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Snapshot of Major EDC Development Plans

• EDC has six existing Specific Plans … All in El Dorado Hills

Bass Lake Hills, Carson Creek, EDH, Northwest EDH, Promontory, Valley View 

• EDC Specifics Plan and Major Development Proposals 

Specific Plans: Creekside, Lime Rock, Mable Valley, Gateway

Town & County (amend Bass Lake Hills SP)

Specific Plan Pre-Application – Community for Health and Independence (ATK/CU Davis)

Other Major Developments: Costco, Generations



Planning Commission Role & Responsibility 

Sec. 130.60.040 - Planning Commission

The Commission, in compliance with Title 2 (Administration and Personnel) of the County 
Code of Ordinances, shall serve as the hearing body assigned to consider and approve or 
deny development applications under this Title and Title 120 (Subdivisions) of the County 
Code of Ordinances as either the review authority of original jurisdiction or on appeal, in 
compliance with Table 130.50.030.

A (Review Authority) in Article 5 (Planning Permit Procedures) of this Title. The Commission 
shall serve as an advisory agency to the Board on legislative actions including zone changes 
and general plan amendments, and any other matter specifically provided by this Title.



Hierarchy of Commonly Used Plan Types

PLAN TYPES

1. General Plan 

2. Area or Community Plans

3. Specific Plans

4. Master Plans

5. Site Plans

6. Regulating or Precise Plans

7. Corridor or Neighborhood Plans 

IMPACTING ITEMS
Amendments
Initiatives (Measure E)
Director Interpretations
Development Agreements
Re-Zoning
Code Enforcement
State / Federal Mandates
Emergencies / Unforeseen Events
Redistricting
Board / Commission Changes
Court Orders
Economic Upturns / Downturns
Other Conditions and Circumstances

Best Laid Plans of Mice and Men are Subject to Many Circumstances and Conditions



State Government Code-Specific Plans 

TITLE 7. PLANNING AND LAND USE [65000 - 66499.58]

 DIVISION 1. PLANNING AND ZONING [65000 - 66342] 

  CHAPTER 3. Local Planning [65100 - 65763]  

ARTICLE 8. Specific Plans [65450 - 65457] 65450.

After the legislative body has adopted a general plan, the planning agency 
may, or if so directed by the legislative body, shall, prepare specific plans for 
the systematic implementation of the general plan for all or part of the area 
covered by the general plan.



Specific Plans EDC Code Chapter 130.56

The Board (of Supervisors) shall have review authority of original jurisdiction 
for specific plan applications, after review and recommendation by the Commission

Findings Required: 
The Board may adopt a proposed specific plan only if it finds that the plan:

A. Is consistent with and implements the General Plan;

B. Is consistent with any applicable airport land use plan, in compliance with Public Utilities Code 
Section 21676; and

C. Will not have a significant effect on the environment or a statement of overriding consideration 
has been made for the proposed specific plan in compliance with the provisions of California Code 
of Regulations Section 15093 (CEQA Guidelines).



Specific Plans EDC Code Chapter 130.56 (cont.)

Sec. 130.56.040 - Contents of Specific Plan.
An applicant shall submit a proposed specific plan for review that includes the following detail:

A. A statement of the relationship of the specific plan to the General Plan;

B. A site plan showing the distribution, location, and extent of uses proposed within the area covered by 
the specific plan

C. Identification of the proposed distribution, location, extent, and intensity of public and private 
infrastructure and facilities for transportation, sewage, storm water drainage, solid waste disposal, 
energy, education, fire protection, or other essential modes proposed to be located in
the specific plan area to support the uses described within;

D. Standards and criteria by which development will proceed within the specific plan area and standards 
for the conservation, development, and utilization of natural resources, where applicable;

E. Implementation measures including regulations, programs, public works projects, and financing 
measures necessary to carry out the provisions of Subsections A through D, above in this Section.



Common Arguments for Specific Plans

Pros of Using a Specific Plan to Change Zoning

1. Tailored to a Specific Area or Project
Specific Plans allow detailed land use changes that are finely tuned to a defined 
geographic area—often a single development or corridor.
 Pro: Custom zoning and land use rules can support unique or large-scale projects that 
wouldn’t fit under the General Plan’s broad categories.

2. Streamlined Development Path
If the Specific Plan includes zoning, design standards, infrastructure plans, and 
environmental review, it can act as a “one-stop-shop” that simplifies and accelerates 
project approval.
 Pro: Saves time and money for developers and local agencies once adopted.



Common Arguments for Specific Plans (Cont.)

Pros of Using a Specific Plan to Change Zoning (Cont)

3. Flexibility

Specific Plans give local governments the ability to respond quickly to economic shifts, market 
demand, or new priorities without waiting for a full Community Plan or General Plan update.

Pro: Adaptive and responsive to emerging opportunities.

4. Potential to Unlock Underused Land

They can rezone areas that are outdated, underutilized, or misaligned with current needs (e.g., 
turning dead retail centers into mixed-use housing).

Pro: Supports revitalization and land use efficiency.



Common Arguments Against Specific Plans

Cons of Using a Specific Plan to Change Zoning

1. Can Undermine Community Plans
When a Specific Plan is used to bypass existing Community Plan policies or zoning, it can override 
years of public input and undermine long-term planning goals.

 Con: Erodes public trust and weakens the integrity of democratic planning.

2. Developer-Driven, Not Community-Led
Specific Plans are often initiated and funded by private developers with a vested interest in 
maximizing profit, not necessarily aligning with community needs or values.

 Con: Risk of privileging private interests over public good.



Common Arguments Against Specific Plans (cont.)

3. Spot Zoning and Precedent Risk
Approving zoning changes through Specific Plans in isolated areas can lead to inconsistent land use 
patterns, making future planning more difficult and setting risky precedents.
 Con: Encourages patchwork zoning and loss of cohesion.

4. Weaker Environmental and Infrastructure Coordination
Because Specific Plans are focused on a limited area, they may not account for broader infrastructure or 
environmental impacts, especially cumulative ones.
 Con: Can overload schools, roads, or utilities if not well integrated into citywide plans.

5. Can Exacerbate Inequity
By bypassing community-wide planning, Specific Plans may concentrate luxury housing or commercial 
development without ensuring affordability, inclusion, or services for existing residents.
 Con: Increases displacement risks and undermines equity goals.



Introduction to Area or Community Plans

• Community Plans and Area Plans are portions of a jurisdiction’s General Plan in a 
standalone document that are prepared for a specific geographical area that is smaller 
than the entire area of the jurisdiction.

•  An Area Plan might cover a large area with similar characteristics, such as a Foothill 
Plan, which provides General Plan policies for development that apply only to a foothill 
region. 

• A Community Plan usually covers one unincorporated community.  

• These Plans have the same force and authority as the General Plan because they 
actually are part of the General Plan.

• Specific Plans go into much more detail than General Plans or Community Plans. 



Common Arguments For Community Plans

Pros of a Community Plan

1. Broad Community Input
Community Plans are developed with extensive public engagement—workshops, hearings, and
stakeholder meetings—ensuring the plan reflects the values, needs, and priorities of local residents.
 Pro: Democratic and inclusive decision-making.

2. Long-Term Vision
They provide a comprehensive, big-picture framework for how a neighborhood or area should evolve
over 10–20 years, balancing housing, jobs, infrastructure, mobility, and environmental concerns.
Pro: Stability and predictability for residents, businesses, and developers.

3. Consistency with the General Plan
Community Plans must align with the city or county’s General Plan, keeping local decisions 
coordinated with broader regional goals (like climate action, housing targets, and transit integration).
 Pro: Prevents piecemeal or contradictory development.



Common Arguments for Community Plan (cont.)

Pros of a Community Plan

4. Protects Against Overdevelopment
Community Plans can set clear limits on height, density, and land use, helping protect 
neighborhoods

from incompatible development or speculative rezoning.

 Pro: Stronger guardrails against developer overreach.

5. Integrated Planning
They address multiple aspects of community life in one framework—transportation, housing, open 
space, public facilities—rather than treating each project in isolation.

Pro: Better outcomes for livability, sustainability, and equity.



Common Arguments Against Community Plans

Cons of Using a Community Plan to Change Zoning

1. Longer to Develop and Update
Creating or updating a Community Plan can take years, involving complex studies, outreach, and 
public hearings.
Con: Slow response to urgent housing or infrastructure needs.

2. Rigid Framework
Once adopted, Community Plans can be hard to modify, which may limit flexibility to adapt to new 
opportunities or challenges.
Con: May resist innovation or fast-changing trends.

3. Potential for NIMBY Influence
If not carefully managed, vocal opposition groups may dominate public input, leading to overly 
restrictive policies that block needed housing or change.
Con: Risk of exclusionary outcomes if participation isn’t broad or equitable.



Common Arguments Against Community Plan (cont.)

Cons of Using a Community Plan to Change Zoning

4. Requires Political Will
Implementing a Community Plan takes commitment from elected officials, planners, 
and staff. Without follow-through, a plan can sit on the shelf.
Con: Execution often depends on leadership and funding.

5. Limited Detail on Specific Projects
Community Plans set general policies, not project-level rules. Developers may still need 
additional approvals or environmental reviews, which can slow development.
Con: Doesn’t replace the need for specific project oversight.

 



Planning Challenges

FACT: Multiple major projects are anticipated to be heard by the 
Planning Commission and Board of Supervisors this coming year. 

What Do You Think ?? 
✓How should the reviews and deliberations be conducted? 
✓What is the total impact of the proposals on the General Plan? 
✓Is the use of a stand-alone Specific Plan model appropriate rather than 

community plans or broader General Plan updates? 
✓Can one or more of the proposals be treated as a community plans??
✓What other issues or concerns need to be addressed?



Community 
Input is 

Important 

We are all ears ….
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