6.2
“Placerville, a Unique Historical Past Forging into a Golden Future”
Development Services Department Staff Report
July 2, 2019 Planning Commission Regular Meeting
Prepared By: Andrew Painter, City Planner
Item #: 6.2
Subject:

708 Main Street – Site Plan Review (SPR) 88-11 -R - Major Change

Summary Recommendation: Approve the proposed amendment (major change) to the dental
office Site Plan, previously approved by the Planning Commission on July 19, 1988, for the
addition of an emergency electric generator, LPG (propane) tank and equipment fence screening,
based on the Findings and Conditions contained in this report.
Project Description: This application has been submitted by Brenton Sanders, licensed
contractor for the Dr. Vera Dooley, DDS Family Dentistry, requesting a major change to the Site
Plan previously approved by the Planning Commission on July 19, 1988. Two additions to the
site are proposed. A propane fueled 22 kW emergency generator would be installed on a concrete
pad within the landscaped area along Turner Street, west of the dental office. A 250-gallon LPG
tank would be set within the landscape area, east of the dental office. The generator and propane
tank would be screened from public view by new, 4-foot high, wood picket fencing matching the
screening materials of the existing HVAC ground equipment within the landscaped area along
Turner Street. The picket fencing would be painted to match the green color of the dental office
building. Exhibit A contains the applicant’s project description, site plan and fence elevations,
and generator specifications cut sheet.
Site Description: The 0.20-acre site contains an existing 1,232-square-foot dentist office,
parking area and site landscaping. The office is a single-story modified Queen Anne cottage
residence that was converted into the dentist office under SPR 88-11. Vehicular access to the site
is from Turner Street to required onsite parking for the professional office use.
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Project Data:
Property Owner:
Location:
Assessor’s Parcel No.:
Lot Size:
General Plan Land Use:
Zoning:

Vera Dooley Real Estate LLC
708 Main Street
004-041-010
0.204 acres (8,886 square feet)
Commercial (C)
Commercial

Figure 1: Vicinity Map

MAIN ST

PROJECT SITE
TURNER ST

Source: EDC GOTNET
Table 1: Adjacent Land Use, Zoning and General Plan Designation

Adjacent Parcels
North
East

Land Use
Commercial
Public Facilities (City Police)

South

Medium Density Residential

West

Commercial (carwash and
former restaurant)
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Zoning
Commercial (C)
Commercial (C) and Public Facilities
(PF)
Single-Family Residential
(R1 -6,000)
Commercial (C)
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Figure 2: 1988 City Approved Site Plan
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Public Noticing:
Written notice for this public hearing was mailed to property owners
within five hundred feet (500’) of the project site on June 13, 2019. Public notice was also
published in the Mountain Democrat on June 14, 2019. No public comments were received as of
the date of this report.
Entitlement / Permit History:
July 1988

Planning Commission approval of Site Plan Review 88-11 for the
conversion of a single family residence to a dental office, parking for
office use, landscaping, ground sign and street frontage improvements of
curb, gutter and sidewalk along the parcel’s Main Street frontage.

August 1988

Construction Permit No. 8434 – Conversion of residence to dental office.

November 1988

Construction Permit No. 8512 - Parking lot and sidewalk improvements

Analysis:
Environmental Analysis:
This project was evaluated under the provisions of the California
Environmental Quality Act (CEQA) and was determined by staff to be Categorically Exempt per
CEQA Guidelines Sections 15301(a) (Exterior electrical conveyance alterations and exterior
fencing involving no expansion of the existing use).
General Plan Land Use Consistency: The Placerville General Plan Land Use map indicates that
the land use designation for the site is Commercial (C). Purposes of the C designation include
providing retail sales and services, entertainment and other light commercial activities.
Professional office uses are allowable uses within the C designation.
As the request is to add new site equipment, an LPG tank and fence screening to the site, and no
changes are proposed to the existing dental use onsite, the requested major change is appurtenant
to the use and therefore consistent with the General Plan lands use designation. In addition, the
ability of the dental practice to generate electricity during power outages would allow the
practice to remain open, enhancing patient care.
General Plan Health and Safety Consistency: The Placerville General Plan’s Section VI - Health
and Safety contains a policy relative to noise and land use compatibility, Goal I, Policy I-7 and
Table II-2) as follows:
Goal I. To protect the residents of Placerville from the harmful effects of exposure to
excessive noise.
Policy 7. Noise level criteria applied to land uses other than residential or other noisesensitive uses shall be consistent with recommendations of the California Office of Noise
Control (see Figure 3: Table II-2 of General Plan Policy Document).
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Figure 3: Table II-2 of Placerville General Plan Section VI – Health and Safety
TABLE II-2
LAND USE COMPATIBILITY FOR COMMUNITY NOISE ENVIRONMENTS
COMMUNITY NOISE EXPOSURE
Ldn OR CNEL, dB

LAND USE CATEGORY

55

60

65

70

Residential – Low Density
Single Family, Duplex,
Mobile Homes

75

80
Interpretation

Residential – Multi-Family
Normally Acceptable
Specified land use is satisfactory, based
upon the assumption that any buildings
involved are of normal conventional
construction, without any special noise
insulation requirements.

Transient Lodging Motels, Hotels

Schools, Libraries, Churches,
Hospitals, Nursing Homes
Conditionally Acceptable
New construction or development should be
undertaken only after a detailed analysis of
the noise reduction requirements is made
and needed noise insulation features
included in the design. Conventional
construction, but with closed windows and
fresh air supply systems or air conditioning
will normally suffice.

Auditoriums, Concert, Halls,
Amphitheatres

Sports Arena, Outdoor Spectator
Sports

Playgrounds, Neighborhood
Parks

Normally Unacceptable
New construction or development should
generally be discouraged. If new
construction or development does proceed,
a detailed analysis of the noise reduction
requirements must be made and needed
noise insulation features included in the
design.

Golf Courses, Riding Stables,
Water Recreation, Cemeteries

Office Buildings, Business
Commercial and Professional
Clearly Unacceptable
New construction or development should
generally not be undertaken.

Industrial, Manufacturing,
Utilities, Agriculture

Source: California Office of Noise Control
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Generator specifications sheet for the 22 kW Generac model were submitted by the applicant.
The sound output in decibels (dB(A)) at 23 feet at normal load (emergency backup operations) is
67 dB. This decibel level is, “Conditionally Acceptable” for a professional office building per
Land Use Compatibility table in the General Plan. Proposed installation includes a three sided
screen fence that is expected to direct generator sound toward the dental office minimizing
affects offsite. Sound output attenuates as sound travels further from its source. The closest
residential use is south of the dental office approximately 110 feet from the proposed generator
location. Generator sound output during normal load at 110 feet is expected to be 53 dB(A), or
“Normally Acceptable” under the Land Use Compatibility table. The sound output is expected to
be further reduced with the screen fence installed. Request is consistent with the noise policy of
the General Plan Health and Safety Section VI.
Zoning Consistency: The project is located within the C zone. Professional office uses are
permitted uses within this zone. The existing dental office use was established in 1988 via
approval of a Site Plan Review and subsequently completed and allowed occupancy upon final
inspections in 1989 of Construction Permit Nos. 8434 and 8512.
Commission Purview: The singular area for Commission review relates to the proposed major
change to the approved site plan. As the requested amendment is limited in scope, so too is the
Commission's purview limited to the scope of the requested change.
Site Plan Review Criteria: The Commission’s authority under Sections 10-4-9 (Site Plan
Review) and 10-4-10 of the Zoning Ordinance is to make determinations regarding Site Plan
Review requests. This application proposes changes to a previously approved Site Plan Review.
Specifically, Section 10-4-9(P) of the Zoning Ordinance states that proposed changes to an
approved site plan shall be classified as either major or minor by the Development Services
Director. Minor changes shall not in any way change the appearance, character or intent of the
approved site plan. Major changes are generally those that would alter the appearance, character,
or intent of the approved site plan. Examples of major changes include: building façade and
roofline; wall and roof materials; window and door openings, and new mechanical equipment
visible from a public way. The proposed amendment involves new electromechanical equipment
that would be visible from Main and Turner Streets; therefore it would constitute a major change.
Site Plan Review approval must be granted by the Planning Commission prior to building permit
issuance.
Site Plan Review: In accordance with the Site Plan Review regulations under Section 10-4-9(G)
of the Zoning Code, the Planning Commission may approve, approve with conditions, or deny an
application after considering whether Site Plan Review criteria are met. Pursuant to the Zoning
Ordinance, "These criteria are not intended to supersede any requirements in the city’s
construction regulations, restrict imagination, innovation, or variety, but rather assist in focusing
on design principles which can result in creative solutions to assist in promoting the purpose of
this title."
Given that the proposal consists of site treatment of screen fencing and mechanical
equipment, the following are criteria excerpts from Section 10-4-9(G)3 “Landscape and Site
Treatment and Tree Preservation” and (G)4 “Building Design” of the Site Plan Review
regulations that staff believes are most applicable:
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(G)3(q) Fence Construction: Fences shall be constructed of quality low maintenance
materials. Fence design shall be compatible with landscaping and site design.
(G)4(e) Colors shall be harmonious to site and surrounding area. The use of standardized
bright, bold, glossy non-earth tone colors is discouraged, as they generally do not project
the historic foothill character of the community.
(G)4(f) Mechanical equipment or other utility hardware on roof, ground, or buildings
shall be screened from public view with materials harmonious with the building, or they
shall be located so as not to be visible from any public ways.
Proposed screen fencing of wood pickets is a durable material requiring low maintenance. Fence
appearance and height would match existing screen enclosure for HVAC unit onsite, completely
obscuring visibility of the proposed generator and propane tank from Main and Turner Streets.
Proposed fence color would match the base color of dental office. Site Plan Review design
criteria under Section 10-4-9(G)3 and (G)4 of City Code are met.
Recommendation: Staff recommends the Planning Commission:
I.

Conduct a public hearing for the request and receive and consider public input;

II.

Enter Staff’s report into the public record;

III.

Make the following findings in support of approval of an amendment to Site Plan Review
(SPR) 88-11-R:
A.

The project location has a General Plan Land Use designation of Commercial;

B.

The project location is zoned Commercial (C);

C.

The project location was granted Site Plan Review 88-11 in 1988 by the Planning
Commission for the conversion of a single family residence to a dental office,
parking for office use, landscaping, ground sign and street frontage improvements
of curb, gutter and sidewalk along the parcel’s Main Street frontage.

D.

This project is exempt from environmental review per California Environmental
Quality Act Guidelines §15301(a), in that it involves the installation of exterior
electrical conveyance alterations and fencing where no expansion of the existing
professional office would occur.

E.

The project would not adversely affect the General Plan document, in that the
parcel is designated by the General Plan for commercial facilities, of which
professional office uses are allowable uses. The request does not change this use.

F.

The project is consistent with the purpose and intent of the Development Criteria
Subsection of Site Plan Review City Code (Section 10-4-9), in that the request
provides for equipment screening improvements harmonious with and
complimentary to existing site improvements through the use of complimentary
equipment screen height, materials and colors.
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IV.

Adopt the Conditions of Approval contained in Attachment 1 to this Staff Report.
Conditions shall be supplemental to the project Conditions adopted by the Commission
on July 19, 1988.

Attachments:
1.
2.

Additional Conditions of Approval.
Applicant Submittal Package
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Attachment 1
Conditions of Approval
Amendment to 708 Main Street -Site Plan Review (SPR) 88-11-R: Major Change
1. Project Location. The Project site is located at 708 Main Street, Placerville. APN: 004-041010. SPR 88-11-R shall apply only to the project location and cannot be transferred to
another parcel.
2. Runs with the Land. The terms and conditions of approval of the conditional use permit and
site plan review shall run with the land; shall be binding upon and be to the benefit of the
heirs, legal representatives, successors, and assignees of the property owner.
3. Any deviations from the project description, conditions, or exhibits shall be reviewed and
approved by the City for conformity with this approval. Deviations may require approved
changes to the permit. Deviations without the above described approval will constitute a
violation of permit approval. The project shall be substantially in conformance with the
following:




Site Plan – Sheet S1.1, dated 06.09.2019, prepared by Sean Penney of Squigley Doo
Designs, received 06.10.2019;
Generator specifications: Generac 16/20/22 kW, received 06.10.2019, and
Memorandum For Record by Vera Dooley, DDS, dated 06.10.2019, received
06.10.2019.

4. SPR 88-11-R shall expire and become null and void eighteen months from Planning
Commission action, January 19, 2021, unless a construction permit for the improvements
described in the Major Change to Site Plan Review 88-11-R has been obtained prior to the
date of expiration.
5. Permits. The applicant shall obtain a building permit for the Commission approved scope of
work. Three complete copies of plans shall be submitted to the Development Services
Department for processing. Construction drawings submitted for permit processing shall
include a sheet containing all conditions of approval under the approved SPR 88-11-R.
6. Other Applicable Requirements. The project approval is subject to all applicable
requirements of the Federal, State, City of Placerville and any other affected governmental
agencies.
7. All construction shall be limited to the hours between 7:00 a.m. and 7:00 p.m., Monday
through Saturday. No construction shall be allowed on Sunday, unless approved by the City’s
Development Services Department.
8. All Conditions of Approval shall be in addition to those established under Site Plan Review
(SPR) 88-11, approved by the Planning Commission on July 19, 1988.
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Attachment 2
Applicant Submittal Package by Brenton Sanders

Planning Commission Agenda
July 2, 2019

10
708 Main Street - SPR 88-11-R Major Change

