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Pane & Pane Associates, Inc. 

July 7, 2021 

The Honorable Members of the Board of Supervisors 
County of El Dorado 
John Hidahl, Chair, Lori Parlin, First Vice Chair 
Wendy Thomas, Second Vice Chair, 
George Turnboo and Sue Novasel 
330 Fair Lane, Building A 
Placerville, CA 95667 

I i I j 

RE: J-6 Pre-Application for "The Town & Country Village El Dorado" 
Bass Lake Road at Highway 50 

Mr. Chairman and Members: 

• 1 . • . . 

._ .l • • 

Thank you for this opportunity to propose our J-6 Pre-Application for"The Town 
& Country Village El Dorado"located at the base of Base Lake Road, fronting 
Highway 50 on the south and bisected by the new Country Club Drive to the 
north of the project site. 

We have created "The Town & Country Village El Dorado" after years of study 
and consideration of the history, topography and the overall environment of this 
site owned by the Mohanna family and the ASHA LLC. Over the last four 
decades the Mohanna family, long time steward of these and other parcels of 
land in Bass Lake Hills, has witnessed the tremendous growth of El Dora.do Hills 
and most recently, the Bass Lake Hills area. 

We held several community-based planning and design charrettes to listen to 
views and ideas of our neighbors and have presented the conceptual plan tothe 
El Dorado Hills Area Planning Advisory Committee (EHAPCA) and the 
Bridlewood Homeowners Association. We have invited individual community 
members to the Mahanna Ranch for small group meetings to delve into the 
details, review the history and envision a reconnection of the historic wagon trail 
of the 1860' s that crosses the Mohanna properties. In short, we have sought the 
advice and guidance of our neighbors and have created the concept of a "Village 
Center" as a "new chapter" for the Bass Lake Hills Specific Plan: 

1123 J Street - 3 rd Floor Library, Sacramento, California 95814 
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to provide lodging and shopping for families and conferencing venues to 
display the gold discovery history, the El Dorado County vintners' fabulous 
wines and the Apple Hill growers' delicious foods and beverages. In addition, 
we have proposed a museum of El Dorado County history to explore these 
agricultural products as well as the past and future of the timber, logging and 
milling industry. 

The Town & Country Village El Dorado seeks to update the Bass Lake Hills 
Specific Plan (BLHSP) with a new chapter to the modem standards and policies 
of the El Dorado County General Plan and its various changes up to and 
including the 2019 amendments. 

To accomplish this, it is necessary to amend the County General Plan by 
including the subject properties within the surrounding Community Region and 
amend the BLHSP to provide for the development of a mixed-use project that 
will become the "Village Center" of Bass Lake Hills, an element that is missing 
from the original BLHSP. 

The Town & Country Village El Dorado seeks to fulfill your General Plan: 

1) Land Use Goal 2.1 by creating a new sustainable community while 
curtailing urban sprawl with mixed and balanced land uses that promote 
alternative transportation systems; 

2) Objective 2.3.1 by retaining the distinct topographical features and 
conserve and enhance the native vegetation of the project site while 
achieving your General Plan Measure LU-Q direction by "promoting infill 
development, linking land use, housing, air quality, and transportation 
circulation strategies that support development within existing 
communities, reducing vehicle miles traveled, increase energy efficiency, 
and creating affordable housing;" and 

3) Objective 10.1.6 by "capturing a greater share of retail and tourist dollars 
within the County; providing opportunities to establish new tourist 
related commercial operations while promoting and maintaining existing 
tourist commercial operations." 

We look forward to your input and guidance and continuing the public outreach 
and dialogue with our neighbors and community members about their dreams 
and vision for the future of El Dorado Hills, The Town & Country Village El 
Dorado and the entire County of El Dorado. 

Respectfully, 

JOSH PANE 

1123J Street - 3 rd Floor Library, Sacramento, California 95814 
Office 916.447.8982 - Facsimile 916.739.1417 - pane@cwo.com 
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The Town & Country Village El Dorado 
El Dorado Hills, California 

El Dorado County Board of Supervisor's J 6 Application 
July 7, 2021 

Over the last four decades the Mahanna family, long time steward of these 
and other parcels of land in Bass Lake Hills, has witnessed the tremendous 
growth of El Dorado Hills and most recently the Bass Lake Hills area, along 
with the build out of some of the roadway and other infrastructure needed 
to complete the most recent subdivisions of Hawk View, Bell Woods, Bell 
Ranch and Hollow Oak. One major piece of infrastructure, Country Club 
Drive, the new urban collector road has been completed and bisects the 
subject site. Since the Bass Lake Hills Specific Plan was adopted in 1995 
there have been many changes to the various local ordinances, the 
County's General Plan, regional and state laws and to the surrounding 
neighborhoods. 

In light of these many changes the Mahanna Family Development 
Company and Panfino General Partners (the uProponents") are preparing 
to submit a formal application to create a mixed use of resort, hotel 
lodging, first class family gathering wedding reception, conferencing 
venues, residential, commercial, medical services, and neighborhood­
serving retail to be named The Town & Country Village El Dorado. The 
combination of both lodging and reception/family gathering spaces would 
become the first of its kind for the West Slope neighborhoods and a 
destination amenity for El Dorado County. Ideally located along the 
eastside of Bass Lake Road and bisected by Country Club Drive, taking 
advantage of the easy access to Highway 50 and the existing traffic on Bass 
Lake Road. 

The Town & Country Village El Dorado 
1 PA21-0013 
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The Town & Country Village El Dorado seeks to update the Bass Lake Hills 
Specific Plan (BLHSP) with a "new chapter" to the modem standards and 
policies of the El Dorado County General Plan and its various changes up 
to and including the 2019 amendments. 

To accomplish this it is necessary to amend the County General Plan by 
including the property within the surrounding Community Region and 
amending the Bass Lake Hills Specific Plan ("BLHSP") to provide a new 
chapter for the development of The Town & Country Village El Dorado as 
a mixed use project which will become the effective "Village Center" of the 
Bass Lake Hills area, an element that is missing from the original BLHSP. 

The Mahanna family is uniquely qualified to create such a project as 
having been in the hospitality business since 1982 with major wedding and 
official gathering venues in Sacramento at the Capital Plaza Ballrooms (the 
former historic Odd Fellows Temple circa 1853) and The Grand Ballroom, 
both accommodating gatherings of 300 to 2000 people. More recently, the 
family has been involved in the planning and construction of unique 
reasonably priced housing. So with the Mahanna family history and 
experience, the Proponent team is uniquely qualified and positioned to 
establish a beautiful family gathering, wedding and conferencing venue in 
El Dorado Hills, together with housing that will be attainable by the many 
employees the project will attract. 

The lodging and venue spaces will be situated around the existing 
beautiful oak grove to be preserved at the southwest comer of the site, as 
the natural center of activity with ample room for canopy growth for the 
next hundred years, setting it as a natural center piece for weddings, 
conferences and family gatherings. The hotels will flank the oak grove and 
will be planned and constructed within the natural slopes of the terrain. In 
fact the entire Village will be planned and constructed along the natural 
landscape and terraced up or down according to the topography of the 
land. 

The Town & Country Village El Dorado 
2 
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A key feature of the existing BLHSP is an emphasis on the connectivity of 
bike, hiking and equestrian pathways and trails, utilizing the open spaces 
and arterial buffers. The Town & Country Village El Dorado plan connects 
the proposed project to the rest of the BLHSP offering neighborhood 
services and retail and eloquently provides direct and enhanced access to 
the trails and open space to residents and visitors of the Village. The 
Proponents are committed to the preservation to the Historic Wagon Trail 
on the property and intend to incorporate it into the project design. Further 
it is the intent to erect a truss/steel bridge across Bass Lake Road for hiking, 
biking and equestrian use, providing a connection of the properties east 
and west of Bass Lake Road. 

The proposed Town & Country Village lodging and reception facilities and 
the two restaurants will host a number of neighborhood services catering 
to the needs of the greater community and the parishioners of Holy Trinity 
Church on the top of the hill, the Faith Episcopal Church and Foothill 
Community Church on the Cameron Park side of the hill and the Capitol 
Korean Presbyterian Church on Tong Road for weddings, family 
gatherings, and community events and conferences. According to both 
Chambers of Commerce there is a tremendous demand for lodging and an 
event venue of this nature. Therefore, our facilities would become a grand 
addition, complementing the existing wedding and gathering venues of the 
wine and apple growers' properties with the expanded capacity for 
multiple overnight stays in the crown of California Gold Country. It will be 
an ideal location for local and regional conferences of El Dorado County 
agriculture; members of the Apple Hill Growers Association and the El 
Dorado Wine Grape Growers Association while expanding the existing 
robust tourism marketplace. 

The Town & Country Village El Dorado project, is surrounded and 
sandwiched between urbanized Serrano (El Dorado Hills Specific Plan) and 
Cameron Park and is an ideal opportunity for infill - more dense housing, 
recreational opportunities and resort - lodging - reception facilities while 
still maintaining a separation between communities. 

The Town & Country Village El Dorado 
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The type of land uses proposed will fulfill many of the County's General 
Plan policies as set forth below. 

GOAL 2.1: LAND USE, which reads: 

11 Protection and conservation of existing communities and rural centers; creation 
of new sustainable communities; curtailment of urban/suburban sprawl; location 
and intensity of future development consistent with the availability of adequate 
infrastructure; and mixed and balanced uses that promote use of alternative 
transportation systems." 

This project will result in, not only, providing for a sustainable community 
within itself, but also, help the Bass Lake Hills area as a whole pull together 
as a community, providing local serving retail and gathering areas. A 
mixed use project as proposed with neighborhood serving uses and an 
adjacent park and ride facility will have a measurable benefit to the vehicle 
miles traveled within the area. Public services are readily available in the 
area and the site enjoys excellent street access, which would be very 
underutilized without an amendment and a new chapter to the BLHSP. 

OBJECTIVE 2.3.1: TOPOGRAPHY AND NATIVE VEGETATION which 
reads: 

\ 
11 Provide for the retention of distinct topographical features and conservation of the 

> native vegetation of the County." 

This project will be designed to fit into the natural topography of the land 
1 and avoid the natural features such as wetlands and oak trees that will be 

incorporated as features of the project. 

GENERAL PLAN MEASURE LU-Q (Amended August 2019) which reads: 

"Promote Infill Development: The program shall be linked to land use, housing, air 
quality, transportation and circulation strategies that support development within 
existing communities, reduce vehicle miles traveled, increase energy efficiency, and 

The Town & Country Village El Dorado 
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1 encourage the development of affordable housing. The program shall include, but 
not be limited to: 

) a) Adopt criteria to be used within existing communities with developed areas 
) currently capable of being served by public water, recycled water, and public or 
) private sewer; 
\ 

b) Provide incentives for residential and commercial infill development including 
financial incentives for pedestrian-oriented and transit-friendly design features; 

c) Amend the zoning code to include a new Traditional Neighborhood Design zone 
within Commercial and Multi-Family Land Uses; 

d) Support medium and high-density residential or mixed use development along 
commercial and transportation corridors; 

e) Develop and utilize approved standard plan types (i.e. zero-lot line, duplex with 
carriage house units over garage, z-lot, bungalow, etc.) to streamline the approval 
process for infill projects. Standard plan (s) shall include various housing and 
commercial types and styles. Standard plan(s) approved as part of a project shall be 
compatible with neighboring residential or commercial district patterns for which 
the development is located; and 

f) Develop or update, as considered necessary, applicable community plans, specific 
plans and design guidelines to incorporate pedestrian-oriented, transit-friendly, 
and or energy efficient configurations design as primary goals." 

The proposed project is consistent with each of these Measure LU-Q 
policies by linking land use, housing; both units for "downsizing" local 
residents, and units affordable for the employees with the project, air 
quality, transportation and circulation strategies, reduce vehicle miles 
traveled for both the surrounding neighbors and the new residents of 
Town & Country Village in an energy efficient manner. 

The Town & Country Village El Dorado 
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1 OBJECTIVE 10.1.6, CAPTURE OF RETAIL AND TOURISM DOLLARS, 
which reads: 

) 

) 

) 

) 

"Capture a greater share of retail and tourist dollars within the County by 
providing opportunities to establish new tourist related commercial operations 
while promoting and maintaining existing tourist commercial operations." 

The project creates the opportunity for lodging with a unique character to 
attract travelers visiting Apple Hill, El Dorado Wineries and the Gold 
Country in general. The Town & Country Village with its unique character 
will become a destination location unlike any other in the County or 
surrounding communities. 

The project meets the criteria for initiating a General Plan and specific plan 
amendment, as required by Policy J-6, as it is consistent with goals and 
objectives of the General Plan. Public infrastructure is readily available to 
the site without concern of impact to existing or approved development. 
The project will actually bring in infrastructure that will benefit the 
surrounding properties within the BLHSP. 

Further, the project meets most of the stated goals and objectives in Policy 
J-6. The project will bring employment opportunities at the resort, hotels, 
conference center and other commercial facilities planned in the project 
area. The project is planned to support higher density development 
including attached and clustered housing to make possible more affordable 
housing opportunities, including housing for employees working within 
the project area. 

Thank you for this opportunity to present our J-6 conceptual plan of The 
Town & Country Village El Dorado. We look forward to continuing the 
public engagement as we harmoniously gather the best ideas to make The 
Town & Country Village El Dorado the premier resort living location, 
family gathering venues and the ideal destination for the West Slope. 

The Town & Country Village El Dorado 
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