
AGENDA

Zoning Administrator
June 29, 2015 10:00 am 
435 Allan Court, Healdsburg
CDC Annex

Item 1

Application CUP 2016-10

Project Description Minor conditional use permit to allow an orthodontics office in the ORM 
zone.

Location 737 Healdsburg Avenue

APN 002-033-006

Applicant Marc DeBerardinis

Environmental

Determination The project is categorically exempt pursuant to California Environmental 
Quality Act Guidelines Section 15301 Class 1 Existing Facilities; and 
15061(b).

Availability of Written Materials : All written materials (e.g., staff reports, conditions, resolutions) prepared for items on this agenda are 

available for public review at least 72 hours prior to the hearing at the Planning and Building Department at 435 Allan Court and on the 

City ’s website at www.ci.healdsburg.ca.us . Written materials submitted after the posting of this agenda, but before the hearing, will also 

be made available for public review in the Planning and Building Department. If written materials are presented at the hearing, a copy 

will be made for public review at the hearing.

Disabled Accommodations : In compliance with the American Disabilities Act, persons requiring special assistance to access, attend or 

participate in this public hearing should contact the Planning and Building Department at 435 Allan Court or by calling (707) 431 -3346 

during normal business hours at least 72 hours prior to the meeting to ensure the necessary accommodations are made.

Appeals : Anyone who does not agree with the Zoning Administrator ’s decision may appeal the decision to the Planning Commission, 

provided that a written appeal is filed within ten (10) calendar days from the date of the Administrator ’s action.
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Documents:
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Public Comments : Persons speaking on items on this agenda are requested to provide their name, address and the subject of their 

comments. 
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REQUEST FOR ZONING ADMINISTRATOR ACTION 

STAFF REPORT 
 
PROPERTY ADDRESS:  737 Healdsburg Avenue 
 
APPLICANT:  Marc DeBerardinis 
 
SUBJECT: Minor Conditional Use Permit CUP 2016-10 to allow an orthodontic office in the ORM 

zoning district. 
  
RECOMMENDED ACTION(S):    
It is recommended that the Zoning Administrator grant approval of Conditional Use Permit Application 
CUP 2016-10 based on the suggested findings and subject to the recommended conditions of approval 
identified in the staff report. 
 
PROJECT DESCRIPTION 
The applicant is requesting approval of a conditional use permit to operate an orthodontics office in an 
existing building located in the ORM zoning district. The facility will be staffed by 2 doctors and support 
staff, and will serve an estimated 30 patients per day, normally only 2-3 days per week. The hours of 
operation will be 8am to 5:30pm. The office will be closed on weekends.  
 
SITE & VICINITY DESCRIPTION 
The project site is a 0.27-acre lot developed with an approximately 1,243 square-foot office (converted 
single-family residence) which according to City records, has been used as an attorney’s office for the 
past several years. Access to the site is via a 16-foot paved driveway from Healdsburg Avenue. The 
driveway leads to the rear of the site, where the proposed parking will be located. The rear of the site is 
currently not paved and overgrown with weeds. There is one small tree located in the proposed parking 
area which will be retained as an element of the parking lot landscaping. Surrounding land uses are single- 
and multi-family residential, with a chiropractic office to the south. Existing parking for the attorney’s 
office is on-street or in one of the gravel parking spaces at the rear of the site. 
 
DISCUSSION/ANALYSIS: 
    
Conformance with General Plan 
 
As noted, the project site is located within the Office/High Density Residential (O/HR) designation. This 
designation allows for professional and administrative offices, medical and dental clinics, laboratories, 
day spas, and similar and compatible uses. The applicant’s proposal to use the site as an orthodontic office 
is consistent with the express purpose of the General Plan’s O/HR designation, as it proposes a 
medical/dental clinic facility.   

Meeting Date:  January 29, 2016 

Prepared By: Jeff Fisher, Assistant Planner 
 
Reviewed By: _______________________ 
  Barbara Nelson 
  Planning & Building Director 
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Conformance with Zoning Ordinance 
 
The project site is located in the ORM (Office/Multi-family Residential) zoning district which seeks to 
provide opportunities for offices of a semi-commercial character to be located outside of commercial 
districts; and to create a suitable environment for office buildings especially designed for their purposes 
and located on sites large enough to provide landscaped areas and off-street parking. The proposed 
orthodontic office is consistent with the purpose of the ORM zone in that the site is located between 
commercial, industrial, and residential zones and will provide landscaped areas and off-street parking. A 
medical office is an allowed use in the ORM District with approval of a conditional use permit pursuant 
to LUC Section 20.08.100 Table 8. The LUC makes a clear distinction between offices for administrative 
or professional uses and those of a medical type, the former being a permitted use and the latter being a 
conditionally permitted use. 
 
The LUC also includes a zoning designation specifically for medical-related uses, identified as the MP 
(Medical Professional) zone. This zoning designation is located in only one relatively limited area of the 
City and contains the hospital and other medical-related uses. It was the intent of the LUC to locate 
medical uses in the MP zone away from residential uses. However, due to the limited geographical size of 
the MP zone, restricting all medical-related uses to this zone has become impractical over time as the 
population grows and space for such uses decreases in availability. As such the O/HR General Plan 
designation allows for medical clinics, and such uses are conditionally permitted in the ORM zoning 
district as long as the use is not detrimental to any surrounding residential uses. 
 
Upon a review of City records, the exact date of conversion of the building from residential to office uses 
remains unclear. The earliest record of the attorney’s office use is a sign permit approved in 1994. The 
applicant has stated that the building was used as a dentist office prior to the attorney occupying the site. 
The applicant stated that evidence of the dental clinic darkroom still remains in the upper floor of the 
building. Therefore, it can be surmised that the office use has been established at this site since at least the 
late 1980’s or early 1990’s. The proposed orthodontic office use will be operated in a similar manner as 
the attorney’s office and no major expansion of the building or operation is being proposed, with the 
exception of an increase in the number of customers.  
 
Parking and Access 
 
Upon a review of past Land Use Codes, the first indication that Medical/dental offices was a conditional 
use in the ORM zoning district was in the 1998 LUC. Prior to 1998, such uses did not require a 
conditional use permit. Also, it appears that conversion of the residence to an office did not trigger any 
additional parking requirements and street parking proved to be adequate for the attorney and his clients 
to date. 
 
That being said, the change of use to a dental office would increase the parking demand, based on the 
square footage/parking space ratio contained in LUC Section 20.16.150 Table 17, and the actual nature of 
the use itself. A dental office use would, by nature, generate more clients than an attorney’s office. 
Therefore, the parking demand would be increased. 
 
Administrative/Professional offices, such as the attorney’s office, required a minimum of 1 space for 
every 300 square-feet of office space. Medical/dental offices require 1 space for every 200 square-feet of 
office space; or 5 spaces per doctor, whichever is greater. The office will have two doctors; therefore a 
total of 10 on-site parking spaces would be required, since this total would be greater than the 6 spaces 
required based on square-footage of the building. The applicant has proposed to provide 10 spaces at the 
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rear of the site. The site will be paved and striped to accommodate the parking, including accessible 
parking nearest the entrance. Pursuant to LUC Section 20.16.255, the minimum width for 2-way drive 
aisles with 90-degree parking spaces is 26-feet. The plan identifies a 26’ aisle, which is consistent with 
the LUC standard. According to the City’s Public Works and Fire Departments, the 16-foot wide access 
drive from Healdsburg Avenue is sufficient to accommodate 2-way traffic in and out of the site and will 
provide adequate fire access. The plan also includes a single lighting standard in the parking lot pursuant 
to LUC Section 20.16.165(E), and a single tree island to provide visual relief to the row of parking stalls.  
 
The medical office will be subject to all Municipal Code requirements such as those for property 
maintenance, noise, or other disturbances in order to ensure that the business is compatible with the 
adjacent residential uses. The City does not have any record of any compatibility issues or complaints 
related to an office at this location. 
 
FINDINGS 
Staff recommends that the conditional use permit be approved because all of the following conditional use 
permit findings required by Section 20.28.165A can be made for the proposed medical office as follows:   
 
1. The proposed location and operation of the conditional use is in accord with the Healdsburg General 

Plan and any applicable planned development, specific or area plan. 
The project site is located within the OHR land use designation, which allows for professional and 
administrative offices, medical and dental clinics, laboratories, day spas, and similar and compatible 
uses. The applicant’s proposal to use the site as a dental clinic is consistent with the express purpose 
of the General Plan’s O/HR designation, as it proposes a orthodontic clinic. 
 

2. The proposed location and operation of the conditional use is consistent with the applicable 
development standards of the Land Use Code. 
 
The project site is located in the ORM District which permits the development of dental office uses 
that are consistent with the General Plan in order to strengthen the City’s economic base and provide 
a needed service to the community. Dental offices are conditionally allowed in the ORM District 
(LUC 20.08.100 Table 8) provided they are consistent with the special purpose of the ORM district 
and will not result in any detrimental impacts to the neighboring residential uses. The proposed use is 
consistent with the special purposes of the district in that the site is located between commercial, 
industrial, and residential zones and provides landscaped areas and off-street parking. Since the 
proposed use is similar in nature to the existing use and no major expansion of the use is proposed, no 
detrimental impacts to neighboring properties are anticipated. The City does not have any record of 
any compatibility issues or complaints related to an office or clinic at this location. The project will 
provide the required number of on-site parking spaces and will be consistent with the standards for 
parking lot development, landscaping, and lighting contained in the Land Use Code.  

 
3. The proposed location of the conditional use and the conditions under which it would be operated or 

maintained will not be detrimental to the public health and safety or materially injurious to uses, 
properties or improvements in the vicinity. 
 
Since the proposed use is similar in nature to the existing use, and no major expansion is proposed, 
no detrimental impacts to neighboring properties are anticipated. The City does not have any record 
of any compatibility issues or complaints related to an office or clinic at this location. As with the 
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existing attorney’s office use, the proposed dental office use shall be subject to Municipal Code 
requirements such as those for property maintenance, noise, or other disturbances to neighbors. 

 
ENVIRONMENTAL ANALYSIS: The project is categorically exempt pursuant to California 
Environmental Quality Act Guidelines Sections 15301 Class 1 Existing Facilities due to the fact that the 
proposed use is similar in nature to the existing use and will be operated within the same building, and  
there is no major expansion or additions proposed; and Section 15061(b). 
 
FISCAL INFORMATION:  The proposed project is a privately funded development project and does 
not involve the use of public funds. City departments have not identified any increased service costs 
associated with the proposed use.  
 
DEPARTMENT COMMENTS 
The application was routed to the City’s Building, Fire, Utilities, and Public Works Departments. No 
comments were received. 
 
ATTACHMENTS:    
 
1. Zoning Administrator’s Action 
2. Conditions of Approval 
 
EXHIBITS 

A. Applicant Statement 
B. Aerial 
C. Site photos 
D. Site Plan 
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ZONING ADMINISTRATOR’S ACTION 
CUP 2016-10 
June 29, 2016 

 
Conditional Use Permit Application CUP 2016-10 to allow a medical office at 737 Healdsburg Avenue is 
hereby approved based upon the facts and findings of the staff report. 
 

Approved by the City of Healdsburg Zoning Administrator on the 29th day of June, 2016. 

 

 

      _____________________________ 
      Barbara Nelson 

Zoning Administrator 
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Conditions of Approval 
CUP 2016-10 

737 Healdsburg Avenue 
 

Planning & Building Department 
 

1. Approval of this use permit authorizes the establishment and operation of an orthodontic office 
and the use shall be operated in accordance with the applicant’s statement (Exhibit A) dated May 
13, 2016; and the Site Plan (Exhibit D) dated June 22, 2016.  

2. Any modifications to the approved plans shall receive the prior approval of the Planning and 
Building Director.   

3. This conditional use permit may be revoked by the Zoning Administrator for any of the reasons 
specified in Land Use Code 20.28.195 or failure to comply with conditions imposed through the 
conditional use permit. Notice of intention to revoke shall be in writing and shall state the grounds 
of the revocation. The revocation process shall be as specified in Land Use Code 20.28.195. 

4. Prior to commencing operation, the business owner shall obtain a City business license. 

5. There shall be no enlargement or expansion of operations, including, but not limited to, the 
approved scope of activities without prior approval of the City. 

6. The oak tree to remain in the proposed parking area shall be protected by the construction of a 
landscape island. The island shall be delineated around the perimeter with a minimum 6” high 
concrete curb. 
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