
  County of     PLANNING 
DEVELOPMENT SERVICES DEPARTMENT   

EL DORADO                                                    http://www.co.el-dorado.ca.us/devservices                                                       SERVICES 
 

                                                                                                
  

 
 
 

            
 

PLACERVILLE OFFICE: LAKE TAHOE OFFICE: EL DORADO HILLS OFFICE: 
2850 FAIRLANE COURT 3368 LAKE TAHOE BLVD., SUITE 302 4950 HILLSDALE CIRCLE, SUITE 100 
PLACERVILLE, CA. 95667 SOUTH LAKE TAHOE, CA 96150 EL DORADO HILLS, CA 95762                      
(530) 621-5355 (530) 573-3330 (916) 941-4967 and (530) 621-5582              
(530) 642-0508 Fax  (530) 542-9082 Fax (916) 941-0269 Fax 
Counter Hours: 8:00 AM to 4:00 PM Counter Hours: 8:00 AM to 4:00 PM Counter Hours: 8:00 AM to 4:00 PM 
planning@co.el-dorado.ca.us  tahoebuild@co.el-dorado.ca.us planning@co.el-dorado.ca.us 

 
MEMORANDUM 

 
 

DATE: August 14, 2007    Agenda of: August 23, 2007 
 
TO: Planning Commission    Item #:  8 
 
FROM: Peter N. Maurer, Principal Planner 
 
SUBJECT: General Plan Amendment Relating to Mandatory Open Space Policies 
 
 
BACKGROUND:   
 
On August 10, 2006, the Planning Commission adopted Resolution of Intention No. 2006-04 to 
amend Policies 2.2.3.1, 2.2.3.2, 2.2.5.4, and 2.2.5.13.  These policies all relate in one way or 
another to the requirement of processing a Planned Development application for certain types of 
projects and the mandatory 30 percent open space requirement for all residential planned 
developments.  The Planning Commission found that these policies were causing difficulties in 
developing infill projects and providing affordable housing.  Planning staff has provided 
discussion points regarding different options that would facilitate greater flexibility with planned 
developments while encouraging a wider range of housing options in the County. 
 
DISCUSSION 
 
The current text of the policies is provided below: 
 
Policy 2.2.3.1 The Planned Development (-PD) Combining Zone District, to be implemented 

through the zoning ordinance, shall allow residential, commercial, and 
industrial land uses consistent with the density specified by the underlying 
zoning district with which it is combined.  Primary emphasis shall be placed 
on furthering uses and/or design that provide a public or common benefit, 
both on- and off-site, by clustering intensive land uses to minimize impact on 
various natural resources, avoid cultural resources where feasible, minimize 
public health concerns, minimize aesthetic concerns, and promote the public 
health, safety, and welfare.  A goal statement shall accompany each 
application specifically stating how the proposed project meets these criteria. 
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A. The major components of a Planned Development in residential projects 
shall include the following: 

1. Commonly owned or publicly dedicated open space lands of at least 
30 percent of the total site.  Within a community area, the commonly 
owned open space can be developed for recreational purposes such as 
parks, ball fields, or picnic areas.  Commonly owned open space does 
not include space occupied by infrastructure (e.g., roads, sewer, and 
water treatment plants). 

2. Clustered housing units or lots designed to conform to the natural 
topography. 

B. Non-residential planned developments shall be accomplished through the 
Zoning Ordinance. 

 
Policy 2.2.3.2 The calculation of development density for purposes of Planned 

Developments shall be based on the maximum density permitted by the 
underlying zone district(s).  No density shall be attributed to bodies of water, 
such as lakes, rivers, and perennial streams, excluding wetlands. 

 
Policy 2.2.5.4 All development applications which have the potential to create 50 parcels or 

more shall require the application of the Planned Development combining 
zone district.  However, in no event shall a project require the application of 
the Planned Development combining zone district if all of the following are 
true:  (1) the project does not require a General Plan amendment; (2) the 
project has an overall density of two units per acre or less; and (3) the project 
site is designated High-Density Residential. 

 
The two key components of these policies are section A.1 of 2.2.3.1 that requires 30 percent 
open space for all residential planned developments and the maximum density of two units per 
acre for exemption of the PD requirement under Policy 2.2.5.4.  Staff believes that additional 
exemptions should be provided or alternatives to the mandatory open space requirements to 
further other goals of the General Plan. 
 
Some of the types of projects that have faced difficulties meeting these requirements are smaller, 
infill projects, townhouse and mixed use projects, and condominium conversions.  All of these 
have the potential to create greater affordability but have been stymied by the requirement to set 
aside 30 percent of the site for open space.  Usually this percentage of the site ends up not 
providing usable open space and simply drives up the costs associated with the projects. 
 
ALTERNATIVES 
 
There are several different approaches that could be taken to modify these policies, which are 
discussed below.  The Commission may have other suggestions. 
 
Provide exemptions to the mandatory open space requirement without further consideration – 
This alternative would simply create exemptions for certain types or sizes of projects that would 
not have to meet the 30 percent open space requirement.  Possible exemptions would be the 
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conversion of existing rental units to condominiums, creation of new attached single family 
projects of limited size (either number of units or size of property), or approval of smaller, infill 
projects to be consistent with surrounding land use patterns.  The County will need to establish 
appropriate thresholds for the size of projects that would be able to utilize such an exemption, 
and any recommendation from the Commission would be helpful. 
 
Provide alternatives to 30 percent open space – One of the basic premises of Policy 2.2.3.1 is that 
a planned development is to provide a public or common benefit.  Presently, the only such 
benefit that has been identified in this policy is on-site open space.  Below are a few alternatives 
that would also benefit the public other than on-site open space.  Other suggestions may be 
provided by the public or members of the Commission. 
 

• Housing – One of the reasons for initiating this amendment was that the requirement 
hindered the ability to create more affordable housing units.  As an alternative to a 
percent of open space, a comparable percentage of the units could be income restricted.  
This would assist with the County’s need to provide more affordable housing, to meet its 
housing goals, and to get its housing element certified by the state. 

 
• Off-site Open Space – Another alternative would be to provide funds (similar to the 

Quimby fee) to assist in the acquisition of additional off-site open space, such as 
ecological preserves, oak or wetland  mitigation banks, or other similar programs that 
may be developed by the County. 

 
This could be the applicant’s choice of what alternative is most suitable given the type of project; 
or it could be the County’s determination based on what benefit is most needed based on the type 
and location of the project.  For example, a project in the rare plant Mitigation Area 1 could 
provide additional funding (over and above the basic ecological preserve fee) to assist in 
providing additional open space for protection of rare plants. 
 
Provide partial reduction of the 30 percent open space requirement – The purpose of this 
alternative is to provide greater flexibility in design while still providing some public benefit.  
The flexibility could be based on the size of the parcel or other, alternative benefits that would be 
provided.  In effect, this is a combination of the alternatives described above.  For example, if the 
site is less than an acre, the reduction would be greater than for a five-acre parcel, or only 20 
percent open space would be required if a certain amount of affordable housing or other specific 
amenities were provided. 
 
RELATED POLICIES 
 
One related policy is Policy 2.2.4.1, providing a density bonus for any project that sets aside 
lands for public benefit.  It is unclear whether the bonus applies to land set aside over and above 
the minimum set forth in 2.2.3.1 or other policies mandating non-buildable areas (oak 
woodlands, steep slopes, etc.) or simply applies to any project with open space areas.  Staff has 
found that this provision has only spurred additional development in the Rural Regions, 
providing the potential for additional units outside of areas that the Land Use Element intended 
that growth should occur, but has not been utilized in Community regions, that would 
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accommodate higher density and reduction in infrastructure needs.  Staff would like to clarify 
this policy and its accompanying calculation example. 
 
Other related provisions of the General Plan are in the Housing Element, particularly Policy HO-
1r and Implementation Measure HO-H requiring the development of a density bonus ordinance 
for affordable housing.  The intent of this amendment would be complimentary to the draft 
ordinance the County has been working on and is mandated by both the General Plan and State 
law. 
 
RECOMMENDATION 
 
Staff recommends that the Planning Commission provide direction to proceed with the 
amendment as follows: 
 

• Exempt condominium conversions from the 30 percent provisions for multifamily units 
that have been occupied for at least ten years; 

• Provide a range of alternative public benefits that the applicant may choose from in-lieu 
of providing open space;  

• Provide a scale of requirements, so that an applicant could provide a combination of 
benefits if so desired; and 

• Delete the 2 d.u./acre standard of Policy 2.2.5.4 while providing a new threshold to 
ensure that larger projects are considered under a planned development and provide the 
requisite public benefit. 

 
Upon receiving that direction, staff will prepare a draft text amendment, complete any necessary 
environmental review, and return to the Commission for a public hearing and recommendation to 
the Board. 
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