CITY OF MT SHASTA
PLANNING COMMISSION
RESOLUTION PC-2024-01

APPROVING CONDITIONAL USE PERMIT CUP 2023-01 ALLOWING A 13-UNIT MULTI-FAMILY RESIDENTIAL USE AT 1305 OLD MCCLOUD ROAD (APN 0057-538-290) WITH FINDINGS THAT THE PROJECT IS EXEMPT FROM CEQA
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	WHEREAS, on November 29, 2023, Jacob Barr submitted a Conditional Use Permit (CUP) application to allow the renovation and occupancy of existing floor area for a 13-unit multi-family development consisting of five buildings on one .7-acre (30,491 square feet) parcel (APN 057-538-290); and
WHEREAS, the Planning Commission considered this request at its regular meeting on January 16, 2024. Prior to taking action on the application, the Planning Commission received written and oral reports by the staff, and received public testimony; and
WHEREAS, the proposed residential use has been evaluated for compliance with the City’s adopted General Plan Policy and is in compliance in all respects; and 
WHEREAS, this action has been reviewed for compliance with the California Environmental Quality Act (CEQA) and is exempt from the requirements of CEQA pursuant to Section 15301, Class 1 Existing Facilities Exemption, based on whether the project involves negligible or no expansion of use; and
WHEREAS, the Planning Commission pursuant to Mt Shasta Municipal Code Chapter 18.29 Conditional Use Permits, has made the following findings for the project:
(A)	The proposed use is consistent with the Mt. Shasta General Plan, any applicable specific plan, and the provisions of this code.
Findings. The proposed project is consistent with the site’s High Density Residential (HDR) land use designation. HDR uses are housing types of multiple densities, both attached and detached single-family homes. HDR allows dwellings in clustered development (duplexes, triplexes, apartments, etc.) up to 20-units/acre and a 65% lot coverage. Pursuant to the findings conveyed in Exhibit A of this Resolution and by the provisions of MSCM 15.44.090, Planning Commission approve a modification to MSMC Section 15.44.050(B) to allow a parking ratio of 1 parking space per bedroom and no covered spaces or RV spaces, for a total of 14 spaces.
(B)	The subject property is adequate in land area to accommodate the proposed project, its required parking area, access, landscaping, and site improvements.
Findings. The proposed project complies with all applicable provisions in the MSMC. As conditioned, the proposed project will comply with the 2022 California Building Code governing all future development activities in connection with this CUP.
(C)	The proposed land use is compatible with neighboring land use and zoning.
Findings. The proposed project consists of five detached residential structures supporting multiple living units ranging from 420sf to 850sf, which is consistent with the prevailing neighboring development pattern of clustered multi-family, condominium, and single-family residential dwellings. 
(D)	The public and private roads providing access to the subject property meet necessary standards to provide safe and adequate access or have been amended by conditions of project approval to satisfy the access requirements.
Findings. As conditioned, the project will comply with all applicable provisions in the MSMC – particularly, Chapter 12.04 mandating the provision of curb/gutter/sidewalk along the project frontage and Chapter 15.44 specifying off-street parking requirements. 
(E)	Conditions of project approval are necessary for protection of public health, safety, and welfare, and to reduce or eliminate potential environmental effects.
Findings. Compliance with all applicable MSMC provisions will ensure protection of public health, safety and welfare. As discussed below (Environmental Review), the project is found to be exempt from the California Environmental Quality Act. 
(F)	Any requirements for the dedication of land are reasonably related to the use of the property.
Findings. No dedication of land is required to adequately serve the project and meet all applicable provisions of the MSMC. 
(G)	The requirements for the posting of improvement security for installation of public or private improvements is reasonably related to the use of the property.
Findings. MSMC 12.04.020 Curb, gutter and sidewalks – Installation requirements mandate that curb, gutter and sidewalks be installed to the specifications set forth in this chapter at the time of building construction, remodeling or change of occupancy. MSMC 12.04.110 Storm and subdrainage - The Director of Public Works shall specify the size and material of storm and subdrains if required; the same shall be installed prior to the installation of curbs, gutters and sidewalks.
NOW, THEREFORE, BE IT RESOLVED by the City of Mt Shasta Planning Commission that based on the above findings, the Planning Commission approves the proposed use, subject to the following conditions of approval:
Planning, Building & Fire
1. The use and design hereby permitted shall substantially conform to the project descriptions and supporting plans approved by CUP 2023-01, except as noted in the permit conditions. 
2. Any further expansion or change of use shall require an amendment subject to use permit review as determined by the Planning Department. Minor modifications that substantially comply with this CUP 2023-01 approval may be approved in writing by the Planning Director.
3. No signage is specifically approved as a result of this approval. All signage shall separately be subject to the approval of the Planning Director, unless otherwise required, and shall be in accordance with Chapter 8.32 of the MSMC.
4. This permit shall be null and void if not used within a year, or if the use is abandoned for a period of one hundred and eighty (180) days. Once the use is initiated, this permit shall be valid until it expires or is revoked pursuant to the terms of this permit and/or Chapter 18.29 of the Mt Shasta Municipal Code. 
5. This use permit does not abridge or supersede the regulatory powers or permit requirements of any federal, state or local agency, special district or department which may retain regulatory or advisory function as specified by statue or ordinance. The applicant shall obtain permits as may be required from each agency.
6. A building permit shall be obtained for any construction occurring on the site not otherwise exempt by the California Building Code or any state or local amendment adopted thereto, and all fees associated with plan check and building inspections, and associated development impact fees established by City Ordinance or Resolution shall be paid.
7. All future permit submissions in connection with this CUP entitlement shall comply with all applicable provisions of the Mt Shasta Municipal code pursuant to the discretionary power vested in the Planning Director or designee. 
8. The project shall comply with the 2022 Building Code, adopted by reference in MSMC Title 15, Building and Construction. Submit stamped engineered plans for all required items such as plumbing, electrical, HVAC, load calcs, energy calcs, fire sprinklers. Civil drawings shall include sidewalk, curb, gutter, storm drain and all required ADA accommodations.
9. Prior to operation, an inspection shall be conducted by the Fire Department to ensure compliance with health and safety regulations including the installation of fire extinguishers, smoke detectors and carbon monoxide detectors. Additionally, if necessary, the occupancy limit of the space shall be reviewed and approved by the Building Official and/or Fire Chief and shall be posted in a conspicuous place for the life of the use.
10. All exterior lighting on the property shall be directed downward and shall otherwise be ‘Dark Sky’ compliant. An exterior lighting plan shall be submitted to the City for review and approval. Updated exterior lighting as necessary shall be installed prior to issuance of occupancy permit.
11. All conditions related to previous entitlements or permits for this property shall remain in effect unless specifically amended herein. 
12. This project is specifically noted as being subject to all City ordinances related to noise.
13. The occupancy limit of the space(s) shall be reviewed and approved by the Building Official and/or Fire Chief and shall be posted in a conspicuous place for the life of the use.
14. The two existing on-site pole-mounted light fixtures and support poles shall be removed prior to issuance of Occupancy Permit. 
Public Works
15. All future permit submissions in connection with this CUP entitlement shall comply with all applicable provisions of the Mt Shasta Municipal code pursuant to the discretionary power vested in the Public Works Director and/or City Engineer. 
16. Provide evidence to the City that the existing sewer lateral is structurally sound, adequate in capacity and correctly sloped. This can be done by videoing the sewer lateral and providing the City with a copy of the video. This videoing should be performed with a Public Works employee present.
17. Applicant shall install a Remote Read Water Meter consistent with City of Mt Shasta standard as accepted by City Public Works prior issuance of Occupancy Permit.
18. An encroachment permit is required from City for any connection to City utilities. 
19. A backflow prevention device may be required on the applicant’s side of the water meter. A site/plans assessment will be conducted by city public works to evaluate. The applicant will be responsible for annual testing and necessary repairs of device.

IT IS HEREBY CERTIFIED that the foregoing Resolution PC-2024-01 was duly adopted on a motion by Commissioner Saryon and seconded by Commissioner Beck at a regular meeting of the City of Mt. Shasta Planning Commission held on the 16th day of January 2024, by the following vote:
AYES:		Findling, Higuera, Boyenger, Saryon, Pardee, Beck
NOES:	
ABSENT:	McDowell
ABSTAIN:	



ATTEST: _______________________             _____________________________
Jeff Mitchem, Secretary		Melanie Findling, Chair


EXHIBIT A OF RESOLUTION PC-2024-01

PARKING FINDINGS FOR CUP 2023-01
305 OLD MCCLOUD RD (APN: 057-538-290)
AS PROVIDED BY MSMC SECTION 15.44.090 PLANNING COMMISSION APPROVE A MODIFICATION TO MSMC SECTION 15.44.050(B) TO ALLOW A PARKING RATIO OF 1 PARKING STALL/BEDROOM AND NO COVERED SPACES PURSUANT TO THE FOLLOWING FINDINGS

Whereas, the project proposes to renovate 13 residential units built in 1963 and historically used for short- and long-term housing until vacated in 2017 on order of abatement by the City Building Official; and
Whereas, the project site is a single .7-acre parcel (APN 057-538-290); and
Whereas, the existing development density of 16.9 units/acre will remain unchanged from historic use; and
Whereas, the site currently supports 14 existing parking spaces; and
Whereas, no new floor area, nor increase in density or intensification of use is proposed; and
Whereas, the average residential unit size is 463 square feet configured as 12 studio apartments and one two-bedroom apartment; and
Whereas, Mt Shasta General Plan Circulation Element Goal CI6 states that residential development provide off-street parking commensurate with the density level of the development; and, Policy CI-6.2 seeks to ensure adequate, but not excessive, well-designed and convenient on-street and off-street parking throughout the City; and
Whereas, Mt Shasta Municipal Code Off Street Parking Requirements §15.44.050(B) requires off-street parking based on dwelling structure configuration which is inconsistent with the intent of General Plan Circulation Element Goal CI6; and
Whereas, Mt Shasta Municipal Code Off Street Parking Requirements could require up to 10 additional parking spaces (including 7 covered spaces and 3 RV spaces) resulting in additional impervious paving, increased stormwater runoff and tree removal; and 
Whereas, the Planning Commission supports best-practice parking regulations (CA Department of Housing and Community Development) that reduce parking ratios for small affordable residential dwelling units such as those proposed; and
Whereas, the Planning Commission supports Adopted 2023-31 Housing Element Update Program HO-2.3.8 Amend MSMC Chapter 15.44, Off-Street Parking Requirements to reduce the number of on-site parking spaces for small residential units like those proposed; and
Whereas, the proposed project consists of small studio apartments with projected parking demand of less than 2 spaces/unit due to single-occupant residency; and
Whereas, the residential use and small average size of the residential units will not create a significant demand for additional parking beyond the existing 14 spaces; and 
Whereas, the Planning Commission determines that a waiver of additional parking requirements would not be detrimental to public health, welfare or safety. 

Now, therefore, be it resolved by the Mt Shasta Planning Commission that based on the above findings, the Planning Commission approves, by the provisions of MSMC §15.44.090 Minor Modifications, a waiver of requirements for additional parking spaces beyond those existing.  	 
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