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MINUTES OF THE DRAPER CITY PLANNING COMMISSION MEETING HELD 
ON THURSDAY, JULY 30, 2015 IN THE DRAPER CITY COUNCIL CHAMBERS 
  
“This document, along with the digital recording, shall constitute the complete minutes for 
this Planning Commission meeting.” 
 
PRESENT: Planning Commissioners Andrew Adams, Traci Gundersen, Craig 

Hawker, Scott McDonald, and Kent Player 
 
ABSENT:   Chairperson Drew Gilliland 
 
STAFF PRESENT: Mike Barker, Dan Boles, Dennis Workman, Jennifer Jastremsky, 

Brien Maxfield, and Angie Olsen 
 
ALSO PRESENT:  Roll on File 
 
 
Study Meeting: 
 
Because Chairperson Gilliland would not be in attendance of the meeting and the previous 
Vice-Chairperson is no longer on the Commission an election nominating one of the 
Commissioners to run this meeting was necessary. 
 
6:11:53 PM 
Nomination: Commissioner Head nominated Commissioner Adams to be the Acting 
Chairperson for this meeting only.  Commissioner McDonald seconded the motion. 
 
6:12:12 PM  
Vote: A voice vote was taken with all Commissioners voting in favor of Commissioner 
Adams acting as the Chairperson for the meeting. 
 
 
6:12:23 PM  
Study Business Items: Acting Chairperson Adams briefly reviewed the two items listed on 
the agenda for the business meeting, asking if there were any questions from the Planning 
Commission or additional information to be provided by staff. There were none.   
 
 
**Staff Reports were heard out of order.** 
 
6:13:48 PM  
3.0 Staff Reports:  Commissioners inquired about recent City Council discussion 

relative to food trucks. Planner Jennifer Jastremsky reported the City Council asked 
staff to prepare a draft text amendment that would include regulations for food 
trucks. She noted one of the basic concerns regarding the issue is enforcement and 
making sure that any ordinance adopted can be enforced due to the fact that the City 
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does not have Code Enforcement Officers that work in the evening hours or on 
weekends.  She provided a high level overview of some of the regulations that may 
be included in the proposed text amendment, after which Commissioner Head 
recommended that staff research the regulations used in other cities. Ms. Jastremsky 
stated she has reviewed regulations used in other cities and the regulations range 
from being very flexible to very strict; she is hoping to find a ‘happy medium’ that 
is not too extreme and she indicated she feels the text amendment proposal will be 
fairly basic while imposing regulations relative to licensing and tax collection.     

 
6:16:21 PM  
3.1 Senior Planner Dan Boles then provided the Council with a report of the recent 

actions of the City Council.   
 
6:18:16 PM  
3.2 The Commission then briefly discussed the plan to participate in a site visit on 

August 13 at 5:00 p.m. 
 
 
Business Meeting:  
 
Acting Chairperson Adams explained the rules of public hearings and called the meeting to 
order at 6:30:08 PM. 
 
 
6:30:23 PM 
1.0 Public Hearing: On the request of Nichols Naylor Architects and Cindy 

Cobbley, representing Thackeray Company for approval a Site Plan on 
approximately 2.55 acres in the CR (Regional Commercial) zone for two retail 
building at 12093 S. State Street. This application is otherwise known as the 
Draper Spectrum West Site Plan Request, Application #150521-12093S. 

 
6:31:44 PM  
1.1 Staff Report: Using the aid of a PowerPoint presentation and her staff report dated 

July 21, 2015, Planner Jennifer Jastremsky reviewed the details of the application. 
She noted the applicant is requesting site plan approval for two retail and restaurant 
buildings within the Draper Spectrum development; the subject property is the last 
remaining undeveloped piece of property within Draper Spectrum. She added the 
property is located within the Community Commercial land use designation which 
supports commercial uses that have a regional draw; the zoning district is CR 
(Regional Commercial), which is intended for destination oriented businesses. She 
reiterated the development will include two retail buildings; one will be 
approximately 5,700 square feet in size and the other approximately 12,000 square 
feet in size. She noted the smaller building is designed to be a restaurant and the 
larger building is designed to house several retail/tenant spaces including two drive-
thru spaces.  She noted that in order to facilitate the development of the property a 
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few things must occur; first is the redesign of the existing detention pond on the site 
so that it runs along the western property line and the area around the existing pole 
sign. She added the main entrance road into the overall development will be 
redesigned with this project; currently the site has two large drive aisles separated 
by large landscape islands and the southern most large drive aisle will become the 
main entrance road. She explained that at 27-feet wide, it is fully capable of 
handling two-way traffic. She noted a portion of the northern drive aisle will be 
used as part of the proposed development; the rest will become additional parking 
stalls within the existing parking lot. She then reported the applicant has proposed 
119 parking spaces in total, which is in the allowed range for the proposed building. 
She added the applicant has also proposed a deviation from strict compliance for the 
landscaping within the parking area. She reported Draper City Municipal Code 
(DCMC) requires a landscape island whenever parking spaces are adjacent or front 
onto each other and the applicant is seeking approval for tree diamonds rather than 
landscape islands due to the fact that they feel a landscape island running parallel to 
the building will prohibit or hinder customer movement through the parking lot to 
the building.  She noted staff recommends approval of the deviation and indicated 
that the remainder of the property is substantially landscaped; the area to be 
impacted by the deviation will only cover approximately one-third of the size of the 
parking lot.  She then reviewed the landscape plan for the development, noting 30.8 
percent of the site will be landscaped, which is substantially higher than the 
required 20 percent minimum.  She noted landscaping will be lush around the 
detention pond, including trees, shrubs, lawn and gravel areas; the property will 
include 85 trees, including 31 parking lot trees. She then reviewed the architectural 
design for the project, noting the buildings will be primarily brick with EIFS, metal 
composite, glass and metal accents; building height will range from 20-feet to 25-
feet and the zoning district allows buildings up to 45-feet in height. She added a 
new accessory structure will be built for the existing cell facilities located on the 
pole sign; the structure will replace the existing shed located underneath the sign 
and will be 11-feet tall and match the planned buildings in architectural design and 
materials.  She concluded by reviewing photographs of the property in its present 
condition and noted staff recommends approval of the application based on the 
findings and subject to the conditions listed in the staff report.  

 
6:39:27 PM 
1.2 At this point, the audio stopped.  Deputy Recorder Angie Olsen typed the following 

two paragraphs before realizing the audio was off at which time she stopped the 
meeting to remedy the situation. 

 
1.3       Commissioner Head asked Ms. Jastremsky about the requested deviation, verifying  

that the deviation was for only five tree diamonds and doesn’t affect the rest of the 
site. Ms. Jastremsky stated that was correct.  

 
1.4       Applicant’s Presentation: Cindy Cobbley stated that she didn’t have anything to add  

to the presentation.  
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6:39:40 PM  
1.5 After shutting all programs and rebooting the system, the audio returned to working 

order and the meeting began where it left off.  
 
6:41:20 PM  
1.6 Motion: Commissioner Head moved to approve the Site Plan Request by Nichols 

Naylor Architects and Cindy Cobbley, representing Thackeray Company for the 
Draper Spectrum-West site, application #150521-12093S, based on the findings and 
subject to the conditions listed in the Staff Report dated July 21, 2015. 
Commissioner Hawker seconded the motion.  

 
Conditions: 

1. That all requirements of the Draper City Engineering and Public Works 
Divisions are satisfied throughout the development of the site and the 
construction of all buildings on the site, including permitting. 

2. That all requirements of the Draper City Building and Planning Divisions 
are satisfied throughout the development of the site and the construction of 
all buildings on the site, including permitting. 

3. That all requirements of the Unified Fire Authority are satisfied throughout 
the development of the site and the construction of all buildings on the site. 

4. That all requirements of the geotechnical report are satisfied throughout the 
development of the site and the construction of all buildings on the site. 

5. Provide will serve letters from Water Pro and South Valley Sewer District.  
6. A deviation to DCMC Section 9-25-080(H)(2) has been granted eliminating 

the requirement for landscape islands between rows of adjacent parking. 
Tree diamonds shall be used in these areas in place of the landscape islands. 

 
Findings: 

1. The proposed development plans meet the intent, goals, and objectives of 
the Draper City General Plan. 
a. The use meets the intent of the Community Commercial land use 

designation. It is part of a large scale master-planned commercial center. 
b. Encourage the redevelopment that invigorates an area while also 

respecting the character of adjacent neighborhoods. 
c. Encourage infill development in close proximity to existing facilities to 

promote orderly growth while reducing the cost and extent of public 
services. 

2. The proposed development plans meet the requirements and provisions of 
the Draper City Municipal Code. 

3. The proposed development plans will not be deleterious to the health, safety, 
and general welfare of the general public nor the residents of adjacent 
properties. 

 
Findings continued to the next page. 
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Findings Continued: 
4. The proposed development conforms to the general aesthetic and physical 

development of the area. 
5. The public services in the area are adequate to support the subject 

development. 
 
6:41:43 PM  
1.7 Vote: A roll call vote was taken with Commissioners Head, Hawker, McDonald, 

Player, and Gundersen voting unanimously to approve the Site Plan. 
 
 
6:41:57 PM  
2.0 Public Hearing: Cottages On the request of Mike Gabel for a Site Plan and 

Preliminary Plat approval for Phases 1 and 3 of a single family subdivision 
with a development agreement on 5.79 acres in the RM1 (Residential Multi-
Family) zone at 12543 South 1300 East. This Application is otherwise known as 
the Cottages at Country Oaks Site Plan and Preliminary Plat (Phase 1 and 3) 
Request, Application #150330-12543S. 

 
6:42:46 PM  
2.1 Acting Chairperson Adams and Commissioner Hawker disclosed they personally 

know Mr. Gabel as they all work in the same profession.  Commissioner Hawker 
indicated this acquaintance will not affect his vote and Acting Chairperson Adams 
will not be voting. 

 
6:43:22 PM  
2.2 Staff Report: Using the aid of a PowerPoint presentation and his staff report dated 

July 17, 2015, Planner Dennis Workman reviewed the details of the application. He 
reported that on July 15, 2014, the City Council adopted Ordinance 1118, which 
rezoned the subject property from RA2 to RM1; the rezone was linked to a 
development agreement that allowed the construction of 24 new single-family 
homes per a project build-out plan entitled Exhibit B.  He added the agreement also 
held the developer to a specific set of design standards and capped density at 4.48 
dwelling units per acre.   He then reported that on November 18, 2014, the City 
Council approved an amendment to the development agreement which revised 
Exhibit B by reconfiguring street and lot layout.  He added the amendment also 
reduced the number of new homes from 24 to 20, providing for a reduced density of 
3.8 units per acre.  He noted that the layout of the project being considered tonight 
differs somewhat from Exhibit B, but it still conforms with the development 
agreement.  He reviewed the aerial map to identify the location of the subject 
property, after which he reviewed the land use map and indicated the General Plan 
calls out Residential Low Density, but the propserty carries the RM1 zoning 
designation.  He then reviewed the site plan and noted that access to the 
development has been revised and is fully compliant with the development 
agreement.  He reported the project is designed to be done in three phases, with 
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Phases 1 and 3 being the subject of this application; the applicant is requesting 
approval for a total of 14 lots this evening.  He stated the actions before the 
Planning Commission this evening include approval of the site plan and ensuring it 
is compliant with the development agreement and a recommendation to the City 
Council regarding the preliminary plat.  He reviewed the preliminary plat 
identifying 14 lots; he noted that number could grow to include as many as 20 lots 
at some point in time according to the unit per acre density approved in the 
development agreement. Acting Chairperson Adams asked if phase two with the 
additional six or seven lots would be accessed from 1300 East or from another 
ancillary road.  Mr. Workman stated phase two would be accessed directly from 
1300 East. He then reviewed the lighting plan for the development, noting the 
development agreement calls for nice lamp posts to be located throughout the site. 
He added the landscaping plan is quite specific and is based upon what is called for 
in the development agreement.  He then reviewed the architectural design for the 
subdivision, noting the development agreement sets forth the following 
architectural standard: 

“The exterior construction of structures shall generally blend in and be 
compatible with the surrounding area, and shall consist of stucco and 
masonry.  All front elevations shall be a minimum of 50% brick or stone 
with balance of concrete fiber board.  Other elevations may consist of brick, 
stone, stucco or concrete fiber board.” 

He noted all homes included in the site plan meet the standards mentioned.  He then 
reviewed photographs of the subject property in its present condition and concluded 
staff recommends approval of both the site plan and the preliminary plat based on 
the findings and subject to the conditions listed in the staff report. 

 
6:50:13 PM  
2.3 Commissioner Hawker clarified that before the Planning Commission this evening 

is approval of phases 1 and 3 of the development. He stated he wanted to ensure 
that the road structure to access the future phase 2 cannot be amended after phases 1 
and 3 are approved.  Mr. Workman stated the applicant would be required to amend 
the development agreement to change the road structure for the future phase 2.  He 
added that a recommendation regarding the preliminary plat will essentially be a 
recommendation regarding the configuration of phase 2 without dividing the lot into 
multiple home sites at this point in time.   

 
6:51:16 PM 
2.4 Applicant’s Presentation: Mike Gabel, 2470 S. Promontory Drive, Salt Lake City, 

stated he has been working long and hard with staff on this project and he feels it 
complies with everything included in the approved development agreement.   

 
6:51:48 PM  
2.5 Acting Chairperson Adams opened the public hearing. 
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6:52:20 PM  
2.6 Dave Jensen, 1405 E. Country Oak Lane, stated he lives at the end of Country Oak 

Lane; there are only two adjacent property owners to the subject property and he 
recognizes they have a very small voice.  He stated that he did see the lighting plan 
for phase 1, but he did not see the lighting plan for phase 3; he would like to see the 
proposed locations of the lights in phase 3 and indicated he would be concerned 
about lights that tend to broadcast light to far distances.  He stated the area is fairly 
quiet and dark the majority of the time and he would hate to see interruption by 
bursts of light.   

 
6:53:34 PM  
2.7 Bill Wagner, 4113 S. 3305 E., Salt Lake City, stated that he is the husband of Sue 

Cosgrove Wagner who is the trustee of the trust for property being developed to the 
south and he asked for clarification regarding the preliminary plat.  He stated that 
phase 1 and 3 will be a total of 13 new and two existing lots, but he cannot count 15 
lots on the plat.  He then referenced paragraph 10-13(c) of the development 
agreement and noted that it indicates the subdivision will be designed with two 
ingress/egress points as well as a private lane along the south boundary of the 
subdivision.  He stated that he cannot see where the second ingress/egress point is 
on the plat.  

 
6:55:20 PM  
2.8 Mike Dowland, 12747 S. 1370 E., inquired as to the amount of time the developer 

has to apply for approval for phase 2.  
 
6:56:34 PM  
2.9 Acting Chairperson Adams asked if there were further comments; there were none 

and the public hearing was closed. 
 
6:57:01 PM  
2.10 Mr. Gabel addressed the questions raised during the public hearing.  He reviewed 

the illustration of the lighting plan for the development, noting that phase 1 will 
include a 10-foot light pole to make it a little quainter. He added that at this point, 
phase 3 will include standard lighting required by DCMC, but if the City requires 
the installation of downward lighting to adhere to the standards for the zoning of the 
property, he will comply. He then addressed the question regarding the number of 
lots in phases 1 and 3; the original design had 7 lots in phase 1, but due to the 
property owner requesting that some of the property previously contained in phase 
1 to be moved to phase 2, there are two less lots in phase 1. He noted there are 11 
new lots and 2 existing homes for a total of 13 lots.  He then stated that he would 
need to review the development agreement to be sure, but he believes he has six or 
seven years to seek plat approval for phase 2 of the development. He added that the 
ingress/egress will be further contemplated at the time phase 2 is designed.  
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7:00:00 PM  
2.11 Commissioner McDonald stated that it is his understanding the development was 

meant to include a horse-shoe shaped road, but that has been redesigned and he 
asked why.  Mr. Gabel stated that the road was redesigned based on the 
understanding that phase 2 may not be developed for some time in the future. He 
noted that pad sizes were increased to reduce the number of lots in conjunction with 
the redesign of phase 2.  Mr. Workman identified the property that will be 
contained in phase 2 and reiterated that portion of the development is not being 
considered tonight.   

 
7:01:25 PM  
2.12 Commissioner Player stated that for the time being in phase 1 there will be one 

entry point and one development on the north side.  Mr. Workman stated that is 
correct and access has been approved by all relevant parties.  He added the 
development agreement holds the total development, including phase 2, to 20 lots.  
Mr. Gabel noted that is 20 new lots and does not contemplate the existing lots and 
homes on the property.  Commissioner McDonald referenced Mr. Wagner’s 
comments regarding ingress/egress for the development and asked if the 
development will comply with the text of the DCMC upon approval of the 
application before the Commission this evening.  Mr. Workman answered yes and 
stated that the older version of the development agreement called for two access 
points, but the new version does not. He further reviewed Exhibit B to the 
development agreement and identified the location of property lines between the 
three phases of the development as well as adjacent properties. He identified one 
access for phase 1 and another single access into phase 2 with no connection 
between the two. He also identified the location of two homes that have been 
eliminated because they were too close to the warehouse on an adjacent property.  
Commissioner McDonald stated he is simply trying to understand how the entire 
development will look if and when phase 2 of the development comes to fruition.    

 
7:07:52 PM  
2.13 Commissioner Hawker clarified the application before the Planning Commission 

tonight is for approval of phase 1, which contains 5 lots, and approval of phase 3, 
which contains 8 lots – two of which are existing homes.  He noted that phase 2 is 
not being considered this evening.  Mr. Workman stated that is correct, with the 
exception that a recommendation regarding the preliminary plat could ultimately 
include creation of the lot that is considered phase 2.    

 
7:08:38 PM  
2.14 Motion on the Site Plan: Commissioner Hawker moved to approve the site plan 

request by Mike Gabel, as outlined under application 150330-12543S, based on the 
findings and subject to the conditions listed in the staff report dated July 17, 2015. 
Commissioner Player seconded the motion.  

 
Conditions are listed on the next page. 
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Conditions: 
1. That all requirements of the Draper City Engineering Department are 

satisfied throughout development of the site.   
2. That all requirements of the Draper City Building Department are satisfied 

throughout development of the site.   
3. That all requirements of the Unified Fire Authority are satisfied throughout 

development of the site.    
4. That all standards pertaining to the creation of a preliminary plat, as outlined 

in Chapter 17-3 of the DCMC, are adhered to. 
5. That architecture of the homes will comply with the design standards 

contained in the development agreement and shown on the submitted 
elevation plans.      

6. That all landscaping is installed in accordance with the landscape plan 
attached to this staff report and Chapter 9-23 of the DCMC as applicable.   

7. That approval of the site plan does not constitute approval of any signage.  
Any and all signage shall be required to receive separate sign permit 
approval.   

8. That all geotechnical issues outlined in Alan Taylor’s memo dated April 16, 
2015 are addressed prior to issuance of the first building permit.      

9. That after Planning Commission approval, the applicant submits 12 sets of 
plans to be stamped “Approved for Construction.”  Six of these shall be 
24x36 in size and six shall be 11x17.  Each of these sets shall contain all 
sheets previously submitted for review stapled together.     

10. That a second building permit for Phase 1 will not be issued until the plat is 
recorded.   

 
Findings: 

1. That the proposed site plan complies with the previously-approved Cottages 
at Country Oaks Development Agreement as amended.     

2. That the proposed site plan conforms to the requirements, goals and 
objectives of the General Plan.   

3. That the site plan will not be detrimental to the health, safety or general 
welfare of those persons working or residing in the area.   

4. That the proposed preliminary plat is consistent with the approved 
project build-out plan, also known as revised Exhibit B of the 
development agreement, and that all plat creation standards outlined 
in Chapter 17-3 of the DCMC have been adhered to.  

 
7:09:02 PM  
2.15 Vote on the Site Plan: A roll call vote was taken with Commissioner Head, 

Hawker, McDonald, Player, and Gundersen voting unanimously to approve the site 
plan.  . 

 
7:09:20 PM  
2.16 Motion for Preliminary Plat: Commissioner Player moved to forward a positive 

recommendation to the City Council on the request by Mike Gabel for a 14-lot 
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preliminary plat, as outlined under application 150330-12543S, based on the 
findings and subject to the conditions listed in the staff report dated July 17, 2015. 
Commissioner Head seconded the motion.  

 
7:09:59 PM  
2.17 Vote for Preliminary Plat: A roll call vote was taken with Commissioner 

Gundersen, Player, McDonald, Hawker, and Head voting in favor of forwarding a 
positive recommendation to the City Council. 

 
 
6:13:55 PM 
3.0 Staff Reports: **Staff Reports were heard during the study meeting above.** 
 
 
7:10:29 PM  
4.0 Adjournment: Commissioner Player moved to adjourn the meeting. 
 
4.1 A voice vote was taken with all in favor.  The meeting adjourned at  

7:10:32 PM. 
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