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PLANNING COMMISSION STAFF REPORT 

 
Planning Division 

Department of Community and 
Economic Development 

 
Adult Detoxification Renovation Project 

Conditional Use PLNPCM2012-00029  
252 West Brooklyn Avenue 

Date: May 9, 2012 
Applicant:  Volunteers of 
America 
 

Staff:  Anna Anglin 
anna.anglin@slcgov.com 
801-535-6050 
 

Tax ID:   
15-12-402-003  
 
Current Zone:   
CG (General Commercial)  
 

Master Plan Designation:   
Central Community  
Regional Commercial/ 
Industrial 
 
Council District:   
Council District 5, Jill 
Remington Love 

 
Community Council:   
Elke Phillips, Ball Park 
Community Council 
 

Lot Size:   
Approx. 11,325 square feet 
 
Current Use:   
Residential substance abuse 
treatment home, large  
 
Applicable Land Use 

Regulations: 

 21A.30.050 
 21A.44.050 
 21A.54 
 
Attachments: 
A. Additional Applicant 

Information  
B. Site Plan and Elevation 

Drawings. 
C. Photographs 
D. Department Comments 

and BOA Case 

Request 

Mark Manazer on behalf of Volunteers of America is requesting conditional use 
approval for an expansion of a large residential substance abuse treatment home 
located at approximately 252 West Brooklyn Avenue. The proposed expansion area 
will be approximately 5,821 square feet. The property is located in the CG (General 
Commercial) zoning district. A large residential substance abuse treatment home is 
a conditional use in the CG district.  
 
Recommendation 
Based on the findings listed in the staff report, the Planning Staff finds that overall 
the project generally meets the applicable standards and therefore, recommends the 
Planning Commission approve the conditional use for a large residential substance 
abuse treatment home located at 252 West Brooklyn Avenue with conditions.  
 

Recommended Motion 
Based on the findings listed in the staff report and the testimony heard, I move that 
the Planning Commission approve the proposed expansion of a conditional use for 
a large residential substance abuse treatment home at approximately 252 West 
Brooklyn Avenue with the following conditions: 
 

1. Compliance with all City Divisions requirements. The applicant will need to 
provide documentation of a lease agreement for any required off-site 
parking within 500 feet of their parcel, as well as meet any additional 
transportation requirements. 
 

2. The Washington Avenue street closure (petition #PLNPCM2011-00698), 
and the alley vacate (petition #PLNPCM2011-00697) must be approved by 
City Council before any work can begin on the expansion of the building. 
 

3. The applicant amends the subdivision once the alley vacation and street 
closure is approved and finalized and a cross access easement is recorded 
with the neighboring property. 
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Background 

Project Description 

The Volunteers of America are proposing to construct a 5,821 square foot addition to the existing 
building for additional beds and office space in the facility. The expansion will also include 
additional restroom and showering facilities. The expansion will be located on the west and 
south portions of the building, and will create a second story to the existing structure. As part of 
the process the applicant has petitioned to vacate the alley and street that are adjacent to their 
property via petitions PLNPCM2012-00697 and PLNPCM2011-00698. The street closure and 
alley vacate petitions were heard by Planning Commission on January 25, 2012 and have been 
forwarded to the City Council with a positive recommendation.  
 
The expansion of the building will come closer to the street and occupy the space that is 
currently used for off- street parking. This will cause the need for some of the parking to be 
moved to another location. The proposed new parking area will be located in the area that is 
currently Washington Street and the applicant is proposing to split the street with the neighbors 
to the east (UniFirst). The applicant is also proposing to have a cross access easement for access 
to off-street parking with UniFirst. The proposed building expansion would require three 
additional parking spaces and a ten foot landscape area in the front yard.  

Public Notice, Meetings and Comments 

The following is a list of public meetings that have been held related to the proposed project: 
 Community Council held on March 1, 2012.  The office has not received any comments 

in writing from the Ballpark Community Council at this point. 
 

Notice of the public hearing for the proposal includes: 
 Public hearing notice mailed on April 27, 2012 
 Public hearing notice posted on property on April 27, 2012 
 Public hearing notice posted on City and State websites on April 27, 2012 
 Public hearing notice emailed to the Planning Division list serve on April 27, 2012 

City Department Comments 

The comments received from pertinent City Departments/Divisions are attached to this staff 
report (Attachment D).  The applicant will be required to satisfy the comments and concerns 
identified by the City Departments/Divisions. The Planning Division has not received comments 
that warrant denial of this request.   
 
Public Comments 
The application was reviewed by the Ballpark Community Council on March 1, 2012 at their 
regularly scheduled meeting. The Ballpark Community Council supports the expansion and in 
addition, it was stated that the Volunteers of America serves a needed function in the 
community. They continue to support the applicant’s expansion as with the alley vacate and 
street closure. 
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Analysis and Findings 

Findings 

21A.54.080 B. Specific Standards: A conditional use permit shall be approved unless the 
evidence presented shows that one (1) or more of the standards set forth in this subsection cannot 
be met. The Planning Commission, or, in the case of administrative conditional uses, the 
Planning Director or the Director's designee, may request additional information as may be 
reasonably needed to determine whether the standards of this subsection can be met.   
 
1. Master Plan and Zoning Ordinance Compliance: The proposed conditional use shall 

be: 
a. Consistent with any policy set forth in the City-Wide, Community, and Small 

Area Master plan and future land use map applicable to the site where the 
conditional use will be located, and 

b. Allowed by the zone where the conditional use will be located or by another 
applicable provision of this title. 

Analysis:  The subject property is located within the area covered by the Central 
Community Master Plan. The Central Community Master Plan was adopted on 
November 1, 2005. The vision for the Central Community Master Plan is to “assist the 
development and improvement of quality neighborhoods in response to typical city 
pressures”. The Master Plan’s future land use map provides direction on the future 
development in the area where the subject parcel is found. The subject property is 
designated with a future land use of Regional Commercial/ Industrial District. The intent 
of the Regional Commercial/ Industrial District is to include uses that are “heavily 
dependent on the automobile and trucking industries which generate large volumes of 
traffic” according to the Master Plan Guidelines.  

The Central Community Master Plan addresses institutional uses. One of the impacts a 
large residential substance abuse treatment home may have on an area is an increase in 
the volume of traffic due to the limited options of this type of service in the area. The 
detoxification center is used on a regional scale. The location of the VOA facility is in an 
area that supports high volumes of traffic.  

The Central Community Master Plan states that institutional uses should be located in an 
area which has access to social service, residential, and commercial uses. This location is 
less than half a mile (approximately 2,000 feet) to two Trax Stations.  

The Volunteers of America large residential substance abuse treatment home already 
exists, but the expansion of the treatment home helps to support the Central Community 
Master Plans vision statement by responding to the needs of city pressures. The large 
residential substance abuse treatment home would enhance the existing use by providing 
more space to aid people in their recovery of substance abuse. In addition, the treatment 
facility is located in an area with more intense uses and a large residential substance 
abuse treatment home is preferred in commercial areas due to their potential impact on 
low density residential neighborhoods. 
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The purpose of the CG (General Commercial) district is:  

To provide an environment for a variety of commercial uses, some of 
which involve the outdoor display/storage of merchandise or material. 
This district provides economic development opportunities through a mix 
of land uses, including retail sales and services, entertainment, office, 
residential, heavy commercial and low intensities of manufacturing and 
warehouse uses.  

 The large residential substance abuse treatment home complies with this purpose 
statement by being in a location that has existing intensive uses. The zoning allows the 
use as a conditional use provided the use does not create any adverse impact that cannot 
be reasonably mitigated. 

Finding:  A large residential substance abuse treatment home would be consistent with 
the “Central Community Master Plan’s future land use designation and is listed as being 
a conditional use in the CG (General Commercial) zoning district. Staff finds the 
proposed use is consistent with the master plan and is listed as a conditional use in the 
CG zoning district. 

2. Use Compatibility: The proposed conditional use shall be compatible with the character 
of the site, adjacent properties, and existing development within the vicinity of the site 
where the use will be located.  In determining compatibility, the Planning Commission 
shall consider: 
 
a. Whether the street or other means of access to the site where the proposed 

conditional use will be located will provide access to the site without materially 
degrading the service level on such street or any adjacent street; 

b. Whether the type of use and its location will create unusual pedestrian or vehicle 
traffic patterns or volumes that would not be expected with the development of a 
permitted use, based on: 
 
i. Orientation of driveways and whether they direct traffic to major or local 

streets, and, if directed to local streets, the impact on the safety, purpose, 
and character of these streets; 

ii. Parking area locations and size, and whether parking plans are likely to 
encourage street side parking for the proposed use which will adversely 
impact the reasonable use of adjacent property; 

iii. Hours of peak traffic to the proposed use and whether such traffic will 
unreasonably impair the use and enjoyment of adjacent property; and 

iv. Hours of operation of the proposed use as compared with the hours of 
activity/operation of other nearby uses and whether the use, during hours 
of operation, will be likely to create noise, light, or other nuisances that 
unreasonably impair the use and enjoyment of adjacent property; 

c. Whether the internal circulation system of any development associated with the 
proposed use will be designed to mitigate adverse impacts on adjacent property 
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from motorized, non-motorized, and pedestrian traffic; 
d. Whether existing or proposed utility and public services will be adequate to 

support the proposed use at normal service levels and will be designed in a 
manner to avoid adverse impacts on adjacent land uses, public services, and utility 
resources; 

e. Whether appropriate buffering or other mitigation measures, such as, but not 
limited to, landscaping, setbacks, building location, sound attenuation, odor 
control, will be provided to protect adjacent land uses from excessive light, noise, 
odor and visual impacts and other unusual disturbances from trash collection, 
deliveries, and mechanical equipment resulting from the proposed use; and 

f. Whether detrimental concentration of existing non-conforming or conditional uses 
substantially similar to the use proposed is likely to occur, based on an inventory 
of uses within one-quarter (¼) mile of the exterior boundary of the subject 
property. 

 
Analysis: The subject property is abutting the 900 South exit ramp to the north, a 
business to the south and west, and a parking lot to the east. The proposed expansion will 
add approximately 5,821 square feet to the existing facility and will not result in a change 
to the hours of operation. It should not create any additional impacts from light or noise 
above what currently exists for the facility. Primarily, the purpose for the expansion is to 
provide more room for the residences and faculty members. 

Section 21A.44.060 of the zoning ordinance requires one parking space for each four 
residents and one space for every two support staff present during the busiest shift. The 
plans submitted with the conditional use application indicated the number of employees 
will remain the same, and the number of beds will increase by twelve. The additional 
beds will change the required off-street parking by three stalls making the total off-street 
parking requirement eleven spaces.  

The Board of Adjustment in 1982 granted 
Volunteers of America a variance to locate parking 
seven feet away from the property line and reduced 
the minimum off street parking requirement by two 
parking spaces. The CG (General Commercial) 
zoning district has a ten foot front yard setback and 
does not allow off-street parking in the required 
front yard. According to the plans submitted, the 
ADA required parking space will stay in the ten 
foot front yard requirement. Due to the petitioner 
being granted a variance to the parking setback, the 
ADA parking space will be allowed where the 
current off street parking is located.  
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The VOA is proposing to create a lease agreement with 
UniFirst for one parking space on UniFirsts portion of 
Washington Street if the closure is approved by City 
Council. Off-site parking is allowed in the CG zoning 
district within 500 feet of the property.  In addition, the 
Adult Detoxification Center’s dumpster is proposed to be 
accessed and stored on UniFirsts portion of Washington 
Street. 
 
The applicant will be required to amend the Edwards 
Subdivision to incorporate Washington Street and the 
alleyway as part of their parcel. The applicant will be 
required to record a cross access easement for both 
properties on the closed portion of Washington Street to 
access their off-street parking. (See Attachment B Site Plan 
and Elevation Drawings)  
 
The building currently has an existing water service and sewer line, but will be required 
to obtain permits for additional plumbing proposed for the bathroom and kitchen 
expansions, but there are no foreseen additional impacts on public utilities, or other 
service systems.  
 

Finding: Staff finds the proposed large residential substance abuse treatment home 
expansion complies with this requirement subject to the following conditions:  
 

 Compliance with all City Divisions requirements. The applicant will need to 
provide documentation of a lease agreement for any required off-site parking 
within 500 feet of their parcel, as well as meet any additional transportation 
requirements. 

 
 The Washington Avenue street closure (petition #PLNPCM2011-00698), and the 

alley vacate (petition #PLNPCM2011-00697) must be approved by City Council 
before any work can begin on the expansion of the building. 

 
 The applicant amends the subdivision once the alley vacation and street closure is 

approved and finalized and a cross access easement with the neighboring property 
is recorded. 

 
3. Design Compatibility: The proposed conditional use shall be compatible with the 

character of the area where the use will be located with respect to: 
a. Site design and location of parking lots, access ways, and delivery areas;  
b. Whether the proposed use, or development associated with the use, will result in 

loss of privacy, objectionable views of large parking or storage areas; or views or 
sounds of loading and unloading areas; and 

c. Intensity, size, and scale of development associated with the use as compared to 
development and uses in the surrounding area. 
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d. If a proposed conditional use will result in new construction or substantial 
remodeling of a commercial or mixed-used development, the design of the 
premises where the use will be located shall conform to the conditional building 
and site design review standards set forth in Chapter 21A.59 of this title. 

 
Analysis: The proposed large residential substance abuse treatment home expansion will 
change the site design, intensity, and scale of the facility, but will remain compatible with 
the regulations of the CG zoning district and with the development of the surrounding 
parcels. Once the alley is vacated and Washington Street goes through the closure process 
and the subdivision is amended, the building will be in compliance with the zoning 
ordinance and building permits may be issued.  
 

Finding: Staff finds the proposed large residential substance abuse treatment home 
expansion complies with this standard with the condition that the alley is vacated and 
Washington Street goes through the closure process along with the subdivision being 
amended to incorporate the additional property. 

 
4. Detriment to Persons or Property: The proposed conditional use shall not, under the 

circumstances of the particular case and any conditions imposed, be detrimental to the 
health, safety, and general welfare of persons, nor be injurious to property and 
improvements in the community, existing surrounding uses, buildings, and structures.  
The proposed use shall: 
 

a. Not emit any known pollutant into the ground or air that will detrimentally affect 
the subject property or any adjacent property; 

b. Not encroach on any river or stream, or direct runoff into a river or stream; 
c. Not introduce any hazard or potential for damage to an adjacent property that 

cannot be mitigated; 
d. Be consistent with the type of existing uses surrounding the subject property; and 
e. Improve the character of the area by encouraging reinvestment and upgrading of 

surrounding properties. 
 
Analysis:  The use isn’t changing, but it is being expanded to double the square footage 
of the facility. There is no direct evidence that the proposed expansion will emit any 
known pollutant into the ground or air that will detrimentally affect the subject property 
or neighboring properties. In the DRT (development review team) notes dated October 6, 
2011, Public Utilities stated the proposed expansion is located in a FEMA designated 
special flood hazard area and is subject to flooding. The petitioner may be required by the 
Public Utilities Department to obtain a Floodplain permit. There is no evident potential 
for damage to an adjacent property. (See attachment D Department Comments) 

 
Finding: Staff finds that the proposed large residential substance abuse treatment home 
expansion will not be a detriment to any person’s or property based on standards 4a 
through 4e and complies with this standard as long as all the Public Utilities Department 
flood plain requirements are met. 
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5. Compliance with Other Applicable Regulations: The proposed conditional use and any 

associated development shall comply with any other applicable code or ordinance 
requirement. 
 
Analysis: The proposed use will need to obtain a building permit and meet all other city 
requirements applicable to the expansion of the building and the changes to the site. 

 
Finding: Staff finds the proposed large residential substance abuse treatment home 
expansion will meet this standard on the condition that the proposal must comply with all 
applicable City codes and ordinances.  

Commission Options 

If the proposed large residential substance abuse treatment home expansion is approved, the 
applicant can submit a building permit application and start construction when the permit is 
issued with the following conditions: 
 

 Compliance with all City Divisions requirements. The applicant will need to have 
documentation of a lease agreement for any required off-site parking within 500 feet of 
their parcel as well as meet any additional transportation requirements. 

 
 The Washington Avenue street closure (petition #PLNPCM2011-00698), and the alley 

vacate (petition #PLNPCM2011-00697) must be approved by City Council before any 
work can begin on the expansion of the building. 

 
 The applicant amends the subdivision once the alley vacation and street closure is 

approved and a cross access easement with the neighboring property is recorded.  
 

The conditions reflected on the staff report must be satisfied before occupancy of the large 
residential substance abuse treatment home expansion. The Planning Commission does have the 
authority to make the proposed conditions of approval part of the approval.  The Planning 
Commission also has the authority to find that any or parts of the proposed conditions of 
approval are not necessary to comply with the standards.  The Commission, if it finds that there 
is an additional negative impact created by the proposed use, has the authority to impose other 
conditions of approval to reasonably mitigate any impact.  If denied, the applicant may consider 
other options for the use of the building or maintain the current land use on the property.  

Potential Motions 

The motion recommended by the Planning Division is located on the cover page of this staff 
report.  The recommendation is based on the above analysis.  Conditional uses are administrative 
items that are regulated by State Law as well as City Ordinance. State law 10-9a-507 
Conditional Uses states that “a conditional use shall be approved if reasonable conditions are 
proposed, or can be imposed, to mitigate the reasonably anticipated detrimental effects of the 
proposed use in accordance with applicable standards.”  If the reasonably anticipated detrimental 
effects of a proposed conditional use cannot be substantially mitigated by the proposal or the 
imposition of reasonable conditions to achieve compliance with applicable standards, the 
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conditional use may be denied.  If the Planning Commission determines that this is the case, then 
the Planning Commission must make findings related to specific standards, identify the 
reasonably anticipated detrimental effects, and find that the detrimental effects cannot be 
reasonably mitigated.  Below is a potential motion that may be used in cases where the Planning 
Commission determines a conditional use should be denied.  
 
Not Consistent with Staff Recommendation: Based on the testimony, plans presented and the 
following findings, I move that the Planning Commission deny the conditional use to allow the 
large residential substance abuse treatment home expansion, located at approximately 252 West 
Brooklyn Avenue. The proposed conditional use will create conditions which cannot be 
reasonably mitigated. Therefore, the proposed conditional use is not compliant with the 
following standards: 

1. Compliant with Master Plan and Zoning Ordinance. 
2. Compatible with the character of the site, adjacent properties, and existing development 

within the vicinity of the site where the use will be located. 
3. Compatible with the character of the area where the use will be located 
4. Will not, under the circumstances of the particular case and any conditions imposed, be 

detrimental to the health, safety, and general welfare of persons, nor be injurious to 
property and improvements in the community, existing surrounding uses, buildings, and 
structures.  

5. The proposed conditional use and any associated development shall comply with any 
other applicable code or ordinance requirement. 
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Attachment B  
Site Plan and Elevation Drawings 
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Attachment C 
Photographs 
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Attachment D 
Department Comments and BOA Case 
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