L G AN Project #20-026
CAPSA Addition
= Located at 308 West 1000 North

REPORT SUMMARY...

Project Name: CAPSA Addition

Proponent/Owner: Joseph Beck / CAPSA

Project Address: 308 West 1000 North

Request: Conditional Use Permit

Current Zoning: Traditional Neighborhood Residential (NR-6)
Date of Hearing: May 14, 2020

Type of Action: Quasi-Judicial

Submitted By: Russ Holley, Senior Planner
RECOMMENDATION

Staff recommends that the Planning Commission conditionally approve a Conditional Use
Permit for Project #20-026 CAPSA Addition, located at approximately 308 West 1000 North,
TIN# 05-115-0001.

Land use adjoining the subject property

North: NR-6: Residential Uses East: MR-12: Residential Uses
South: NR-6: Residential Uses West: NR-6: Residential Uses
Project Location

CAPSA Addition
308 West 1000 North

T Project Location
' # 308 West 1000 North
1

Planning Conmission




Request

The proponent, CAPSA (Citizens Against Physical and Sexual Abuse), is requesting a
Conditional Use Permit for a two-story 8,400 SF building addition. CAPSA is a non-profit local
community organization that provides support services for victims impacted from all types of
abuse. Originally approved in 2000 after considerable neighbor scrutiny, the 1.75-acre property
was developed and built in 2003 and has been essentially unchanged since that time.

The current request shows a building addition towards the side (east) property boundary and
additional asphalt surface parking areas towards the front (north) property line along 1000
North. These areas currently contain trees, shrubs and turf-grass landscaping and a small
portion of the existing asphalt parking lot. The proposed two-story building addition is shown
with similar materials and colors found on the existing building. The proposed additional building
space will contain administrative offices, counseling and public meeting space.

Conditional Use Permit

The Conditional Use Permit (CUP) process provides a system for discretionary consideration for
applications that are not typically associated with the zoning district or considered conditional.
Conditional Use Permit approvals should preserve and enhance neighborhood character and
protect public health, safety and general welfare. LDC 17.52.050 states that the expansion of a
nonconforming use must first obtain a CUP. Table 17.08.040 states that a Residential
Treatment Program, which is defined as providing sheltering, personal care and counselling
services for qualifying individuals and/or individuals with special needs, are not permitted in the
NR-6 unless federal law preempts local zoning. In 2000 CAPSA received a CUP for this use
and location. This application is for an expansion of the already established land use and should
focus on the impacts of this proposal only. Below are the criteria for CUP approvals in the LDC.

§17.42.050 Planning Commission Action
The Commission may approve or conditionally approve a conditional use permit only upon
substantiating the following findings:
A. The maximum established density has not been exceeded, unless a density bonus has
been approved in conformance with General Plan policy and City ordinance.
B. The proposed use conforms to the requirements of Title 17 of the Logan Municipal
Code and is listed as a conditional use in the Use Table.
C. The use is compatible with surrounding land uses and will not interfere with the use
and enjoyment of adjoining or area properties.
D. The streets providing access and other infrastructure to the subject property have
adequate capacities or a suitable level of service for the conditional use.

The proposed use is compatible with neighborhood uses and character while

preserving and enhancing the character of the neighborhood.

F. Access to adjoining streets is designed to be constructed in conformance with City
standards and specifications. Where adjoining streets are regulated by the Utah
Department of Transportation, access to street(s) shall conform to the requirements of
the Cache Access Management Plan.

G. The proposed use provides adequate off-street parking in conformance with this Title.

H. The project provides open space and landscaping in conformance with this Title.

=

When approving a CUP, the Planning Commission must substantiate the above list of criteria.
The majority of the list is quantifiable standards such as density, parking, open space and street
access. The more difficult parts of CUP approvals include substantiating the “preservation and
enhancement of neighborhood character” and “compatibility and interference with use and
enjoyment of neighboring properties”. These discretionary issues need to be viewed from a
broad perspective by the Planning Commission in order to ensure overall neighborhood
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harmony. The surrounding residential neighborhood is low to medium density housing
consisting mainly of single and two-story structures built in the 1975-2005 timeframe.

Building massing, placement, heights, colors, materials and parking lot locations should all be
considered when trying to achieve surrounding neighborhood compatibility. The existing CAPSA
building and parking lot sit near the center of the property and have major areas of articulation
that break up mass and bulk as shown below.

CAPSA Addition
3208 West 1000 North

Planning Commission

Setbacks
The Land Development Code (LDC) requirements for setbacks in the NR-6 zone are as follows
(as measured from property lines):

Front; 25
Side: 8’
Rear: 10’

The following setbacks are proposed for the building(s) (as measured from the exterior property
lines of the project site):

Front: (north) 89’
Side: (east) 8’
Side: (west) 134’
Rear: (south) 158’
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Substantial setbacks are proposed on the north, south and west side. The east side is proposed
at the minimum setback line of 8 feet with the building length in this area of 132-feet long. As
proposed, the building addition meets minimum setback requirements of the LDC.

Parking

The LDC requires an alternative parking plan for Residential Treatment Programs. The proposal
includes office space which is required as per the LDC to provide one (1) parking stall for every
300 SF of office space. The proposed plan shows the elimination of three parking stalls for a
drive aisle and 29 new parking stalls for the 8,400 SF building addition. The applicant provided
the following breakdown of building addition space and information that they consider their
alternative parking plan. In addition to these numbers, they state that the existing parking lot is
full most every day. Meeting rooms will equal 1160 SF and office space will equal 7354 SF. For
typical office and meeting space, the LDC would require 26-28 stalls (24 for office and 2-4 for
meeting areas) for this project. As conditioned with a more detailed alternative plan that vets all
options and possibilities to minimize parking and traffic impacts as outlined in the LDC, the
project complies with the requirements in the code.

Open Space

The LDC does not require open space in the NR-6 but does limit lot coverage to 60% maximum.
Typically, single-family homes on a maximum of 40% of the overall lot leave relatively large
areas of yard space/landscaping to buffer neighbors. Lot coverage is defined as the area of
building(s) in relation to the area of the property.

- Approx. Areas Building Parking Lot ., Open-Space Total
Footprint(s) Footprint(s) Footprint(s)
Existing 8,500 SF 26,000 SF 41,500 SF 76,000 SF
Property (11%) (34%) (54%) (100%)
Current
Configuration
Proposed 4,200 SF 20,500 SF 11,300 SF 36,000 SF
Building (12%) (57%) (31%) (100 %)
Addition Site (some overlap)
Only
(site plan area)
Both Existing 12,700 SF 38,000 SF 25,300 SF 76,000 SF
and Proposed (17%) (50%) (33%) (100%)

Areas Together

The overall property can be considered and utilized for code compliance on building or project
additions, but with CUP reviews, additional considerations can be made. Open space and
landscaping, strategically placed, can be very effective to help atypical uses/structures enhance
or maintain neighborhood character and compatibility. The above table shows open space
percentages shrinking and parking and building footprints increasing in coverage percentages
with this proposal. The Planning Commission will need to determine if these proposed ratio
percentages maintain or compromise neighborhood compatibility and character. The overall lot
coverage (building footprint only) of 17% complies with the requirements of the LDC. As
conditioned with neighborhood compatibly and character considerations, the proposal meets the
requirements in the LDC.
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Planning Commuiission

Summary

The use of this property is not up for debate. It has been legally established already.
This permit must focus on the physical changes and impacts of this proposal from a
design, layout and configuration standpoint. Maintaining or enhancing neighborhood
character is the most difficult part for CUP approval. Often difficult to quantify or
measure, what could potentially compromise or burden the neighborhood from a
proposal like this. Traffic, density, noise, hours of operations and physical configuration
or design layout are the main issues associated with this proposal. Noise and hours of
operation will remain at or near current levels. 1000 North is categorized as a higher-
capacity street and can accommodate increased traffic. Traffic will likely increase, but
traffic demand for this use is generated from actions occurring outside these property
boundaries and out of control of the applicant. The applicant does control how to better
mitigate that demand, and employee traffic demand, through less impactful alternatives.
Traffic impacts, mainly generated from personal automobiles, is both a neighborhood
and city-wide issue that affects public infrastructure and citizens on different levels. The
applicant has not provided any sort of strategy or detailed plan to minimize their traffic
impacts on the neighborhood as outlined in the LDC Alternative Parking Plan section.

Parking areas, something directly related to traffic, has proportionately increased with

this proposal, without a measured effort to mitigate and minimize this impact on
neighborhood. New parking areas have been pushed to the very minimum setbacks,
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which for typical NR-6 developments work, but with atypical development additional
buffers are warranted for compatibility.

Physical building mass and placement is an issue that places further burden and
compromised compatibility, especially along the east boundary. Logan city typically
doesn't see buildings of this size and mass in the NR-6 zone. The existing building
placed well beyond minimum setbacks with massive articulations seemingly breaks the
building into two smaller sections and thus minimize impacts on the adjoining neighbors.
This proposal pushes the entire 132-foot long building mass right to the minimum
setback line without any significant breaks in the massing. In staff's view, this proposal
compromises compatibility and character. As conditioned with additional buffering,
articulations and setbacks for the proposed building addition and parking areas, the
project meets the CUP code section for neighborhood character and compatibility.

AGENCY AND CITY DEPARTMENT COMMENTS
Comments were solicited from the following departments or agencies:

e Fire e Water

e Engineering

PUBLIC COMMENTS

Notices were mailed to property owners within 300 feet of the subject property. As of the time of
this report, one phone comment was received from Carol Sherwood (neighbor). She expressed
concerns of the building being placed too close to the property line and with upper-story
windows privacy may be compromised for her and her niehgbors.

PUBLIC NOTIFICATION

Legal notices were published in the Herald Journal on 4/25/20 and the Utah Public Meeting
website on 4/25/20. Public notices were mailed to all property owners within 300 feet of the
project site on 4/21/20.

RECOMMENDED CONDITIONS OF APPROVAL
This project is subject to the proponent or property owner agreeing to comply with the following
conditions as written, or as may be amended by the Planning Commission.

1. All standard conditions of approval will be recorded with the Design Review and are
available in the Community Development Department.

2. The proposed building addition shall match the existing building setback of 20 feet along
the east property line and contain an articulation in the wall of at least ten (10) feet wide
and ten (10) feet deep to ensure neighborhood compatibility for a structure of this size
and mass.

3. The building addition shall match the proposed material and colors as shown on the
submitted plans.

4. An alternative parking plan as per the LDC shall be provided and approved that details
strategies on how this project will minimize the impacts of parking and traffic through
alternative methods. The required number of stalls will be determined in the plan as per
LDC section allowances.

5. New parking lot border landscaping shall match the type “B” buffer for front yards and
the type “C” for side yards to minimize a parking area of this size in the NR-6.

6. A pedestrian connection/sidewalk shall be provided from the building to 1000 North for
alternative modes of transportation.
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7. Additional vertical dense landscaping tightly space containing both trees and shrubs
shall be provided between the proposed building addition and the east property line.

8. Access and utilities will be provided by the 1000 North public right-of-way.

9. Prior to issuance of a Building Permit, the Director of Community Development shall
receive a written memorandum from each of the following departments or agencies
indicating that their requirements have been satisfied:

a. Fire—contact 716-9515
e  Provide a fire sprinkler system and extend into the existing building. Provide a fire
hydrant within 100 ft of the fire department connection location. Extend existing fire
alarm system into addition.

b. Water—contact 716-9627

e  Fire suppression systems connected to Logan City water (with no added chemicals)
must have a minimum DC (ASSE1015) installed and tested.

e The water main feeding the building/s must have proper rated backflow assembly
installed and tested as it enters the (new or existing building) from the meter before any
branch offs or connections. Containment protection only.

e The landscape irrigation backflow assembly must be updated to meet high hazard
rating, such as RP or PVB and be tested.

e Allguide lines are based on the 2018 IPC& Utah State Amendments.

d. Engineering —contact 716-9153

e No site plans provided, cannot determine if new water or sewer service are being
requested or if existing service lines being used. Will address these issues during
building permit review to ensure compliance with City code.

e Provide storm water detention/retention for new development to meet current City
standards. This includes the retention of the 90% storm through the use of Low
Impact Design Standards. This applies to the newly developed areas, not the
entire parcel/ development.

RECOMMENDED FINDINGS FOR APPROVAL FOR THE DESIGN REVIEW AND

CONDITIONAL USE PERMIT

The Planning Commission bases its decisions on the following findings supported in the

administrative record for this project:

1. The proposed project as conditioned is compatible with surrounding land uses and will not
interfere with the use and enjoyment of adjacent properties because of the site layout,
landscaping and setbacks.

2. The Design Review and Conditional Use Permit conforms to the requirements of Title 17
of the Logan Municipal Code.

3. The proposed project provides open space and useable outdoor space in conformance

with Title 17.

The proposed project provides off-street parking in compliance with the LDC.

The project met the minimum public noticing requirements of the Land Development Code

and the Municipal Code.

6. The surrounding streets provide access, utilities and are adequate in size and design to
sufficiently handle all traffic modes and infrastructure related to the land use.

oA

This staff report is an analysis of the application based on adopted city documents, standard city development practices, and available information
The report is to be used to review and consider the merits of the application prior to and during the course of the Planning Commission meeting
Additional information may be revealed by participants at the Planning Commission meeting which may modify the staff report and become the
Certificate of Decision. The Director of Community Development reserves the right to supplement the material in the report with additional
information at the Planning Commission meeting.
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Signature of Property Owne

[ certify that | am the property owner on record of the subject
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