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	“We are a welcoming, active and business-friendly rural foothill community built on California’s rich gold rush history.”
Planning Commission Staff Report
Meeting Date: June 16, 2026
Prepared By:   Carole Kendrick, Director of Development Services




PROJECT INFORMATION SUMMARY

Case File: 	General Plan Amendment (GPA) 26-03 and Zone Change (ZC) 26-03 – 2752 Coloma Street (State Highway 49)
		
Request: 	General Plan Amendment and Zone Change ZC to apply the Housing Opportunity (HO) Overlay to 2752 Coloma Street (APN 001-092-027); and recommendation to adopt a Mitigated Negative Declaration (MND).

Summary Recommendation: 	Recommend that the City Council adopt a Mitigated Negative Declaration (MND) pursuant to the California Environmental Quality Act (CEQA), finding that all potentially significant impacts have been mitigated to less-than-significant levels; approve General Plan Amendment GPA 26-03 to amend the General Plan Land Use Designation from High Density Residential (HDR) to High Density Residential–Housing Opportunity Overlay (HDR-HO); and introduce and waive the first reading of an Ordinance approving Zone Change ZC 26-03 to amend the Zoning Map from Low Density Multi-Family Residential (R-2) to Low Density Multi-Family Residential–Housing Opportunity Overlay (R-2-HO) for the same site. 

PROJECT DESCRIPTION

The purpose of the proposed General Plan Amendment (GPA) and Zone Change (ZC) is to implement Program A 3 (High Density Development and Objective Design Standards) of the City’s adopted 2021–2029 Housing Element (6th Cycle). Program A 3 requires the City to increase the inventory of sites suitable for high density multi-family residential development at a minimum of 20 dwelling units per acre (du/ac) to accommodate housing affordable to very low and low income households.

This action would facilitate up to 67 multi-family units on the site. In accordance with HO Overlay provisions, at least 50% of the units must be affordable (minimum 30% very low income and 20% low income), directly supporting the City’s Regional Housing Needs Allocation (RHNA) obligations.

This legislative action does not approve a specific development project; any future project would be subject to City review under the HO Overlay.

BACKGROUND

The City of Placerville adopted its 2021-2029 Housing Element on August 31, 2021, and received certification from the California Department of Housing and Community Development (HCD) on December 21, 2022. The Housing Element committed to a timeframe of June 2023 for completion of Program A-3. HCD issued a Letter of Inquiry (LOI) on December 3, 2025, regarding the City’s progress of various Housing Element Implementation Programs including Program A-3, as timely implementation is required to remain in compliance with State Housing Element Law. Failure to implement these programs can lead to significant penalties, including the loss of land use authority and the application of the "builder's remedy" (Gov. Code §§ 65585, 65589.5).

The Project Site consists of one 3.77-acre parcel (APN 001-092-027) on Coloma Street (Highway 49) across from Holly Way. It is currently undeveloped except for a small outbuilding used for storage, which is assumed to be demolished upon redevelopment.

The site is included in the Housing Element’s site’s inventory and was identified as suitable for high density residential development. The proposed rezoning does not reduce residential capacity elsewhere in the City

Housing Opportunity Overlay Zone 

The Housing Opportunity (HO) Overlay Zone, established through City Ordinance No. 1680 in 2016–2017 to comply with State Housing Law (Gov. Code § 65583.2), provides a ministerial, by right pathway for multifamily residential development at densities of 20–24 du/ac. Codified in PMC Section 10 5 24, the overlay is intended to facilitate production of affordable multi-family and attached single family housing on sites identified as suitable in the City’s General Plan and RHNA strategy.
The overlay functions as an optional zoning layer that may be used in lieu of the underlying zone. Objective Development Standards include a minimum density of 20 du/ac, maximum 60% lot coverage, 40 foot height limit, and 1.5 parking spaces per unit.

Earlier rezonings applying the overlay (Ordinances 1684, 1686, 1687) added 17.37 acres citywide and enabled capacity for 244 lower income units. The current site-specific application continues this implementation framework and requires no amendments to Title 10, as the overlay is already structured to integrate with General Plan provisions allowing up to 24 du/ac in compatible zones.



Table 1 summarizes existing and proposed HO Overlay sites citywide.

	Housing Opportunity (HO) Overlay Zones in Placerville

	Location
	Status
	Acres
	Units Allowed

	2752 Coloma Street
	Proposed (Current Action)
	
3.77
	
67

	201 New Morning Court
	City Council Approved
	2.36
	56

	7444 & 7460 Green Valley Road
	City Council Approved
	3.27
	60

	Previously Rezoned Sites (Ords. 1684, 1686, 1687) Includes Mallard and Middletown sites
	Existing
	17.37
	244

	TOTAL
	
	26.77 acres
	427 units allowed



ENVIRONMENTAL REVIEW

The City prepared an Initial Study/Mitigated Negative Declaration (IS/MND) for the project. The environmental analysis was initially drafted in May 2024; administrative processing and finalization were completed in July 2025 due to departmental staff transitions. The IS/MND concluded that, with implementation of the identified mitigation measures, all potentially significant impacts would be reduced to less than significant levels. No significant and unavoidable impacts were identified.



Key mitigation measures include:

●	BIO-1, BIO-2, & BIO-3: Requires pre-construction nesting bird surveys, a Streambed Alteration Agreement for riparian impacts, and formal delineation of jurisdictional waters.

●	CUL-1 & CUL-2: Establishes stop-work protocols and professional assessment if cultural resources or human remains are discovered.

●	GEO-1: Mandates expert treatment if paleontological materials are found during site development.

●	HYDRO-1: Requires a project Drainage Report to ensure post-development flows do not exceed pre-development levels.

●	NOISE-1 & NOISE-2: Limits construction to 7 AM–7 PM (weekdays) and 8 AM–5 PM (Saturdays) and requires static drum rollers for compaction near residential structures. (The technical Noise Assessment modeled a theoretical scenario of 90 units based on gross baseline acreage. However, the site is capped at 67 multi-family units because of site constraints identified elsewhere in the Initial Study).

●	FIRE-1: Wildfire prevention measures, including spark arresters on equipment and daily trash removal.

PUBLIC COMMUICATIONS

A legal advertisement for this public hearing was published in the Mountain Democrat on May 8, 2026, as shown in Attachment Q.

The Development Services Department received seven (7) written public comments during the noticing period. Staff responses are provided below.

Public Comment #1: Ron Gutzman, Nearby Resident
Mr. Ron Gutzman, a resident located approximately two parcels downstream of the project site, submitted comments expressing opposition to the proposed HO Overlay. Mr. Gutzman raised concerns regarding: (1) hydrology, drainage, and downstream effects; (2) pedestrian safety, sidewalks, and frontage improvements; and (3) cumulative traffic and Highway 49 congestion. 

•	Staff Response on Hydrology, Drainage, and Downstream Effects: The Initial Study identifies increased stormwater runoff from potential future development as a potentially significant impact and incorporates Mitigation Measure HYDRO-1 to address it. This measure requires the preparation of a site-specific Drainage Report by a licensed civil engineer before final storm drainage system design. Mitigation Measure HYDRO-1 strictly mandates that drainage, and detention facilities must be designed and constructed to keep post-development flows leaving the site at or below pre-development levels. Furthermore, any future development must conform with Chapter 15 of the City Code (Stormwater Quality), the City's MS4 Permit, and Low Impact Development (LID) standards. Because the current legislative action involves only the establishment of an overlay zone and not a specific design proposal, project-level construction documents are not required at this stage. The required Drainage Report must be approved by the City Engineer prior to the issuance of any future grading or building permits. 

•	Staff Response on Pedestrian Safety, Sidewalks, and Frontage Improvements: The City's Pedestrian Circulation Plan recognizes the long-term regional need for pedestrian infrastructure. To ensure future development actively accommodates this, the project incorporates Project Commitment TRAFFIC-2, which mandates that the site design reserve space along Coloma Street for a planned sidewalk network. When a specific development application is submitted, the city will enforce all applicable frontage standards under Title 8 (Public Ways and Property), including street improvements, curbs, and gutters.

•	Staff Response on Cumulative Traffic and Highway 49 Congestion: Under modern California environmental law (Senate Bill 743), traffic congestion and localized automobile delay measured via Level of Service (LOS) are explicitly prohibited from being treated as significant environmental impacts under CEQA. Instead, transportation significance must be evaluated using Vehicle Miles Traveled (VMT). 

The Initial Study concludes that the project's CEQA transportation impacts are less than significant because the Housing Opportunity Overlay requires a high percentage of affordable housing units (50% citywide, translating to roughly 92% of the net new density units permitted by this overlay). State CEQA Guidelines and the Governor's Office of Planning and Research (OPR) establish a legal presumption that affordable housing developments in infill locations generate low VMT and shorten commutes. 

For informational and local policy consistency purposes, a localized roadway capacity analysis was included in the Initial Study. Potential development under the HO Overlay is estimated to generate 51 peak-hour trips, increasing peak-hour traffic volume from 840 to 891 vehicles. This segment of Highway 49 will continue to operate at an acceptable operational LOS D, well within the regional threshold of LOS F established for Highway 49 through the City of Placerville. Specific driveway safety, configuration, and corner-sight distances will be strictly reviewed and conditioned by the City Engineer and Caltrans through the future encroachment permit process. 

Public Comment #2: Brian Miller, Nearby Resident
Mr. Brian Miller, a resident living approximately one mile north of the project site along Highway 49, submitted comments expressing opposition to the proposed HO Overlay. Mr. Miller raised concerns regarding: (1) increased traffic on Highway 49; (2) potential impacts on water and sewer infrastructure; (3) loss of native trees and wildlife habitat; and (4) potential effects of affordable housing on surrounding property values. 

•	Staff Response on Traffic and Highway 49 Capacity: As noted in the response to Mr. Gutzman, Senate Bill 743 eliminated automobile congestion (LOS) as an environmental impact metric under CEQA. Transportation significance is determined via Vehicle Miles Traveled (VMT). Because the project is an infill development where approximately 92% of the new units allowed by the overlay are dedicated to affordable housing, it qualifies under state guidelines for a presumption of a less-than-significant environmental VMT impact. Operationally, the addition of 51 peak-hour trips on Highway 49 maintains a stable and acceptable Level of Service D, which complies with the Caltrans Route Concept Report and local policy thresholds. 

•	Staff Response on Water and Sewer Infrastructure Capacity: Factual evaluations in the Initial Study confirm that public utilities maintain ample remaining capacity to absorb potential development under the HO Overlay. Wastewater collection and treatment are provided solely by the City via the Hangtown Creek Water Reclamation Facility (HCWRF). The HCWRF features a design capacity of 5 million gallons per day (MGD) and currently operates under an overwhelming surplus, utilizing only 30% of its capacity during peak flows and less than 10% during minimum flows. 

Potable water supply is provided to the city by the El Dorado Irrigation District (EID), drawing from surface water sources in the South Fork American River and Cosumnes River watersheds. EID maintains a substantial current and planned supply horizon (78,294 afy by 2045). Potential buildout of the 67 units would create a conservative, nominal demand of approximately 12 afy, representing a mere 0.03% of EID's remaining dry-year water capacity. Future developers will be required to coordinate connections with EID and the City, pay all mandatory Capital Improvement Charges (CIC) and connection fees, and implement water-conserving fixtures under the California Green Building Standards Code. 

•	Staff Response on Biological Resources, Trees, and Wildlife Habitat: A professional biological field survey was conducted at the site on May 7, 2023, confirming that the young-growth mixed oak-conifer forest provides marginal or unsuitable habitat for regional special-status animal species. No special-status species or active nests were observed. 

To address potential impacts from vegetation clearance, the project integrates Mitigation Measures BIO-1, BIO-2, and BIO-3, along with Project Commitment BIO-1. These require: (1) mandatory pre-construction nesting bird and raptor surveys if ground disturbance occurs between February 1 and August 31; (2) securing a formal Streambed Alteration Agreement from the California Department of Fish and Wildlife (CDFW) for any minor alterations to the on-site channel features; (3) a formal delineation of jurisdictional waters/wetlands verified by the U.S. Army Corps of Engineers (USACE) before any on-site filling or culvert work can proceed ; and (4) strict compliance with Chapter 13 of the Placerville Municipal Code (Woodland and Forest Conservation), which requires an independent arborist evaluation, canopy retention compliance, and a Woodland Alteration Permit with associated replacement mitigation or in-lieu fee matching.

•	Staff Response on Property Values: Under CEQA Guidelines § 15131(a), economic or social changes resulting from a project shall not be treated as significant effects on the environment. Because generalized concerns regarding neighborhood property values do not constitute a physical impact on the environment, they are legally outside the scope of CEQA environmental review. 

Public Comment #3: Brittany Quiring, Placerville Resident
Ms. Brittany Quiring submitted comments expressing concern regarding potential increases in traffic, crime, and localized drainage impacts associated with future development under the proposed overlay zone. 

•	Staff Response on Traffic: As detailed in previous responses, a professional transportation analysis concluded that the establishment of the overlay would not result in a significant traffic impact under CEQA Guidelines § 15064.3. VMT impacts are legally less than significant due to the project's infill characteristics and mandatory lower-income housing provisions. Localized peak-hour traffic additions maintain standard, acceptable operational capacity on Highway 49. 

•	Staff Response on Crime: Consistent with CEQA Guidelines § 15131, social or socioeconomic concerns such as local crime rates do not constitute a physical impact on the environment and cannot be evaluated under a CEQA document. To promote community safety through design, any future multifamily development application will be evaluated against objective city design standards, including mandatory exterior lighting regulations, glare controls, and security shielding under Zoning Ordinance Section 10-4-16 (Project Commitment AES-2). 

•	Staff Response on Drainage: The Initial Study addresses drainage constraints through Mitigation Measure HYDRO-1, requiring a comprehensive, site-specific project Drainage Report reviewed and approved by the City Engineer. Post-development peak flows leaving the property are legally required to remain at or below pre-development levels. Compliance with the City's Stormwater Quality regulations and Low Impact Development (LID) design mandates will ensure that drainage impacts are kept to a less-than-significant level. 

Public Comment #4: Vasily Tarasov, Nearby Resident
Mr. Vasily Tarasov submitted a comprehensive comment asserting that the environmental document does not adequately evaluate biological resources, amphibian habitat, potential wetlands, hydrology, drainage, tree removal, traffic, emergency access, or wildfire evacuation capacity. Mr. Tarasov asserts that these conditions warrant the preparation of a full Environmental Impact Report (EIR) and requests various independent technical studies.

•	Staff Response on Biological Resources and Amphibian Activity: A professional biological resource assessment and field survey were completed for the site. Database queries across the California Natural Diversity Database (CNDDB) and U.S. Fish and Wildlife Service (USFWS) were cross-referenced against on-site microhabitats. The on-site channel features were found to provide marginal habitat for sensitive amphibians, and no special-status species were found on-site. The overlay zone does not authorize grading, construction, or tree removal. Environmental safeguards are guaranteed via Mitigation Measures BIO-1 through BIO-3 and Project Commitment BIO-1, which legally obligate the developer to execute protocol-level nesting bird surveys, secure a CDFW Streambed Alteration Agreement, complete a formal wetland delineation verified by the USACE, and comply with the city's tree preservation and replacement framework prior to any physical ground disturbance.
 
•	Staff Response on Seasonal Wetlands, Hydrology, and Drainage: The Initial Study directly acknowledges that future grading could alter localized sheet flow patterns and increase impervious surfaces. This is resolved via Mitigation Measure HYDRO-1, which prevents any changes to historical drainage patterns without explicit City approval and requires engineering calculations verifying that post-development run-off will be maintained at or below pre-development baseline levels. Furthermore, potential short-term construction impacts on water quality are mitigated via Project Commitment HYDRO-1, which requires filing a Notice of Intent to comply with the state's NPDES General Construction Permit and implementing a detailed Stormwater Pollution Prevention Plan (SWPPP) utilizing best management practices (BMPs) for erosion control and sedimentation capture. 

•	Staff Response on Tree Removal: The City's Woodland and Forest Conservation Ordinance (Title 8, Chapter 13) provides a rigid regulatory mechanism to oversee urban canopy management. Under Project Commitment BIO-1, future project designs are mandated to prioritize the maximum feasible retention of trees along the southern property line to preserve canopy cover and establish visual screening for neighboring historic structures. Unauthorized tree removal is prohibited, and absolute compliance will be reviewed during project-level design review. 

•	Staff Response on Traffic, Emergency Access, and Wildfire Evacuation: Localized traffic counts and turning safety parameters were evaluated using Caltrans standards and the State Route 49 Realignment Study. The project site is situated on a relatively straight segment of Coloma Street with clear line-of-sight distances maintained in both directions.  Regarding emergency vehicle response times and neighborhood evacuation safety, the project site is located 0.6 miles south of El Dorado County Fire Protection District Station 25 (located at 3034 Sacramento Street). Station 25 is continuously staffed 24 hours a day, 7 days a week by an Engine Company and a Medic Unit, ensuring immediate regional response and command capability.  While the site is classified within a Very High Fire Hazard Severity Zone (VHFHSZ), the environmental analysis notes that the property is an infill location surrounded by existing residential development and lacks the continuous wildland fuel loads required to sustain or exacerbate wildfire risks. The incremental population increase associated with the overlay fits within the City’s existing urban grid and will not impair the implementation of, or physically interfere with, the City’s Emergency Response Plan.  Under Project Commitment HAZ-1, any future multi-family development application is legally mandated to undergo formal site plan routing and explicit approval by the Fire District and City Engineer prior to building permit issuance. This standard project-level verification guarantees that internal access lanes, fire hydrants, and looping ingress/egress layouts strictly meet or exceed the regulatory width and turnaround demands of the California Fire Code.   Localized traffic counts and turning safety parameters were evaluated using Caltrans standards and the State Route 49 Realignment Study. The project site is situated on a straight segment of Coloma Street with clear line-of-sight distances in both directions. 

Under Project Commitment HAZ-1, final subdivision and layout plans must be submitted to the Fire District and the Placerville Development Services Department for rigorous safety validation prior to building permit approval. Driveways and internal access lanes must be configured to meet or exceed minimum turnaround radii, minimum clearance widths, and load-bearing requirements under the California Fire Code. Temporary construction staging is also legally standard-controlled to prevent the obstruction of state highway lanes. 

•	Staff Response on the Request for an Environmental Impact Report (EIR): Under CEQA Guidelines § 15070(b), a lead agency shall prepare a Mitigated Negative Declaration when an initial study identifies potentially significant environmental effects, but explicit revisions or mitigation measures are integrated that clearly reduce those impacts to less-than-significant levels. 

An EIR is required only when substantial evidence in the administrative record supports a "fair argument" that a project may generate a significant, unmitigable environmental impact. As demonstrated across all twenty performance sections of the Initial Study, every identified impact, including biological, cultural, hydrological, and noise disruptions, is completely resolved by standard regulatory compliance or binding mitigation measures. Because no substantial evidence of an unmitigated environmental impact exists, the preparation of an EIR is not legally required, and an MND remains the appropriate environmental document under California law. 

Public Comment #5: Glen and Kathi Coppedge, Nearby Residents
Mr. and Mrs. Glen and Kathi Coppedge, residents of the nearby Holly Way neighborhood located directly across Coloma Street (Highway 49) from the project site , submitted comments raising concerns regarding: (1) traffic congestion on Coloma Street, intersection visibility, and vehicle hazards; (2) pedestrian and student safety due to a lack of continuous sidewalks and bike lanes ; and (3) wildfire risks, problematic fire insurance, and neighborhood evacuation capacity.

Staff Response on Traffic, Roadway Capacity, and Intersection Visibility:

●	CEQA Metric Regulations: Consistent with modern state environmental law under SB 743, traffic congestion and localized automobile delay measured via Level of Service (LOS) are explicitly prohibited from being treated as significant environmental impacts under CEQA. Instead, transportation significance must be evaluated using Vehicle Miles Traveled (VMT).

●	VMT Significance: The project's VMT impacts are legally less than significant because the Housing Opportunity Overlay mandates a high percentage of affordable housing units (50% citywide, translating to roughly 92% of the net new density units permitted by this overlay). State CEQA Guidelines and the Governor's Office of Planning and Research (OPR) establish a legal presumption that affordable housing developments in infill locations generate low VMT and shorten commutes.

●	Roadway Operation: For informational and local policy consistency purposes, a localized roadway capacity analysis was evaluated. Potential buildout under the HO Overlay is estimated to generate 51 peak-hour trips, increasing peak-hour traffic volume from 840 to 891 vehicles. This segment of Highway 49 will continue to operate at an acceptable operational LOS D, well within the regional threshold of LOS F established for Highway 49 through the City of Placerville.

●	Intersection Design Safety: Because the current legislative action involves only the establishment of an overlay zone and not a specific design proposal, project-level layout documents are not required or approved at this stage. Driveway safety configurations, turning parameters, and corner-sight distances along the straight segment of Coloma Street will be strictly reviewed and conditioned by the City Engineer and Caltrans through the future project-level encroachment permit process.

Staff Response on Pedestrian Safety, Sidewalk Network, and School Routes:
●	Infrastructure Space Allocation: The City's Pedestrian Circulation Plan recognizes the long-term regional need for pedestrian infrastructure. To ensure future developments actively accommodate this, the project incorporates Project Commitment TRAFFIC-2, which mandates that the site design reserve space along Coloma Street for a planned sidewalk network.

●	Frontage Enforcements: When a specific development application is submitted, the city will rigorously enforce all applicable frontage standards under Title 8 (Public Ways and Property), including street improvements, curbs, and gutters.

●	Connecting Destinations: Per City General Plan policies, the City requires all multi-family developments to construct connecting sidewalks along perimeter streets to safely link residents with major destinations, such as nearby schools.

Staff Response on Wildfire Evacuation, Emergency Access, and Fire Protection:

●	CEQA Scope Boundaries: Generalized concerns regarding local homeowner fire insurance coverage are economic and socioeconomic factors. Under CEQA Guidelines § 15131, economic or social changes resulting from a project shall not be treated as significant effects on the environment and are outside the scope of CEQA environmental review.

●	Emergency Response Capability: Regarding emergency vehicle response times, the project site is located 0.6 miles south of El Dorado County Fire Protection District Station 25 (located at 3034 Sacramento Street). Station 25 is continuously staffed 24 hours a day, 7 days a week by an Engine Company and a Medic Unit, ensuring immediate command and response readiness.

●	Hazard Severity Context: While the site is classified within a Very High Fire Hazard Severity Zone (VHFHSZ), the property is an infill location surrounded by existing residential development and lacks the continuous wildland fuel loads required to sustain or exacerbate severe wildfire risks. Furthermore, the eventual clearance of trees on the site for residential use will inherently reduce localized wildland fuel loads.

●	Grid Integration and Code Safeguards: The incremental population increase associated with the overlay fits within the City’s existing urban grid and will not impair the implementation of, or physically interfere with, the City’s Emergency Response Plan. Under Project Commitment HAZ-1, any future multi-family development application is legally mandated to undergo formal site plan routing and explicit approval by the Fire District and City Engineer prior to building permit issuance. This standard project-level verification guarantees that internal access lanes, fire hydrants, minimum clearance widths, and looping ingress/egress layouts strictly meet or exceed the regulatory turnaround demands of the California Fire Code to preserve neighborhood evacuation safety.

Public Comment #6: Max Mizel and a Group of Listed Residents
A comprehensive group comment letter signed by multiple nearby residents (including occupants along Hillcrest Street, Coloma Street, Goldcrest Street, Silvercrest Street, and Bronzecrest Street) was submitted by Mr. Max Mizel. The commentators expressed a general agreement regarding the local need for affordable housing but asserted that applying the overlay to 2752 Coloma Street is unnecessary and would result in significant, unmitigatable environmental conflicts.

Contention of "Superfluous" Development Capacity
Comment Summary: The commentator asserts that the proposed Housing Opportunity (HO) Overlay at 2752 Coloma Street is “superfluous” because other previously rezoned sites (such as Mallard Lane and Middletown Road) already fulfill the City's Regional Housing Needs Allocation (RHNA) for the 2021–2029 planning period. 

Staff Response:

•	Purpose of Additional Inventory: The City's certified 2021–2029 Housing Element explicitly acknowledges that the project site is not strictly necessary to accommodate the base RHNA obligations for the current planning period. However, the Housing Element explicitly mandates that this site be provided as additional buffer inventory to safeguard the City’s compliance should other existing high-density classified HO parcels develop with non-affordable or market-rate uses during the planning cycle. 

•	Mandatory Binding Commitments: Applying the HO Overlay framework to this specific 3.77-acre parcel is a non-discretionary requirement to implement Program A-3 (High-Density Development and Objective Design Standards) of the City's certified Housing Element. Upon certifying the Housing Element on December 21, 2022, the California Department of Housing and Community Development (HCD) legally bound the City to the timely execution of Program A-3. 

•	Active State Enforcement: The Housing Element originally committed to a completion timeframe of June 2023 for Program A-3. Due to departmental processing delays, HCD issued a formal Letter of Inquiry (LOI) to the City on December 3, 2025, specifically tracking the City’s progress on Program A-3 and noting that timely execution is required to maintain compliance with State Housing Element Law. 

•	Consequences of Project Disapproval: If the City fails to adopt the General Plan Amendment and Zone Change for this specified parcel, it directly violates its statutory commitments, exposing the City to immediate punitive actions by HCD and the state courts: 

o	Revocation of Certification: HCD maintains explicit statutory authority to revoke its certification of the City’s entire Housing Element if program actions are not completed. 
o	Loss of State Grant Funding: A status of non-compliance immediately disqualifies the City from, or penalizes it within the ranking eligibility for, essential state infrastructure and transportation funds, including Caltrans Senate Bill (SB) 1 Sustainable Communities grants and Permanent Local Housing Allocation (PLHA) funding. 

o	Application of the "Builder's Remedy": Decertification automatically triggers the "builder's remedy" under Government Code Section 65589.5, stripping the local community of its land use authority and allowing developers to construct high-density housing by right anywhere in the City, completely bypassing local zoning, General Plan density ceilings, and local design reviews. 

The letter raised extensive specific objections across multiple environmental categories, which are broken down by topic with corresponding staff technical responses below:

1. Aesthetics, Architectural Character, and Historic Resources
●	Comment Summary: Commentators state that Coloma Street (Highway 49) is an Eligible Scenic Highway whose historical Craftsman and Victorian "charm" would be compromised by modern high-density development. They note the site immediately borders the historic Koletzke House (built c. 1885) on two sides, sits 47 yards north of the Nick Fox House (built 1895), and is 450 yards north of the official Placerville Historic District. A demand was made to halt the Mitigated Negative Declaration (MND) until direct architectural 3D digital renderings of the proposed structures are integrated into the public notice.

●	Staff Response: Zoning vs. Project Review: The current legislative action strictly establishes an optional zoning overlay layer and does not approve a specific development blueprint, architectural footprint, or building layout. Because no active design maps or development applications exist at this legislative stage, digital structural renderings are not legally required, standard, or available for inclusion.
○	Scenic Highway Status: While the Initial Study acknowledges that Coloma Street is categorized as an Eligible Scenic Highway, it holds no formal regulatory restrictions because it is not an Officially Designated State Scenic Highway. The nearest officially designated scenic route is US-50, located roughly 0.4 miles to the south, which features no direct views of the project site.

○	Historic Buffering Safeguards: The parcel itself is located entirely outside the geographical boundaries of the City’s designated residential historic districts. To respect the proximity of local landmarks like the Nick Fox House and the adjacent Koletzke property, Project Commitment BIO-1 directly mandates that any future project layout prioritize the absolute maximum feasible retention of mature trees along the southern and neighboring property lines. This binding requirement ensures that natural visual screening is maintained to buffer adjacent structures from future building heights, which are already strictly capped at a standard 40-foot limit under objective overlay parameters.

2. Biological Resources, Permanent Springs, and Protected Raptors
●	Comment Summary: Residents assert that the Initial Study is flawed because it treats the on-site water feature as an intermittent/ephemeral channel. They state that a permanent, unmapped spring exists directly east of the existing storage shed, and that a separate active spring at 2744 Coloma Street constantly discharges water into the parcel's main channel, creating an irreplaceable year-round riparian zone. Furthermore, they report that federally protected red-shouldered hawks (Buteo lineatus) actively use the parcel's woodland canopy for breeding and hunting. They argue that minor mitigation measures cannot be legally determined prior to formal USACE, CVRWCB, or CDFW permit verification.

●	Staff Response:
○	Raptor Protection Framework: Red-shouldered hawks and other regional raptors are strictly protected from active physical take and disruptions under the Federal Migratory Bird Treaty Act (MBTA). To prevent adverse impacts, Mitigation Measure BIO-1 legally binds any future developer to conduct professional, protocol-level pre-construction nesting surveys within 500 feet of all grading boundaries if work occurs during the open breeding window (February 1 to August 31). If active breeding pairs or nests are confirmed, a certified biologist will enforce non-disturbance buffers and construction fencing to completely isolate the nesting territory until all young have fully fledged.

○	Binding Regulatory Pathways: CEQA compliance routinely establishes performance-based mitigation frameworks prior to final resource agency permits. Mitigation Measures BIO-2 and BIO-3 explicitly prohibit any physical ground disturbance, culvert work, or vegetation clearance within riparian zones until the developer completes a formal wetland delineation that is directly verified by the U.S. Army Corps of Engineers (USACE). The developer must also successfully secure a formal Clean Water Act Section 401 Water Quality Certification from the Central Valley Regional Water Quality Control Board (CVRWCB) and a formal Streambed Alteration Agreement from the California Department of Fish and Wildlife (CDFW).

○	Long-Term Water Quality: Long-term, post-construction aquatic degradation is prevented through mandatory adherence to Project Commitments GEO-1, HYDRO-1, and HYDRO-2. Any future apartment complex must integrate permanent Low Impact Development (LID) features, grass swales, and specialized filtration systems mandated by the City's National Pollutant Discharge Elimination System (NPDES) MS4 Permit to continuously protect downstream water quality.

3. Greenhouse Gas Modeling and Urban Carbon Sinks
●	Comment Summary: Commentators argue that the CalEEMod greenhouse gas analysis is deficient because it fails to calculate emissions from extensive concrete production needed for complex streambed crossings, and completely omits the loss of the parcel's current "carbon sink" provided by its dense tree cover.

●	Staff Response: Standardized Modeling Parameters: Direct and indirect construction emissions—including heavy equipment operations, transportation material deliveries, and concrete paving lifecycle phases—were fully calculated using the California Emissions Estimator Model (CalEEMod version 2020.4.0). The model confirmed that maximum construction output remains well below the strict regional significance threshold of 1,100 MTCO2e per year.
○	Carbon Sink Regulation Context: Under regional air quality guidelines, isolated urban infill parcels designated as "Urban and Built-Up Land" are not treated as major regional carbon sinks. Per the El Dorado County Air Quality Management District (AQMD) and neighboring SMAQMD guidelines, the minor, localized loss of young-growth canopy cover is mathematically counterbalanced by the project's long-term per capita reductions in greenhouse gases. This reduction is achieved by placing high-density affordable housing within an existing infill location near downtown jobs and services. Furthermore, Project Commitment GHG-1 continuously offsets operational emissions by mandating a complete structural prohibition on natural gas infrastructure, requiring a 100% all-electric buildout, and installing powered electric vehicle (EV) charging receptacles.

4. Wildfire Hazards, Route Capacities, and Evacuation Plans
●	Comment Summary: Commentators state that the site is located in a Very High Fire Hazard Severity Zone. They claim the City's "Emergency Response Plan" cannot be validated because it is missing from the public website and argue that adding 67 units will cause severe bottlenecks along Highway 49, impairing regional evacuation routes for City Zone 1, Zone 3, and neighboring rural communities like Coloma and Georgetown.

●	Staff Response: * Grid Resiliency and Fuel Context: While the parcel is classified within a VHFHSZ, it functions as an urban infill pocket completely enclosed by existing residential grids and maintained roadways. It lacks the continuous, uninterrupted wildland fuel loads necessary to support or intensify an uncontrolled wildland fire spread. The gradual removal of localized target fuels for residential development will lower the site’s fire risk profile.

○	Evacuation Plan Integrity: The addition of localized infill housing utilizing the city’s standard grid network fits within existing density assumptions and does not physically alter, block, or conflict with the City’s emergency framework or the Highway 49 evacuation vector. The City’s operational Emergency Response Plan is maintained by emergency dispatch and public safety entities to coordinate regional flows; localized zoning modifications do not invalidate these protocols.

○	Fire Code Enforcement Controls: Under binding Project Commitment HAZ-1, all future development applications must undergo strict, independent structural plan routing and written verification by both the City Engineer and the El Dorado County Fire Protection District prior to the authorization of any building permits. Fire District Station 25 sits a nominal 0.6 miles south of the property line, maintaining immediate 24/7 engine and paramedic response readiness. Standard project-level conditions will legally require the installation of looping ingress/egress drives, internal hydrants, and minimum access lane widths that meet or exceed California Fire Code mandates to preserve absolute evacuation safety.

5. Hydrology, Runoff Deflection, and Localized Flooding
●	Comment Summary: Commentators note that the Initial Study fails to address active seasonal flooding issues at the southern end of the property. They express concern that removing open soil infiltration space will increase runoff volumes, deflecting substantial stormwater directly onto the western border of the adjacent parcel at 2744 Coloma Street.

●	Staff Response: Peak Flow Controls: The Initial Study addresses changes in site permeability through the mandatory application of Mitigation Measure HYDRO-1. This measure requires a California-licensed civil engineer to complete a comprehensive, site-specific project Drainage Report before final storm drain construction plans can be authorized.
○	Baseline Match Mandates: The Drainage Report must prove through strict mathematical calculations that post-development peak flows leaving the site will be maintained at or below pre-development baseline levels. To enforce this, any future project design must build internal detention basins, sub-surface storage vaults, or specialized retention systems to capture and meter stormwater.
○	Property Deflection Prohibitions: Under standard California civil engineering law and the City’s grading codes, altering historical drainage patterns to artificially deflect concentrated runoff onto adjacent private parcels (such as 2744 Coloma Street) is strictly prohibited without explicit city approval and targeted engineering corrections.

6. Construction and Highway Noise Pollution
●	Comment Summary: Commentators state that permitted construction hours will directly conflict with classroom study at El Dorado High School, located nearby. They also claim that building 40-foot-tall structures within the local valley topography will act as an acoustic "echo chamber," permanently amplifying highway noise pollution across nearby neighborhoods and churches.

●	Staff Response: Hourly Construction Limits: Short-term noise impacts are thoroughly mitigated through Mitigation Measure NOISE-1, which restricts heavy equipment operations to less-sensitive daytime windows (7:00 AM to 7:00 PM on weekdays and 8:00 AM to 5:00 PM on Saturdays). Construction is completely prohibited on Sundays and holidays. All stationary internal combustion machinery must be equipped with factory-grade mufflers and positioned at the furthest possible distance from sensitive neighboring uses.

○	Point Source Attenuation Rates: Environmental noise naturally drops at a rate of 6 dBA for each doubling of distance from a point source. Because El Dorado High School sits approximately 600 feet to the west and is physically separated by intermediate terrain and structures, construction noise levels will attenuate significantly before reaching school facilities.

○	Structural Acoustic Realities: Standard wood, stucco, and residential building surfaces absorb and scatter sound waves rather than acting as perfect acoustic reflectors. Professional traffic noise modeling completed via the industry-standard SoundPLAN software—accounting for a conservative maximum buildout scenario—confirmed that adding residential structures will not cause a perceptible long-term traffic noise increase. The maximum projected traffic noise increase at any nearby off-site receptor is calculated at a mathematically nominal 0.3 dBA, which sits well below the 1.5 dBA (Federal Interagency Committee on Noise) FICON significance threshold.

7. Socioeconomic Impacts, Neighborhood Character, and Property Values

●	Comment Summary: Commentators state that high-density housing will damage the neighborhood's socioeconomic character, degrade existing property values, and cause an exodus of middle to upper-middle-class families from the City limits.

●	Staff Response: 
CEQA Statutory Limits: This comment raises social and economic concerns regarding neighborhood demographics and real estate values. Under CEQA Guidelines § 15131(a), economic or social changes resulting from a project shall not be treated as significant effects on the environment.

○	Physical Scope Boundaries: Because generalized public anxieties regarding neighborhood composition and property valuation do not manifest as direct, adverse physical changes to the natural or built environment, they fall entirely outside the statutory scope of CEQA environmental review. The city is legally required to limit its CEQA determinations to objective, quantifiable physical impacts.

8. Pedestrian Infrastructure, Transit Access, and Highway Safety Hazards
●	Comment Summary: Residents state that there are no connecting sidewalks in the vicinity, and that the primitive path to the east features a dangerous 45-degree pitch dropping to the road. They note that Highway 49 lacks shoulders or a fog line adjacent to the site, making it a hazardous thoroughfare where vehicles routinely exceed the 35 mph speed limit. They point to an attached April 28, 2026, Caltrans letter confirming that Caltrans considers the road segment appropriate "as-is" and will not invest in pedestrian crossings. They argue that building low-income housing here without established transit linkages is irresponsible and forces automobile dependence.

●	Staff Response:
○	Mandatory Space Allocations: To proactively address long-term regional connectivity, the project integrates Project Commitment TRAFFIC-2, which mandates that the master site plan explicitly reserve right-of-way space along the entire Coloma Street property frontage to accommodate the City's future Pedestrian Circulation Plan.

○	Frontage Upgrade Enforcements: When a specific multifamily project application is brought forward, the City will enforce all applicable frontage construction standards under Title 8, Chapter 9 “Street Improvements”. The developer will be legally required to install curb, gutter, and frontage improvements. Under General Plan Transportation Element Policy F-6, multifamily developments must construct perimeter sidewalks to connect safely with regional networks as abutting lands transition.

○	Encroachment Oversight Control: While Caltrans’ investigative response tracking (Ticket #1144242) indicates that the existing highway layout meets standard baselines for public vehicular travel, any physical driveway connection or curb cut will require a rigorous, independent Caltrans Encroachment Permit process. Caltrans and the City Engineer will strictly evaluate safe corner-sight distances, turning radii, and deceleration parameters based on active traffic velocities to eliminate localized traffic hazards prior to project-level development approvals.

9. Tribal Consultation Process
●	Comment Summary: Commentators object to the statement that "no responses were received requesting formal consultation" as being vague. They request clarity on whether responses were received at all, and note that a "Very Low" sensitivity ranking does not mean there is zero probability of destroying Native American resources.

●	Staff Response: Notification Dispatches: In absolute compliance with Assembly Bill 52 (AB 52), the city formally sent written consultation invitations on May 12, 2023, via email to five certified local Native American tribal organizations : the Shingle Springs Band of Miwok Indians, the Tsi Akim Maidu, the United Auburn Indian Community, the Washoe Tribe, and the Colfax-Todds Valley Consolidated Tribe. On December 16, 2025, the city again sent written consultation invitations via email and certified US Mail to certified local Native American tribal organizations including: the Shingle Springs Band of Miwok Indians, the Tsi Akim Maidu, the United Auburn Indian Community, the Washoe Tribe, the Wilton Rancheria, and the Colfax-Todds Valley Consolidated Tribe.

○	AB 52 Compliance Status: No tracking responses or requests for formal consultation were submitted by any of the notified tribes during the statutory 30-day AB 52 review window. Under California law, the expiration of this window without a tribal request satisfies the lead agency's consultation obligations.

○	Subterranean Discovery Controls: The Initial Study openly acknowledges that a "Very Low" geoarchaeological sensitivity profile does not eliminate the potential for encountering deeply buried, unrecorded resources during earthmoving phases. To secure these resources, Mitigation Measure CUL-1 enforces a rigid stop-work mandate. If any prehistoric artifacts or subterranean cultural deposits are uncovered, all grading within 100 feet must immediately halt. A qualified professional archaeologist must inspect the find within 24 hours and establish a binding preservation-in-place or tribal data recovery treatment plan before construction can resume.

RECOMMENDED PLANNING COMMISSION ACTION

Hold a public hearing and take public testimony; and,
a) Forward a recommendation of approval to the City Council
b) Forward a recommendation of approval with modifications to the City Council
c) Forward a recommendation of denial to the City Council

ATTACHMENTS	
A. Draft Planning Commission Resolution Recommending Approval of GPA 26-03, ZC 26-03, and MND
B. Draft Ordinance Amending the Official City of Placerville Zoning Map from Low Density Multifamily Residential (R-2) to Low Density Multi-Family Residential Housing Opportunity Overlay (R-2-HO)  
C. Existing and Proposed General Plan Land Use and Zoning Map Amendments (combined Exhibit)
D. Initial Study/Mitigated Negative Declaration (IS/MND) Dated May 2024 and finalized by the City in July 2025
E. Notice of Intent (NOI) to Adopt MND
F. Excerpt from 2021-2029 Housing Element (Program A-3 and Related Sites Inventory)
G. HCD Housing Element Certification Letter (December 21, 2022)
H. HCD Letter of Inquiry (December 3, 2025)
I. Development Services Response to HCD LOI (December 23, 2025)
J. Public Comment Letter, Ron Gutzman
K. Public Comment Letter, Brian Miller
L. Public Comment Letter, Brittany Quiring
M. Public Comment Letter, Vasily Tarasov
N. Public Comment Letter, Coppedge’s
O. Public Comment Letter, Margie Lopez Read
P. Public Comment Letter, Max Mizel
Q. Proof of Publication

INCORPORATED BY REFERENCE

City of Placerville General Plan
City of Placerville Zoning Ordinance
City of Placerville 6th Cycle Housing Element
Contents of City of Placerville Planning Department Project File GPA26-03, ZC26-03 and the associated Mitigated Negative Declaration
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