sewer, water and

Secondary recycle water utilities within the ROW, and a 4
Gated 35 feet 30.5 feet (2) 12-foot aisle foot sidewalk on one side of the ROW. ROW
Egress width based on modified DISM Standard Plan

lOlE.

B Street- Includes curb and gutter pans within the ROW.

end 29 feet 29 feet (2) 12-foot aisle ROW width based on modified DISM Standard
Plan IDlE.

Mitigation Measure E-2 requires the reduction of automobile trips through the development of a
bikeway and pedestrian trail system along major roadways, connecting the Village Center and
existing commercial centers and park and ride lot north of the site. A bike path is to be provided
along Latrobe Road. However, a park and ride lot has not been developed within the project. A
park and ride lot is located at White Rock and Latrobe Roads, at Post Street. El Dorado Transit
has requested that a bus turnout and bus shelter with bench be provided adjacent to the project
site, which would serve the residents within the project area.

Parking: The El Dorado Hills Fire Department has reviewed the project and has recommended
that no parking be permitted along B Street with the narrow right-of-way and on one side only on
the 33' road section, opposite the side with the sidewalk. Twenty three on-street parking spaces
can be accommodated meeting the Fire Department's requirements and an additional 23 spaces
have been provided in parking bays. This is in addition to off-street parking in garages and
driveways.

Gated Access: The project would be gated, with a primary access gate and a secondary egress
gate. The El Dorado Hills Fire Department requires that the gates comply with the Department's
Gate Standard B-002. The Transportation Division has reviewed the gate locations and
recommends that the gates comply with Article 2, Section 1273.11 of the SRA Fire Safe
Regulations, requiring all gates be located at least 30 feet from the roadway and that they open to
allow a vehicle to stop without obstructing traffic.

Design Waiver Requests: The applicant has requested design waivers to vary from the
requirements of the Circulation Element of the Specific Plan for sidewalks and street widths as
described above. Section 16.08.020 of the County Code states the County may grant a Design
Waiver upon a finding the following:
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A. There are special conditions or circumstances peculiar to the property proposed to be
subdivided which would justify the waiver.

B. Strict application ofthe design or improvement requirements ofthis chapter would cause
extraordinary and unnecessary hardship in developing the property.

C. The waiver would not be injurious to adjacent properties or detrimental to the health,
safety, convenience and welfare ofthe public.

D. The waiver would not have the effect of nullifying the objectives of this Article or any
other law or ordinance applicable to the subdivision.

The applicant has designed the project to provide sidewalks on one side of the streets and courts
within the project, while maintaining some street parking. Sidewalk on both sides of the street
would reduce the effective area available for the small single family lots. Reduction in right of
way has been requested due to site constraints, which include easements and wetland setbacks.
The applicant states that a full right of way would further reduce an effective development area.

The Specific Plan requires that sidewalks are to be constructed on both sides of the street within
the CR district. The road widths that would be required within the VVSP would accommodate
some street parking. The design of the project is driving the need for the requested design
waivers. The site does not have topographic constraints nor does it have other physical
constraints that would limit the development potential that would require the need for design
waivers. However, based on a comprehensive review of the project, and because the applicant
has redesigned the project to provide some sidewalk and street parking, findings for the
requested design waivers can be made.

Fire Safety and Water Supply: An 8-inch water line is located within Clubview Drive and a
16-inch water line is located within Blackstone Parkway. The EI Dorado Hills Fire Department
requires the minimum fire flow for the project to be 1,000 gallons per minute for a 2-hour
duration while maintaining a 20-psi residual pressure with the installation of residential fire
sprinklers. The EI Dorado Irrigation District has determined that the existing system can provide
the required fire flow, with water line extensions.

Sewer Facilities, Recycled Water and Facility Plan Report: An existing 8-inch gravity sewer
main andl0-inch sewer force main is located along the western property line.

The EI Dorado Irrigation District's Board Policy 7010 requires the use of recycled water for
landscape irrigation. There is an existing 12-inch recycled water line located within Blackstone
Parkway and a 6-inch line located within Clubview Drive. A Facility Plan Report would be
required to address the expansion of water, recycled water and sewer facilities, and the specific
fire flow requirements for all phases ofthe project.

Grading and Drainage: A preliminary grading plan has been provided (Exhibit H). Grading and
drainage improvements associated with the proposed subdivision appear to be only those
associated with the required infrastructure improvements, which includes all site development
and roadway to access this site.
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In December 2005, an update to the Carson Creek Regional Drainage Study (2005 Update) was
provided to the County. The 2005 Update included the proposed West Valley View/Blackstone
project (TM99-1359).

The Transportation Division staff reviewed the 2005 Update and concluded that Lot W was
evaluated in the study. Furthermore, the study made adequate assumptions that indicated that no
further analysis as part of the proposed Tentative Map would be warranted. However, the
applicant would be required to provide a site specific drainage report at the time of improvement
plans or grading permit application. Grading would include 16,100 cubic yards of excavation and
15,900 cubic yards of embankment for road and pad development.

Noise and Sound Wall: Vehicular traffic along Latrobe Road is the major noise source to the
project area. Bollard Acoustical Consultants, Inc. has prepared an acoustical analysis for the
project. The result of the analysis has been discussed in the VVSP-Addendum to the Program
EIR. The project noise barrier would be 10 feet in height for backyards with a lower elevation
and 11 feet in height for yards that have a higher elevation (Exhibit I). The proposed barrier
would mitigate residential exposure from traffic noise. In addition to the noise barrier, the
consultant has recommended the use of upgraded windows for second floor windows adjacent to
Latrobe Road to provide additional noise reduction. Mechanical ventilation would be required
for all units to achieve compliance with interior noise level criteria.

Open SpacelLandscaping: The project would have 0.88 acres of land designated as open space
and landscaping throughout the subdivision. Proposed Lots C and D are comprised of 0.32 acres
and abut Lot 13 of Subdivision Map J-43, Large Lot Final Map of West Valley Village, which
has been designated as open space and has a wetland drainage running through the property. The
required 50 foot setback has been provided.

Density: As discussed above, the site is proposed to be zoned CR. This district is intended to be
developed with a mix of moderate density residential products including single family detached
homes on parcels up to 6,200 square feet in area; high density single family detached homes such
as patio homes; zero lot line units; attached single family homes including halfplexes,
condominiums, townhomes, and multifamily units, including apartments. Seventy-three single
family detached residential units are proposed. This is less than the 15 units per acre permitted
in the CR district. Lot details are provided in Table 4 as provided in Exhibit M.

Development Standards: The CR Development standards require the submittal of a building
envelope diagram at the time of consideration of any tentative map proposing developable single
family parcels. The applicant has provided the required diagram that demonstrates that the lots
would have four foot side yard setbacks, five foot rear yard setbacks and 10 foot front yard
setbacks, with an 18 foot setback for the garage. In addition, for production housing projects, the
application of a tentative map is required to include:

1. Site Plan showing the location of all proposed structures, parking area, landscape area,
internal circulation improvements, and recreation or other common amenities;

2. A Preliminary Landscape Plan showing the types, locations and densities of all plantings,
hardscape or other improvements proposed;
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3. Elevations or perspective renderings of the primary exposures of all major structures and any
other views or exposures requested by the Development Services Director; and

4. Fencings, signing, lighting or other design details which may be requested by the
Development Services Director in order to evaluate compliance with the Specific Plan.

The applicant has provided site building envelopes, a schematic design set which includes floor
plans, elevations, landscape plans and project entry design (Exhibit L). These drawings are for
informational purposes, identifying how lots may be developed. They are not intended to be
mandatory requirements for building permits but are intended to show how these unique lot sizes
could be developed. The project would be subject to Blackstone CC&Rs and architectural
review. As currently designed, there would be on-street parking, guest parking and sidewalk on
one side of the street. The applicant has worked to accommodate guest parking within the project
due to the limited street parking.

Compliance with Carry-Over Conditions of Approval from TM99-1359: A master
subdivision map was approved that created the various villages within the West Valley Village
portion of the Specific Plan. Several conditions applied to that map have been carried over to the
subsequent tentative maps. These address funding for the Silva Valley ParkwaylUS Highway 50
interchange, payment of impact fees, drainage facilities, and the development of a bike trail
along Latrobe Road. Those conditions that apply to the Lot W map have been incorporated into
the Conditions of Approval in Attachment 2.

EI Dorado Hills Area Planning Advisory Committee: The Committee provided a letter dated
September 22,2012 indicating that they would not support the project because it did not comply
with County standards for the development of a single family residential project. Concerns
included parking, sidewalks, road widths, landscaping and lot development. After the project was
revised, the APAC re-reviewed the project and generally supports the project. Their letter dated
Dec. 21, 2013 indicated that the revisions addressed concerns regarding parking, sidewalks and
maintenance. However, they expressed concerns over the small lots and limited setbacks. They
also recommended that Lot lObe eliminated to provide additional parking and address possible
noise concerns. Their comment letter is provided as Exhibit N.

ENVIRONlVIENTAL REVIEW

An Addendum to the Program EIR for the VVSP (Attachment 3) in accordance with Subsection
(a) of the CEQA Guidelines Section 15164 has been prepared to determine if the project would
have a significant effect on the environment. It has been determined that none of the conditions
described in Section 15162 calling for the preparation of a subsequent EIR have occurred.

The County has adopted a Mitigation Monitoring Program for the Valley View Specific Plan in
accordance with Section 15097 of the CEQA Guidelines. In order to ensure that the mitigation
measures identified in the Addendum are implemented, the Mitigation Monitoring Program is
being updated (Attachment 4).

In addition, in accordance with Subsection (c) of CEQA Guidelines Section 15097, reporting has
been provided demonstrating mitigation compliance.
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A Notice of Determination will be filed upon adoption of the EIR Addendum. Because an EIR
was previously prepared, the Valley View Specific Plan EIR, State Clearinghouse #9708208, no
new California Department of Fish and Wildlife fee is required.

SUPPORT INFORMATION

Attachments to Staff Report:

Attachment 1 Conditions of Approval
Attachment 2 Findings
Attachment 3 Addendum to the Program Level EIR for the Valley

View Specific Plan
Attachment 4 Mitigation Monitoring Checklist-Valley View

Specific Plan-2013 Update

Exhibit A Location Map
Exhibit B Assessor' s Parcel Map
Exhibit C Valley View Land Use Plan, Figure 4.2
Exhibit D Proposed Revised Valley View Land Use Plan,

Figure 4.2
Exhibit E Land Use Table, Figure 4.1
Exhibit F Tentative Subdivision Map
Exhibit G Slope Map
Exhibit H Preliminary Grading Plan
Exhibit I Sound Wall/Berm Details
Exhibit J Entry Gate Detail
Exhibit K Preliminary Development Plan
Exhibit L Schematic Design Set
Exhibit M Table 4-Tentative Map Lot Details

\\dsfsO\DS-Shared\DISCRETIONARY\TM\2012\TMI2-1506 (Lot W)\Reports\SP94-0001-R TM12-1506 Staff Report.doc
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Figure 4.1 Proposed Rezone

Land Use Table Original Specific Lots X, Wand V to Staff

Plan CR Recommendation

Density!
Rangel! %of %of

land Use District Abbreviation Intensity2 Acreage %of Plan Acreage Plan Acreage Plan

Estate Residential [.25-2.0 dus/ac] ER-LL .25/ 206 10% 206 10% 206 10%

ER-1 1/ 172 8% 172 8% 172 8%

ER-2 2/ 6487 32% 6487 32% 648
7 32%

Single Family Residential SFR 4/ 152 7% 152 7% 152 7%

Core Residential CR 6-15/ g7 3% 627 3% 627 3%

Multi-family residential MFR 12/ 11 0.5% 118 0.5% 308 1.5%

Mixed Use MU 10/.20 -l±5 -l-% Q5 Q% Q5 Q%

Village Center VC 12/.25 ±g6 1% 199 1% 09 0%

[Subtotal: Developed] ±2-7± ~ 1270 61.5% 1270 61.5%

Open Space/Buffer OS n.a. e±+ W% 628 31% 628 31%

Multiuse Open Space MOS n.a. 86 5% 86 5% 86 5%

[Subtotal: Open Space] +m ~ 714 36% 714 36%

School Sites varies n.a. M 1% 14 0.5% 14 0.5%

Major Roads n.a. n.a. 39 2% 39 2% 39 2%

[Subtotal: Public] g 3% 53 2.5% 53 2.5%

Total 2037 100% 2037 100% 2037 100%

Dwelling
Units3! Sq
Footage4

2840!1OOQ

IGross density, including local roads, expressed in dwelling units per acre. All acreages are approximate.

2Expressed as a floor area ratio (FAR), the ratio of the total gross leaseable floor area is a percentage of the site devoted to the commercial or research and development use.

3Projected dwelling units including attached units. Actual units may vary but shall not exceed a total of 2840 d.u.'s commercial or research and development use.

'1-otal gross leaseable floor area in 1000's of square feet

550% of total acreage assumed to be developed as residential, 50% as office.

570% a/total acreage assumed to be developed as residential, 30% as commercial.

7CR or ER acreage will increase if school site(s) are not accepted by district.

The fallowing two footnotes are proposed ta be added to the Figure 4.1

BMFRDensity Bonus provision per GPpolicy 4.3.1.2

"toio! acreage to be developed as residential, no commercial. Exhibit E
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WEST VALLEY VILLAGE LOT 12
LOT 12 OF "VALLEY VIEW SPECIFIC PLAN"
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Project Elements Legend

CD Ornamental Entry Gate (style/detailing to be determined following
Architectural Design Charette)

CD Stone Veneer Pilaster, typo

eD Metal Entry Trellis with Light Fixtures, typo

CD Pedestrian Entry/Security Gate, typo

1

CD Project Entry Signage and/or Logo (to be determined)

® Low Stucco Planter Wall with Stone Veneer Pilasters, typ

CD Low Stucco Wall with Ornamental Metal Fence, typo

eD Masonry Soundwall and Cap, typo

® Stamped/Colored Concrete Paving (pattern to be determined)

® Multi-stem Specimen Tree. typ.

CD) Columnar Tree, typo

® Shrub/Groundcover Plantings, typo

® Concrete Sidewalk, typo

® ExistingPUE,typ.
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Entry Elevation
Not to Scale/Enlarged to Shown Detail

® Project boundary, typo

® Gate Call Box

(Jl) Sodded Turf typ

® Housing Lot Property Line, typ

I The HLA Group Landscape Architects & Planners, Inc.

1050 Twentieth Street, Suite 200 / Sacramento, California 95811
9113447 7400,' ~1 C.4<178270 fax / www,hlagroup.com

Blackstone Lot W - The New Home Company
Project Entry - Plan Enlargement #1

EI Dorado Hills, California

L2
September 20, 2011
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WEST VALLEY VILLAGE, LOT 12
PRELIMINARY DEVELOPMENT PLAN
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CHARACTER ELEVATION Homecounts:
Project Size:
Proposed Density:

73 Totlllnew Homes; Single Flmlly Detached
Approxima~ly 6.43 Acres
11.35 OO/AC

ConstructionTypo:
Type V: Z·Story Detoched Single Fo,mly Homes

Wldlng Height:
Approximotely 28"0' (J6'-()" max.)

Pllr1dng:
Z-Cll' ottached dJrecloa:e5S slde-by-sldegarages for oil homes
xx Gue>tp.no"ll Spaces
xxTotol p.no"ll Spaces
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73 100%

24 33%
24 33"h
25 34%

2,000 5.F.
2,238 S.F.
2,333 S.F.

2,1905.F./AV .

3 BR+ STUDY, 2.5 BA
3 BR+ LOFT/OPT. BR4,3.5 BA
3 BR+ OFFICE, OPT. BR4, 3 BA
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SFD I
SFD 2
SFD3

Totlll:

J Z M K

ARCHITECT:

TEL: 714.426.6900
FAX: 714.426.6901

J2MK PARTNERS
COl'/TACT: ERICZUZIAK
3080 BRISTOL STREIT,
sum 650
COSTA MESA, CA92626

III
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APPllCANT:

THENEWHOME COMPANY
COl'/TACT: AARON SUSSMAN
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sum 210
ROSEVILLE,CA95661
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T hI 4 T t ti M LtD t 'Ia e : en a rve ap 0 e ai S

Lot No. Lot Size Front Setback Garage Setback Side Setback Rear Setback
1 3,460 10 18 4 5
2 4,183 10 18 4 5
3 3,222 10 18 4 5
4 3,260 10 18 4 5
5 3,815 10 18 4 5
6 6,195 10 18 4 5
7 6,180 10 18 4 5
8 5,049 10 18 4 5
9 4,696 10 18 4 5
10 4,234 10 18 4 5
11 3,150 10 18 4 5
12 3,150 10 18 4 5
13 3,150 10 18 4 5
14 3,143 10 18 4 5
15 3,567 10 18 4 5
16 3,503 10 18 4 5
17 3,443 10 18 4 5
18 3,443 10 18 4 5
19 3,443 10 18 4 5
20 4,438 10 18 4 5
21 5,340 10 18 4 5
22 3,781 10 18 4 5
23 3,674 10 18 4 5
24 3,568 10 18 4 5
25 3,696 10 18 4 5
26 3,460 10 18 4 5
27 3,485 10 18 4 5
28 3,592 10 18 4 5
29 3,700 10 18 4 5
30 5,530 10 18 4 5
31 4,701 10 18 4 5
32 3,150 10 18 4 5
33 3,150 10 18 4 5
34 3,150 10 18 4 5
35 3,422 10 18 4 5
36 3,501 10 18 4 5
37 3,150 10 18 4 5
38 3,150 10 18 4 5
39 3,150 10 18 4 5
40 3,150 10 18 4 5
41 4,765 10 18 4 5
42 4,492 10 18 4 5
43 3,475 10 18 4 5
44 3,475 10 18 4 5
45 3,475 10 18 4 5
46 3,475 10 18 4 5

EXHIBIT M
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Lot No. Lot Size Front Setback Garage Setback Side. Setback Rear Setback
47 3,988 10 18 4 5
48 3,989 10 18 4 5
49 3,286 10 18 4 5
50 3,277 10 18 4 5
51 3,277 10 18 4 5
52 3,277 10 18 4 5
53 4,554 10 18 4 5
54 6,151 10 18 4 5
55 6,050 10 18 4 5
56 5,943 10 18 4 5
57 4,960 10 18 4 5
58 3,976 10 18 4 5
59 3,258 10 18 4 5
60 3,150 10 18 4 5
61 3,150 10 18 4 5
62 3,377 10 18 4 5
63 3,928 10 18 4 5
64 3,267 10 18 4 5
65 3,267 10 18 4 5
66 3,267 10 18 4 5
67 3,267 10 18 4 5
68 3,267 10 18 4 5
69 3,267 10 18 4 5
70 3,267 10 18 4 5
71 3,267 10 18 4 5
72 3,267 10 18 4 5
73 3,267 10 18 4 5
A 15,659 P.S.E and Roadway Landscape Easement
B 7,135 Monument and Landscape Easement
C 5,984 Drainage, Open Space and Landscape Easement
D 9,305 Drainage, Open Space and Landscape Easement
E 1,323 Landscape Easement
F 1,287 Landscape Easement
R 10,2439 Internal Roadway
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