




































































These minutes have not yet been approved and are  
not official until the Planning Commission votes to approve the minutes. 

 
MINUTES OF THE DRAPER CITY PLANNING COMMISSION MEETING HELD 

ON THURSDAY, AUGUST 22, 2013 IN THE DRAPER CITY COUNCIL 

CHAMBERS 

 
“This document, along with the digital recording, shall constitute the complete minutes for 
this Planning Commission meeting.” 
 
PRESENT: Chairperson Drew Gilliland, Planning Commissioners Andrew 

Adams, Ryan, Clerico, Leslie Johnson, Kent Player, and Marsha 
Vawdrey.  Alternate Commissioners Craig Hawker and Traci 
Gundersen. 

 
STAFF PRESENT: Doug Ahlstrom, Keith Morey, Dennis Workman, Dan Boles, 

Carolyn Prickett, Jennifer Jastremsky, and Angie Olsen 
 
ALSO PRESENT: Roll on File 
 
 

Study Meeting: 

 
6:16:14 PM 

Study Business Items: The Commissioners reviewed the application for the business 
meeting and addressed questions to staff members. 
 
*** Staff Reports were heard out of order. 
 
6:22:37 PM 
5.0 Staff Reports:  Staff provided the Planning Commission with a report regarding 

the recent actions of the City Council. 
 

 

Business Meeting:  

 

Chairperson Gilliland explained the rules of public hearings and called the meeting to order 
at 6:32:50 PM. 
 
The Oath of Office for Alternate Planning Commissioner Craig Hawker was administered 
by Deputy City Recorder, Angie Olsen at 6:33:23 PM. 
 
6:34:40 PM 
1.0 Action Item: Approval of minutes from the July 18, 2013 Planning 

Commission meeting.    
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6:35:26 PM  
1.1 Motion.  Commissioner Player made a motion to approve the minutes of the 

Planning Commission meeting held on July 18, 2013 with submitted changes.  
Commissioner Head seconded the motion. 

 
6:35:56 PM  
1.2 Vote.  A roll call vote was taken with Commissioners Player, Vawdrey, Head, 

Adams, and Johnson voting in favor of approving the minutes. 
 
 
6:36:05 PM 
2.0 Public Hearing: On the request of Ryan Robinson for approval of a Zoning 

Map Amendment of 1.71 acres at 12201 South 300 East from the A5 

Agricultural to the CC Community Commercial zone.  The application is 

otherwise known as the Chick-fil-A Zone Change Request, Application 

#130719-12201S.   
 
6:36:25 PM  
2.1 Staff Report:  Using the aid of a PowerPoint presentation and his staff report dated 

August 9, 2013, Planner Dennis Workman reviewed the details of the proposed 
application.  He explained the applicant has requested a zone change for the subject 
property from A5 Agriculture to CC Community Commercial.  He reviewed the 
overall parcel of property owned by the applicant and highlighted the section of the 
parcel that is being rezoned, which is 1.71 acres.  He stated the applicant has plans 
to develop the property for a Chick-fil-A restaurant and staff recommends approval 
of the application, based on the findings and subject to the conditions listed in the 
staff report, because it meets all development requirements included in the Draper 
City Municipal Code (DCMC).   

 
6:38:41 PM  
2.2 Chairperson Gilliland opened the public hearing.   
 
6:39:02 PM  
2.3 Brenton Rasmussen, 723 E. Corner Ridge Drive, stated he feels like the addition of 

Craig Hawker to the Planning Commission is fantastic.  He stated he has three fairly 
quick comments; one is the God is not making any more land or roads.  He added 
that he thinks Chick-fil-A will be very competitive with the other businesses in the 
area.  He stated he owns lands on two sides of this subject property and he is 
extremely excited for a quality company and quality people to come to the City and 
he is in favor of the zone change.  He added that anything that can be done for 
agricultural property would be greatly appreciated because those property owners 
are fighting a battle to get water down the ditch to have a field to farm.  He stated 
he plans to farm until he dies and he then thanked the staff for all their hard work 
and professionalism as well.   
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6:41:03 PM  
2.4 There being no additional persons appearing to be heard and the public hearing was 

closed. 
 
6:41:10 PM  
2.5 Motion: Commissioner Head moved to forward a positive recommendation to the 

City Council regarding the Chick-fil-A zone change request by Ryan Robinson, 
application 130719-12201S, based on the findings listed in the staff report dated 
August 9, 2013.  Commissioner Player seconded the motion.   

 
Findings: 

1. That Section 9-5-060 of the Draper City Code allows for the amendment of 
the City’s zoning map.  

2. That the proposed amendment is consistent with the goals, objectives and 
policies of the City’s General Plan.  

3. That all five findings for a zone change, as contained in 9-5-060(e), are 
satisfied.  

4. That adequate facilities and services exist to serve the subject property, 
including but not limited to roadways, parks and recreation facilities, police 
and fire protection, schools, storm water drainage systems, water supplies, 
and waste water and refuse collection.   

5. That the proposed zone change is harmonious with the overall character of 
existing development in the vicinity of the subject property.   

6. That the proposed amendment would not adversely affect adjacent property 
or the character of the neighborhood.   

 
6:41:40 PM  
2.6 Commissioner Head stated he thinks this is a very good use of the subject property 

and the business will be a great addition to the City.   
 
6:41:58 PM  
2.7 Vote:  A roll call vote was taken with Commissioners Head, Adams, Johnson, 

Player, and Vawdrey voting in favor of forwarding a positive recommendation to 
the City Council.   

 
 
6:42:08 PM 
3.0 Public Hearing: On the request of Trace Coccimiglio for approval of a Zoning 

Map Amendment of approximately 1.97 acres at 12855 South & 12875 South 

Minuteman Drive from CR Regional Commercial to CG General Commercial.  

This application is otherwise known as the Valet Auto Body Zoning Map 

Amendment Request, Application #130723-12855S.   
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6:42:37 PM  
3.1 Staff Report:  Using the aid of a PowerPoint presentation and his staff report dated 

August 13, 2013, Planner Dan Boles reviewed the details of the proposed 
application. He stated this is an application for approval of a Zoning Map 
Amendment for approximately 1.97 acres located on Minuteman Drive, at 
approximately 12855 & 12875 South Minuteman.  He noted the application consists 
of three parcels that are currently zoned CR Regional Commercial and the applicant 
is requesting that a Zoning Map Amendment be approved changing the property’s 
zoning category from CR to CG (General Commercial).  He reviewed a plat of the 
area and highlighted the location of the subject property and noted it is located in 
the middle of an industrial area.  He stated most of the surrounding property owners 
are also zoned CR, but there are CG properties located to the north of the subject 
property.  He reviewed the land use map and noted it is the guide for how the 
property should be zoned it the future.  He pointed out that the future projected use 
of the property is CC Community Commercial and CR and CG zones are both 
permitted in that land use category.  He stated the question of whether to approve 
the rezone should be based on what is most appropriate for the area.  He noted the 
CG and CR zones are not too different and he reviewed some of the minor 
differences between the two zones.  He noted the applicant is seeking to move his 
business from 12675 South Minuteman to the subject property and he will build 
another building to the north of the existing building that would be used as an auto 
body shop.  He stated that if the property is zoned CG, the applicant is allowed to 
ask for a conditional use permit (CUP) for that use, but he would not be allowed to 
do that if the property continues to carry the CR zoning designation.  He stated staff 
recommends approval of the application based on the findings and subject to the 
conditions listed in the staff report.   

 
6:46:20 PM  
3.2 Commissioner Player stated it appears the proposed use fits in with other uses in the 

area.   
 
6:46:36 PM  
3.3 Mr. Boles stated the applicant was unable to attend tonight’s meeting.  
 
6:46:36 PM  
3.4 Chairperson Gilliland opened the public hearing.  Seeing no persons appearing to be 

heard, the public hearing was closed.  
 
6:46:53 PM  
3.5 Commissioner Johnson referred the Planning Commissioners to the land use table 

provided by staff and noted there are three areas where there is a non-permitted use 
in the CR zone that are conditionally permitted uses in the CG zone.  She stated 
those uses could be concerning, though she does not know if that is the case.  She 
reviewed the three uses that she was referencing and stated that just because the 
Planning Commission is being told tonight that the plan is to build an auto body 

tre://ftr/?label=&quot;Planning&nbsp;Commission&nbsp;Business&quot;?datetime=&quot;20130822184237&quot;?Data=&quot;285d787f&quot;
tre://ftr/?label=&quot;Planning&nbsp;Commission&nbsp;Business&quot;?datetime=&quot;20130822184620&quot;?Data=&quot;fa9c9d99&quot;
tre://ftr/?label=&quot;Planning&nbsp;Commission&nbsp;Business&quot;?datetime=&quot;20130822184636&quot;?Data=&quot;14ab11e0&quot;
tre://ftr/?label=&quot;Planning&nbsp;Commission&nbsp;Business&quot;?datetime=&quot;20130822184636&quot;?Data=&quot;14ab11e0&quot;
tre://ftr/?label=&quot;Planning&nbsp;Commission&nbsp;Business&quot;?datetime=&quot;20130822184653&quot;?Data=&quot;f52c02cf&quot;


Draper City Planning Commission Meeting 
August 22, 2013 
Page 5 
 

repair shop on the property, once the zone changes that plan could change.  She 
stated any uses allowed in the zone could be requested once the rezone is approved.  
She stated she is somewhat concerned about the application for that reason, but she 
thinks the applicant has good intentions and the use being specified tonight does fit 
into the surrounding area.   

 
6:48:12 PM  
3.6 Commissioner Player stated the applicant would need to apply for a CUP for those 

uses referenced by Commissioner Johnson and the Planning Commission would 
have the opportunity to consider that application.  Commissioner Johnson stated 
that is correct, but noted the Planning Commission could not deny the application 
for a CUP if the impacts of the use could be mitigated.  Commissioner Head added 
that he would not have a concern about any of the other uses referenced by 
Commissioner Johnson locating in the area of the subject property.   

 
6:48:41 PM  
3.7 Motion: Commissioner Head forward a positive recommendation to the City 

Council for the Valet Auto Body Zoning Map Amendment Request by Trace 
Coccimiglio, application 130723-12855S, based on the findings and subject to the 
conditions listed in the Staff Report dated August 13, 2013.  Commissioner 
Vawdrey seconded the motion.   

 
Findings: 

1. That Section 9-5-060 of the Draper City Code allows for the amendment of 
the City’s zoning map.   

2. That the proposed amendment is consistent with the goals, objectives and 
policies of the City’s General Plan, which identifies the subject property as 
Community Commercial, specifically: 

a. Create a balanced community where residents can live, work and 
play, and have their essential needs met.   

b. Encourage the establishment of a strong tax base by 
accommodating commercial and industrial development in 
appropriate areas. 

c. Encourage development that can be adequately supported by 
required services and facilities; which conserves, to the extent 
possible, the natural and man-made environment. 

d. Encourage infill development in close proximity to existing 
facilities to promote orderly growth while reducing the cost and 
extent of public services. 

3. That all five findings for a zone change, as contained in 9-5-060(e), are 
satisfied.   

4. That adequate facilities and services exist to serve the subject property, 
including but not limited to roadways, parks and recreation facilities, police 
and fire protection, schools, storm water drainage systems, water supplies, 
and waste water and refuse collection.   

5. That the proposed zone change is harmonious with the overall character of 
existing development in the vicinity of the subject property.   

tre://ftr/?label=&quot;Planning&nbsp;Commission&nbsp;Business&quot;?datetime=&quot;20130822184812&quot;?Data=&quot;c38b358e&quot;
tre://ftr/?label=&quot;Planning&nbsp;Commission&nbsp;Business&quot;?datetime=&quot;20130822184841&quot;?Data=&quot;81f30bd3&quot;


Draper City Planning Commission Meeting 
August 22, 2013 
Page 6 
 

6.  That CG zoning has already been established in the area specifically along 
Minuteman Drive.  

7. That the proposed amendment would not adversely affect adjacent property 
or the character of the neighborhood.   

 
6:49:22 PM  
3.8 Vote:  Commissioners Head, Johnson, Adams, Vawdrey, and Player voted in favor 

of forwarding a positive recommendation to the City Council.     
 
 
6:49:34 PM 
4.0 Public Hearing: On the request of Clark Jones, representing Parkway Lane 

Group, LLC for approval of a Commercial Site Plan on 1.58 acres in the CC 

Community Commercial zone to allow an office building at 13957 South 

Bangerter Parkway.  The application is otherwise known as the Black Sage 

Professional Office Site Plan Request, Application #130626-13957S.   
 
6:49:56 PM  
4.1 Staff Report:  Using the aid of a PowerPoint presentation and his staff report dated 

August 9, 2013, Planner Dennis Workman reviewed the details of the proposed 
application.  He reviewed an aerial map of the site and referenced some of the 
businesses located in the Black Sage Subdivision and stated the building under 
review will be located closer to the street and is located on 0.75 acres of property 
that has been called out as lot two of the Subdivision.  He stated the application 
meets the requirements of the DCMC and he noted that one of the main concerns of 
staff in the past has been relative to building materials and in this case the applicant 
recommended a building with 80 percent of primary building materials on all sides 
of the building, which exceeds the requirements of the DCMC.  He then reviewed 
the landscape plan for the project and stated staff is comfortable with it as well.  He 
reviewed the proposed architecture of the building and noted it is a modern 
architecture that has been ‘dressed up’ somewhat.  He stated the parking 
requirements have also been met by the applicant; there will be 25 parking spaces 
on the subject property and it was necessary to use a portion of lot three to provide 
that many spaces.  He stated there is a cross parking agreement or easement 
throughout the entire Black Sage Subdivision.  He then concluded his report by 
stating staff recommends approval of the application based on the findings and 
subject to the conditions listed in the staff report.   

 
6:53:18 PM  
4.2 Applicant’s Presentation: Clark Jones representing Parkway Land Group of 

Highland stated he had nothing to add to Mr. Workman’s report.   
 
6:53:45 PM  
4.3 Commissioner Player stated this is an interesting design that the City has not seen 

before and it is nice to see something different.  Mr. Jones stated the idea was 
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gathered from a nearby development.  Commissioner Player asked if there are 
confirmed tenants to occupy the office building.  Mr. Jones stated there are an 
orthodontist and pediatric dentist that may take both suites in the building.  
Commissioner Player stated that is good because there are many office buildings 
throughout the City that are vacant.   

 
6:55:12 PM  
4.4 Commissioner Vawdrey asked if the office building will share parking spaces with 

the Jiffy Lube located in the subdivision.  Mr. Jones stated that the building will not 
technically share parking with any other business.  He stated that he owns the entire 
Subdivision; the business will encroach somewhat on lot three, but all three lots are 
owned by the same owner so there was not need to change the lot lines.   

 
6:55:56 PM  
4.5 Chairperson Gilliland opened the public hearing.  There were no persons appearing 

to be heard and the public hearing was closed.    
 
6:56:09 PM  
4.6 Motion: Commissioner Adams moved to approve the site plan request by Clark 

Jones, application 130626-13957S, based on the findings and subject to the 
conditions listed in the staff report dated August 9, 2013.  Commissioner Player 
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 Division 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.   

4. That all requirements and recommendations of the geotechnical report and 
the subsequent city review of that report are satisfied throughout the 
development of the site.   

5. That the applicant submits a CD to the City that contains all plan set sheets 
in their final versions, using appropriate AutoCAD format.   

6. That no signage is reviewed or approved as a part of the subject site plan     
review, and all signage is reviewed and approved under a separate 
application.   

7. That the final plan set shows the future building site to be treated with weed 
barrier and gravel.   

8. That upon 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 
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sheets previously submitted for review stapled together.        
 

Findings:  
1. That the proposed development plans meet the intent, goals, and objectives 

of the Draper City General Plan. 
2. That the proposed development meets the requirements and provisions of 

the DCMC. 
3. That the proposed development will not be deleterious to the health, safety, 

and general welfare of the public nor the residents of the adjacent properties.  
4. That the proposed development conforms to the general aesthetic and 

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

development. 
 
6:56:33 PM  
4.7 Commissioner Johnson stated that feels the building has a very unique design and it 

will complement the area very well.   
 
6:56:48 PM  
4.8 Vote:  Commissioners Adams, Player, Vawdrey, Head, and Johnson voted in favor 

approving the site plan. 
 
 

6:56:59 PM 
5.0 Staff Reports:  Staff Reports were also heard during the Study Meeting (above). 

Staff provided the Planning Commission with a report regarding the recent actions 
of the City Council. 

 
 
7:02:54 PM  
6.0 Adjournment: Commissioner Player moved to adjourn the meeting.   
 
6.1 A voice vote was taken with all in favor.  The meeting adjourned at 7:03:02 

PM. 
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