DRAPER CITY

PLANNING COMMISSION AGENDA

Notice is hereby given that the Draper City Planning Commission will hold a Regular Meeting, at 5:30 p.m.,
on Thursday, November 21, 2013 in the City Council Chambers at 1020 East Pioneer Road.

The Agenda will be as follows: (Times listed on the agenda are approximate and may be accelerated or
subject to change)

5:30 Dinner
Study Meeting: 6:00 p.m., City Council Chambers on the 1* floor
Study Business Items

Business Meeting: 6:30 p.m., City Council Chambers on the 1* floor

Citizen Comments: To be considerate of everyone attending the meeting and to more closely follow the published agenda times,
public hearing comments will be limited to three minutes per person per item. A spokesperson who has been asked by a group to
summarize their concerns will be allowed five minutes to speak. Comments which cannot be made within these limits should be
submitted in writing to the City Recorder prior to noon the day before the meeting.

1. Action Item: Approval of minutes from the November 7, 2013 Planning Commission
meeting.

2. Public Hearing: On the request of Steve Pruitt, representing Phoenix West for approval
of a Commercial Site Plan in the CI Commercial Interchange zone on 0.73 acres at 11440
South State Street to allow construction of a restaurant. This application is otherwise
known as the Toscano Commercial Site Plan Request, Application #131001-111440S.
Staff contact is Dan Boles at 801-576-6335 or email Dan.Boles@draper.ut.us.

3. Staff Reports
a) Discussion Items
b) Administrative Reviews
c) Other Items

4. Adjournment

Any person adversely affected by a decision of the Planning Commission regarding the transfer, issuance or denial of a
conditional use permit may appeal such decision to the City Council by filing written notice of appeal stating the grounds
therefore within fourteen (14) days from the date of such final determination.

Times listed above are approximate. Items may be held earlier or later than listed. For inquiries, please call the Planning Department, at 576-
6502. In compliance with the American’s with Disabilities Act, individuals needing special accommodations (including auxiliary
communicative aids and services) during this meeting should notify Rachelle Conner, Draper City Recorder, 576-6502, at least 3 days prior to
meeting,
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SALT LAKE COUNTY/UTAH COUNTY, STATE OF UTAH

I, the City Recorder of Draper City, certify that copies of the agenda for the Planning
Commission meeting to be held the November 21, 2013, were posted on the Draper City Bulletin
Board, Draper City website www.draper.ut.us, the Utah Public Meeting Notice website at
www.utah.gov/pmn, and sent by facsimile to The Salt Lake Tribune, and The Deseret News.

City Seal Rachelle Conner, MMC, City Recorder
Draper City, State of Utah

Times listed above are approximate. Items may be held earlier or later than listed. For inquiries, please call the Planning Department, at 576-
6502. In compliance with the American’s with Disabilities Act, individuals needing special accommeodations (including auxiliary
communicative aids and services) during this meeting should notify Rachelle Conner, Draper City Recorder, 576-6502, at least 3 days prior to
meeting,






MINUTES OF THE DRAPER CITY PLANNING COMMISSION MEETING HELD
ON THURSDAY, NOVEMBER 7, 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, Jeff Head, Leslie Johnson, and Marsha Vawdrey. Alternate
Member Traci Gundersen.

ABSENT: Commissioner Kent Player and Alternate Member Craig Hawker

STAFF PRESENT: Keith Morey, Doug Ahlstrom, Jennifer Jastremsky and Angie Olsen.

ALSO PRESENT: Roll on File

Study Meeting:

6:15:16 PM
Study Business Items: The commissioners reviewed the applications for the business
meeting and addressed questions to staff members.

Business Meeting:

Chairperson Gilliland explained the rules of public hearings and called the meeting to order
at 6:33:11 PM.

6:33:37 PM

1.0 Action Item: Approval of minutes from the October 3 and 17, 2013 Planning
Commission meetings.

6:33:47 PM

1.1 Motion. Commissioner Head made a motion to approve the minutes of the
Planning Commission meetings held on October 3 and 17,2013 as presented.
Commissioner Vawdrey seconded the motion.

6:34:16 PM
1.2 Vote. A roll call vote was taken with Commissioners Head, Vawdrey, Johnson,
Adams, and Gunderson voting in favor of approving the minutes.
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6:34:26 PM

2.0

Public Hearing: On the request of Lisa Koncar and Doris Brunatti for
approval of a Zoning Map Amendment of 3.51 acres at 590 East and 526 East
12100 South from the RA1 Residential Agriculture zone to RA2 Residential
Agriculture zone. This application is otherwise known as the Koncar Zone
Change Request, Application #130822-590E.

6:34:49 PM

2.1

Staff Report: Using the aid of a PowerPoint presentation and her staff report dated
October 25, 2013, Planner Jennifer Jastremsky reviewed the details of the proposed
application. She explained the application is a request for approval of a Zone Change
for approximately 3.51 acres located on the south side of 12100 South, at approximately
590 East and 526 East 12100 South. She noted the properties are currently zoned RA1
(Residential Agricultural one-acre lot minimum) and the applicants are requesting that a
Zone Change be approved to rezone the properties to the RA2 (Residential Agricultural
half-acre lot minimum) zone. She explained there are three parcels associated with this
rezone and there are two existing homes; there is also an existing unimproved public right-
of-way located between the properties owned by each respective applicant. She explained
the unimproved road-way is 84.5-feet wide by 295-feet long and the City has no plans to
improve this right-of-way and it is remnant from the old Draperville Plat which dates back
to the late 1800 hundreds. She further explained the properties are located within the
residential low/medium land use designation, which is the same as the properties located to
the north, west, and east; this category is designed to allow up to two dwelling units per
acre and both the RA1 and RA2 zones fall within that category. She stated both the RA1
and RA2 zones are designed to foster low density development, preserve the character of
the City’s semi-rural areas, and promote and preserve conditions favorable to large-lot
family life. She added both zones also have animal rights and staff considers the two zones
to be one in the same. She stated the surrounding neighborhood is a mix of RAl and RA2
zoning and it is staff’s opinion that additional RA2 zoning would be consistent with other
development in the area. She then reviewed photographs of the subject property and
concluded staff recommends a positive recommendation be forwarded to the City Council
based on the findings listed in the staff report.

6:38:13 PM

2.2

Applicant Presentation: The applicants stated they had nothing to add to Ms.
Jastremsky’s presentation.

6:38:24 PM

23

2.4

Chairperson Gilliland opened the public hearing.

Chuck Wilkinson stated many people that live in his neighborhood moved there for
the rural feel as most properties are one acre in size. He stated that he has been a
good neighbor to the Brunattis and the Koncars, but there have been many changes
to the area over the years that the neighborhood has not been apprised of. He stated
he did not want any more half-acre lots in the area. He added he has reviewed the
master plan for the City, which places an emphasis on open space and horse
properties as distinguishing features of the area and he noted there are several
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residents in his neighborhood that have assembled — nine total — and signed a letter
or petition regarding the fact that changing the zoning of property in the
neighborhood will change the feel of Draperville, which is rural. He added that
building additional homes in the area would increases costs for Draper City and
would create flag lots. He stated his suggestion would be that the Brunattis and
Koncars create a trust and sell a nice one acre lot that would create continuity with
the rest of the area.

6:44:20 PM

2.5

Dave Koncar stated a 13 half-acre lot subdivision was recently approved and the
south side of 12100 South is zoned for RA2 residential development and, based on
those facts, the application before the Planning Commission tonight complies
excellently with the plan. He stated that the fact that the Brunattis have joined with
the Koncars helps to further the continuation of RA2 zoning and that is not for
financial gain or any other reason. He then stated he is a general contractor and his
plan is to place a limitation restricting homes to be no larger than 3,000 square feet
above ground; this will limit the footprint and impact to the area. He stated any flag
lots will have their own driveways. He added he lives in the area currently and he
plans to build on one of the lots in the proposed subdivision and it is his intent to
maintain the rural feel and half-acre lots are large enough to meet that goal.

6:47:02 PM

2.6

Doris Brunatti stated she has always been a proponent of the rural feel of the
community and one acre lots. She stated she has fought over time against
development of the 40 acres located adjacent to her property, but due to unforeseen
circumstances it has become very hard for her to maintain the property as it
currently sits. She stated she lives on 1.37 acres and if she were to split her
property she would reduce her personal lot to three-quarters of an acre in size with
the notion of possibly having her daughter live on the other portion. She stated that
if Ms. Koncar’s proposal had been different, she would have been the biggest
opponent of the project, but she feels the proposed development will maintain the
integrity and quaintness of the area.

6:49:53 PM

2.7

There being no additional persons appearing to be heard, Chairperson Gilliland
closed the public hearing.

6:49:57 PM

2.8

Chairperson Gilliland stated that he grew up on a one acre parcel in California and
it was too large to maintain easily and his parents eventually subdivided the
property to allow for three homes to be built upon it; it now fits with the feel of the
rest of the area.
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6:50:55 PM

2.9

Commissioner Johnson stated that many acre lots in the City currently contain a
large accessory building with a mother-in-law apartment. She stated this current
proposal provides the same option, but with integrity because an independent lot
will be created to house a single family home. She stated she personally feels this
development fits with the area and deserves a positive recommendation to the City
Council.

6:52:47 PM

2.10

Commissioner Adams asked staff if it is correct that the house size can be the same
in either an RA1 or RA2 zone. Ms. Jastremsky answered yes; there are no
requirements in the Draper City Municipal Code (DCMC) for a minimum or
maximum home size.

6:53:14 PM

2.11

Commissioner Vawdrey asked staff to review the PowerPoint slide with
photographs of the area and she asked if the Day Dairy property is in the vicinity of
the subject property. Ms. Jastremsky answered yes.

6:53:37 PM

212

Mr. Ahlstrom stated he wanted the record to reflect that the Planning Commission
must consider whether RA2 is compatible with neighboring properties, because
despite anything that has been said by the public that has spoken tonight, the
applicant and developer can change their mind tomorrow and develop the property
in any manner that fits the requirements of the zone. He noted that once the
property is zoned to allow for half-acre lots, the developer can build as many houses
on the property as allowed by DCMC. He stated the City cannot enforce any of the
promises that have been made by the applicants; the City can only enforce the
requirements of the zone as included in the DCMC. Commissioner Head agreed
and stated that he personally feels the RA2 zoning would be compatible with the
general area. He stated there are many half-acre lots in the area currently. He
added he can appreciate the desire of the residents to maintain the rural feel of the
area, but oftentimes people that own larger lots are not able to properly maintain
them and they end up with a ‘junky’ appearance. He stated he feels a development
with half-acre lots will maintain the feeling of the area.

6:55:34 PM

2.13

Motion: Commissioner Adams moved to forward a positive recommendation to
the City Council for the Koncar Zone Change request by Lisa Koncar and Doris
Brunatti for the purpose of changing the zoning district from the RA1 (Residential
Agricultural one-acre lot minimum) zone to the RA2 (Residential Agricultural half-
acre lot minimum) zone, application # 130822-590E, based on the findings listed in
the Staff Report dated October 25, 2013. Commissioner Head seconded the motion.

Findings are on the next page ...
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Findings:

1. The RA2 (Residential Agricultural half-acre lot minimum) zoning
designation is identified by the General Plan as a preferred zoning
classification for the Low-Medium Density Residential & Agriculture land
use designation and is in conformance with the Draper City General Plan.

2. The lot standards and building types allowed within the proposed RA2 zone
will conform to the existing development patterns in the neighborhood.

3. Staff does not foresee any adverse affects on the neighborhood due to the
proposed rezone.

4. No additional overlay zone standards appear to apply.

5. Tt is staffs understanding that facilities intended to serve this property are in
place within the fronting roadway. Utilities currently stubbed to the
properties may need to be modified depending upon the type of proposed
use and subsequent site plan approval pending the outcome of this zoning
map amendment request.

6:56:12 PM
2.14 Vote: A roll call vote was taken with Commissioners Adams, Head, Johnson,

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

6:56:39 PM

3.0

Public Hearing: On the request of Natalie Puikkonen for approval of a Home
Occupation Conditional Use Permit (CUP) in the RA2 (Residential
Agricultural) Zone to allow an at home cookie baking business at 904 W
Stephens View Way. The application is otherwise known as the Sweet Shop
Natalie Home Occupation CUP Request, Application #131010-904W.

6:57:08 PM

3.1 Commissioner Johnson disclosed that the applicant is her neighbor, but she still
plans to vote on the application because she feels she can be objective.

6:57:20 PM

3.2 Staff Report: Using the aid of a PowerPoint presentation and her staff report dated

October 25, 2013, Planner Jennifer Jastremsky reviewed the details of the proposed
application. She noted the application is a request for approval of a Conditional
Use Permit for approximately 0.25 acres located at 904 West Stephens View Way
(12240 South); the property is zoned RA2 (Residential Agricultural). She explained
the applicant is requesting that a Conditional Use Permit be approved to allow her
to run an in-home bakery business; for the purposes of classification within the
zoning ordinance, it has been determined to be a “Cottage Business.” She explained
all orders will be custom and there will be no outside employees; the applicant will
deliver orders to customers, with the potential for an occasional customer picking
up an order at the home. She added that in instances where customers must come to
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the property, there are three parking spaces to accommodate them. She stated the
applicant has stated the number of orders will be limited to three per week, and the
actual baking and decorating will take place when her children are in school or are
asleep. She noted the applicant has an existing home occupation on the subject site;
it was approved in 2010 and the applicant received a Conditional Use Permit from
the Planning Commission for Pelle, her esthetician business, which is approved to
have customers. She noted the applicant does not anticipate a potential conflict
between the two businesses and all customers will be able to park in the three car
wide drive-way. She concluded her report by noting staff recommends approval of
the application based on the findings and subject to the conditions listed in the staff
report.

7:00:04 PM
3.3 Applicant Presentation: Natalie Puikkonen stated she does not belive the additional
business at her home will have an impact on her neighborhood.

7:01:03 PM
3.4  Chairperson Gilliland opened the public hearing. There were no persons appearing
to be heard and the public hearing was closed.

7:01:40 PM
3.5  Commissioner Adams thanked Ms. Puikkonen for following the proper channels in
her application for a CUP for her home based businesses.

7:02:01 PM

3.6  Motion: Commissioner Gundersen moved to approve the Conditional Use Permit
Request by Natalie Puikkonen, application #131010-904W, based on the findings
and subject to the conditions as listed in the Staff Report dated October 25, 2013.
Commissioner Adams seconded the motion.

Conditions:

1. That all requirements of the Unified Fire Authority and Draper City
Building Official are satisfied throughout the operation of the home
occupation on the property.

2. That the home occupation continually maintains a valid Draper City
Business License throughout its operation.

3. That the home occupation is required to maintain approval and adequate
licensure from any and all State and County agencies prior to receiving a
business license, including approval from the Utah Department of
Agriculture.

4. If the business expands to include the baking of additional products beyond
the proposed cookies, prior review and approval by the Building Division is
required.

5. Customers are allowed and shall park their vehicles on the homes driveway.
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6. One fire extinguisher is required and shall be located in a conspicuous
location where it will be readily accessible and immediately available for
use. The extinguisher shall not be stored more than five feet above the floor
and it shall be a serviceable type meaning metal head and metal neck.

Findings:

1. The home occupation meets the intent, goals, and objectives of the Draper
City General Plan by:

a. increasing the diversity of business offerings while ensuring the
sustainability of the economy and improving general quality of life;

b. fostering new and existing economic activities and employment
opportunities that are compatible with Draper’s lifestyle;

c. encouraging and supporting a diversity of businesses; and

d. encouraging a diverse array of goods and services being provided for
consumers.

2. The home occupation meets the requirements and provisions of the Draper
City Municipal Code.

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

4. The home occupation will not alter the general aesthetic and physical
development of the area.

5. The home occupation requires no utility or public services beyond that
which the residence already requires, thereby safeguarding and ensuring the
adequacy of utilities in the area.

6. The subject property is well suited to accommodate the addition of the home
occupation.

7. The home occupation will not emit noxious or offensive emissions such as
noise, glare, dust, pollutants, and odor.

7:02:46 PM
3.7 Vote: A roll call vote was taken with Commissioners Gunderson, Vawdrey,
Johnson, Head, and Adams voting in favor of approving the CUP.

7:03:05 PM

4.0  Staff Reports: Staff provided the Planning Commission with a report regarding
the recent actions of the City Council. The Planning Commission also reviewed
their meeting schedule for the remainder 0f 2013 and the beginning of 2014.

7:04:57 PM
5.0  Adjournment: Commissioner Head moved to adjourn the meeting.

5.1 A voice vote was taken with all in favor. The meeting adjourned at
7:04:59 PM .
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DRAPER CITY

Development Review Committee
1020 East Pioneer Road
Draper, UT 84020
(801) 576-6539

STAFF REPORT
November 12, 2013

To: Draper City Planning Commission
Business Date: November 21, 2013

From: Development Review Committee
Prepared By: Dan Boles, AICP, Senior Planner
Planning Division
Community Development Department

Re: Toscano — Commercial Site Plan Request
Application No.: 131001-114408

Applicant: Steve Pruitt, representing Phoenix West

Project Location: 11440 South State Street

Zoning: CI Commercial Interchange Zone

Acreage: 0.73 Acres (Approximately 31,800 ft*)

Request: Request for approval of a Commercial Site Plan in the CI Commercial

Interchange zone to allow construction of a restaurant.

SUMMARY AND BACKGROUND

This application is a request for approval of a Commercial Site Plan for approximately 0.73 acres located
on the west side of State Street, at approximately 11440 South State Street. The property is currently
zoned CI Commercial Interchange. The applicant is requesting that a Commercial Site Plan be approved
to allow for the development of the site as a restaurant.

A small home was built on the property around the turn of the twentieth century. Over the years though,
the home had become dilapidated and run down. An accessory building was also built on the property.
Both structures will be razed as part of the development.

ANALYSIS

General Plan and Zoning. The Land Use Map of the General Plan calls for the Community Commercial
land use designation for the subject property. Additionally, the property has been assigned the CI
Commercial Interchange zoning classification. Chapter 9-8 of the Draper City Municipal Code (DCMC)
states that the purpose of the CI zone is to “provide areas with visibility and access from Interstate 15 that
are commuter and traveler oriented. Typical uses include lodging facilities, personal services, travel
plazas, restaurants and fast food facilities, and commuter parking.” A restaurant is listed as a permitted
use in the CI zone. The property is completely surrounded by CI zoning.

Site Plan Layout and Circulation. The applicant has submitted a site plan showing the layout and

Toscano //\\ App. # 131001114408
Commercial Site Plan Request / ¢ .



dimensions of the proposed restaurant, and its relationship to State Street, parking, landscaping and
adjacent properties. The overall size of the lot is 0.73 acres. At 5,150 square feet in area, the building
occupies approximately 16% of the parcel and is situated on the far east portion of the property close to
State Street. The site is accessed State Street across an adjacent parcel to the north which is owned by
UDOT. Approval has been granted for use of a 25° easement across the UDOT property. The parking is
located to the rear of the building shielding the parking area from State Street as is encouraged by the
zoning code.

Landscaping and Lot Coverage. The building’s footprint is designed to cover approximately 5,150 fi* of
the 0.73 acre parcel on which it is proposed. This provides a lot coverage of slightly less than 16% which
easily complies with the maximum allowable lot coverage of 50% identified in the Draper City Municipal
Code Table 9-11-3. The site contains 8,382 ft* of landscaping throughout the site, providing a site
landscaping calculation of approximately 26% which exceeds the 20% minimum outlined in section 9-22-
040(b) of the DCMC. Additionally, the parking area on the parcel, which contains a total of 16,637 ft*
and 1,425 ft* of parking area landscaping, produces a parking area landscaping proportion of
approximately 8.5%. This proportion also meets the Code requirement of 7%. As a total, the site
contains approximately 26% landscaping.

The landscaping on the site is a combination of different ground coverage types. The site is not only
using sod around its borders but also will include areas of stone mulch. In addition to the ground cover
materials, the site is planned for numerous trees, including approximately four along the State Street
frontage, 17 others throughout the site. These trees include types such as Honeylocust, Linden,
Crabapple, Flowering Pear and Spruces. The site will also incorporate the use of shrubs as is required by
the zoning ordinance.

Landscaping Modification. Chapter 23 of the Draper City Municipal Code makes provisions for the
Planning Commission to authorize a deviation to the strict compliance with the terms of the Code
regarding landscaping requirements. Section 9-23-030 states that development constraints can vary
greatly among sites and therefore the Planning Commission may approve landscaping plans that deviate
from the landscaping requirements of the Draper City Municipal Code based on making certain required
findings in whole. Those findings, according to section 9-23-030(b), are that the deviation:

€ Is consistent with the purpose of this Chapter and any applicable master plan or
ordinance;

2 Reflects a design that conforms to the requirements of this Chapter to the greatest extent
possible and offers alternative methods for addressing the landscape requirement for
which a deviation is being requested,

3) Will not adversely affect neighboring property owners or residents;
4) Will not adversely affect sight distance or otherwise diminish public safety;
(5) Is justified by site constraints; and

6) Is of high quality and integrates aesthetically with the design of the primary buildings on
site and established streetscape.

According to the subject application, the application is requesting a deviation from strict compliance to
the terms of Section 9-23-090, which requires a 10 foot buffer around the perimeter of the site. There is a
small portion of the southern buffer, approximately 40 feet in length that falls short of that ten foot
requirement falling to 4.5 feet at its smallest point. This is to allow delivery access to the building.
Because the site is small and quite restricted, the five foot buffer was all that could be accommodated.
Shrubs will be provided through that area. Staff believes that it is consistent with the purposes of the
landscaping chapter and is warranted.

Toscano //\\ App. # 131001-11440S
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Parking. According to Table 9-25-1 of the City Code, the use of “Restaurant” requires 8 parking spaces
1,000 £t of gross floor area. This regulation yields a total of 41 parking spaces required for the subject
property. The site has been designed with 40 parking spaces to be constructed with the site development.
The City Code gives an allowance of 10%, meaning the parking can be below the standard in this case by
4 stalls. 40 stalls would therefore meet the code requirements for parking. Additionally, city ordinance
requires that the parking area contains a minimum of 7% landscaping which the plan meets and exceeds.

Architecture. The building will stand 30 feet tall and will have a very strong glass presence. The
architect has also used porcelain or ceramic tiles and a composite siding both of which are considered
primary materials (though primary materials that are not often proposed). Primary materials will
comprise 85% of building materials while secondary materials such as decorative metal will make up the
remaining 15%. The architectural features are uniform for all four building sides although the south
elevation is noticeably void of variation and accents though it does meet code. The design of the building
features a peaked roof. In order to meet the requirement of long continuous rooflines, the architect is
proposing a small feature in the center of the roof to break up the roof. The architect and applicant hope
to achieve a LEED certification with this site and building.

The applicant is proposing a patio on the north side of the building. The patio will be surrounded by a six
foot high wall made of honed, scored block wall. The architect has created an entryway from the east
onto State Street giving more of an entryway presence onto the street. The zoning ordinance states the
following regarding block:

CMU must be colored and feature decorative or architectural finishes such as honed, scored,
offset or split face. Gray CMU block is not an acceptable finished building material and shall not
be permitted on any finished building elevation with the exception of minimal foundation
exposure.

Lighting. The site plan calls for the installation of four light poles as a part of this development proposal.
All four light poles are proposed in the parking lot. In addition, the plans call for 16 light fixtures
mounted under the canopy for the gasoline islands, four for each island. The site lighting details show a
basic pole light for the site using a LED light fixture. The poles for the site are shown to be a height of
20 which is the maximum height allowable under Section 9-20-040(g). As a point of reference, with the
light from a full moon producing an illumination of approximately 0.5 to 1.0 foot-candles, the plans call
for photometric readings in the immediate vicinity of each light pole not to exceed 2.7 footcandles. The
lighting plan also calls for a maximum light spillage at the property line to be 0.9 foot-candles. That said,
the lighting ordinance does not allow for a greater reading than 0.2 at site boundaries. Additionally, the
ordinance does not allow more than one per 10,000 {t2 of site area, which would restrict this site to three
poles. The lighting plan should be revised to meet these restrictions.

Fencing. No new fencing is proposed with this development though a retaining wall along a portion of
the southern border will be necessary.

Criteria For Approval. The criteria for review and potential approval of a Commercial Site Plan request
1s found in Sections 9-5-090(e) of the Draper City Municipal Code. This section depicts the standard of
review for such requests as:

(e) Standards for Approval. The following standards shall apply to the approval of a site
plan.

(1) The entire site shall be developed at one time unless a phased development plan
is approved.
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Commercial Site Plan Request &



2) A site plan shall conform to applicable standards set forth in this Title. In
addition, consideration shall be given to the following:

@) Considerations relating to traffic safety and traffic congestion:

(A)

effect of the site development plan on traffic conditions on
abutting streets and neighboring land uses, both as existing and
as planned;

B) layout of the site with respect to location and dimensions of
vehicular and pedestrian entrances, exits, driveways, and
walkways;

©) arrangement and adequacy of off-street parking facilities to
prevent traffic congestion and compliance with the provisions of
City ordinances regarding the same;

D) location, arrangement, and dimensions of truck loading and
unloading facilities;

(E) vehicular and pedestrian circulation patterns within the
boundaries of the development;

(9] surfacing and lighting of off-street parking facilities; and

(G) provision for transportation modes other than personal motor
vehicles, including such alternative modes as pedestrian, bicycle,
and mass transit.

(i1) Considerations relating to outdoor advertising:
(A) compliance with the provisions of Chapter 9-26 of this Title.

Sign permit applications shall be reviewed and permits issued as
a separate process. Action may be taken simultaneously with or
following site plan review.

(iii) Considerations relating to landscaping:

(A)

B)

©)
D)

location, height, and materials of walls, fences, hedges, and
screen plantings to provide for harmony with adjacent
development, or to conceal storage areas, utility installations, or
other unsightly development;

planting of ground cover or other surfaces to prevent dust and
erosion;

unnecessary destruction of existing healthy trees; and
compliance with the Draper City General Plan guidelines to
promote consistent forms of development within the districts of
the City as identified in the General Plan.

@iv) Considerations relating to buildings and site layout:

(A)

(B)

Toscano
Commercial Site Plan Request

the general silhouette and mass, including location on the site
and elevations, in relationship to the character of the district or
neighborhood and the applicable provisions of the General Plan;
and

exterior design in relation to adjoining structures in height, bulk,
and area openings, breaks in facade facing on the street, line and

//é\ App. # 131001-11440S



3)

Q)

Toscano
Commercial Site Plan Request

%

(vi)

pitch of roofs, the arrangement of structures on the parcel, and
appropriate use of materials and colors to promote the objectives
of the General Plan relating to the character of the district or
neighborhood.

Considerations relating to drainage and irrigation:

(A) the effect of the site development plan on the adequacy of the
storm and surface water drainage; and

B the need for piping of irrigation ditches bordering or within the
site.

Other considerations including, but not limited to:

(A) buffering;

(B) lighting;

©) placement of trash containers and disposal facilities; and
D) location of surface, wall and roof-mounted equipment.

In order to assure that the development will be constructed to completion in an
acceptable manner, the applicant shall enter into an agreement and provide a
satisfactory letter of credit or escrow deposit. The agreement and letter of credit
or escrow deposit shall assure timely construction and installation of
improvements required by a site plan approval.

In a planned center, individual uses shall be subject to the following
requirements:

@

(i)

(iii)

The overall planned center shall have been approved as a conditional use
which shall include an overall site plan, development guidelines and a
list of allowable uses in the center.

The City and the developer of the planned center shall enter into a
development agreement governing development of the center. The
agreement shall include a provision to the effect that staff review and
approval of uses and the site plan is typically sufficient.

Development guidelines for a center shall, as a minimum, address the
following topics:

A) general site engineering (e.g., storm drainage, provision of
utilities, erosion control, etc.);

(B) architectural guidelines, including building setbacks, height,
massing and scale, site coverage by buildings, materials, and

colors;

©) landscaping and open space standards;

(D) signage;

(E) exterior lighting;

F) parking, pedestrian and vehicular circulation, and access to the
site;

(G) rights of access within the center (use of cross-easements, etc.);

H) development phasing and improvements/amenities to be
completed with each phase;

) outdoor sales, storage and equipment;

///\ App. # 131001-114408
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REVIEWS

8)) fencing and walls; and
X) maintenance standards and responsibilities.

5) Building permits for individual uses with an approved planned center shall be
reviewed by the Zoning Administrator for compliance of the proposed use to the
overall site plan, development guidelines and approved use list for the planned
center. The Zoning Administrator shall approve, approve with conditions, or
deny the permit based on compliance with applicable conditions of the site plan
and provisions of this Title.

Planning Division Review. The Draper City Planning Division has completed their review of the

Commercial Site Plan submission and has issued a recommendation for approval for the request with the
following proposed conditions:

1.

2.

That the site and building is constructed as depicted in the plans submitted to the City and
presented to the Planning Commission July 18, 2013.

That any changes to the approved site plan are submitted to staff and proceed through the
system to receive approval of said changes.

That all lighting is cut off and fully shielded per requirements of chapter 9-20 of the
Draper City Municipal Code.

That light poles are limited to twenty feet in height and are black in accordance with
chapter 9-20 of the Draper City Municipal Code.

That a lighting plan is submitted that meets all requirements of the lighting ordinance
prior to issuance of a building permit.

That the dumpster enclosure is constructed of the same materials as the building or a
masonry product.

That the screening wall around the patio complies with section 9-22-040(f)(3) of the
DCMC as it relates to CMU requirements.

Engineering and Public Works Divisions Review. The Draper City Engineering and Public Works

Divisions have completed their reviews of the Commercial Site Plan submission and have issued a
recommendation for approval for the request with the following proposed conditions and comments:

1.

3.

Toscano

Commercial Site Plan Request

The boundary description does not close and does not match the drawing.

A demolition plan shall be included for the structures that currently exist on the property.
The plans propose constructing a twenty five foot wide asphalt access on an easement on
property owned by the Utah Department of Transportation (UDOT). The pavement drains
generally to the north and west. Erosion across the remaining portion of the UDOT parcel
may occur. The owner of the property should be aware of this potential issue.

The drainage and grading plan, as designed, will not detain flows on site. The rim
elevation of the structure containing the orifice plate is lower than any location on site
designed to detain.

The drainage and grading plan fails to address how the site will route larger rain events. It
appears that when the proposed drainage system reaches capacity, flows will top the curb
at the southwest comner of the site and flow on to private property. The applicant’s
engineer shall address how flows during major rain events will be conveyed without
impacting private property.

Please see sheet C3.01 of the red-line check print for comments regarding necessary
changes for the water system.

App. # 131001-114408




Building Division Review. The Draper City Building Division has completed their review of the

Commercial Site Plan submission and has issued a recommendation for approval for the request without
further comment.

Geotechnical and Geologic Hazards Review. Taylor Geo-Engineering, LLC, in working with the Draper
City Building and Engineering Divisions, has completed the review of the geotechnical and geologic
hazards report submitted as a part of the Commercial Site Plan submission and has issued a
recommendation for approval for the request.

Unified Fire Authority Review. The Unified Fire Authority has completed their review of the Commercial

Site Plan submission and has issued a recommendation for approval for the request with the following
proposed conditions and comments:

1.

Toscano

Commercial Site Plan Request /

Fire Department Access is required. An unobstructed minimum road width of twenty-
six (26) feet and a minimum height of thirteen (13) feet six (6) inches shall be required.
The road must be designed and maintained to support the imposed loads of emergency
apparatus. The surface shall be able to provide all weather driving capabilities. The road
shall have an inside turning radius of twenty — eight (28) feet. There shall be a maximum
grade of 10%. Grades may be checked prior to building permits being issued.

Fire Hydrants are required there shall be a total of 2 hydrants required spaced at 300
ft. increments, 40 feet minimum distance out from the building. Hydrants are to be
protected with bollards if susceptible to vehicle damage. The required fire flow for this
project is 2000 GPM for full 2 hour duration. The hydrant shown on the plans that is to
be installed needs to face the drive not the parking stalls.

Hydrants and Site Access. All hydrants and a form of acceptable temporary Fire
Department Access to the site shall be installed and APPROVED by the Fire
Department prior to the issuance of any Building Permits. If at any time during the
building phase any of the hydrants or temporary Fire Department Access becomes non-
compliant any and all permits could be revoked.

No combustible construction shall be allowed prior to hydrant installation and testing
by water purveyor. All hydrants must be operational prior to any combustible elements
being received or delivered on building site.

Fire Sprinklers Required. Deferred submittal for fire sprinkler shop drawings are to be
sent directly to the following address: Unified Fire Authority, 3380 South 900 West, Salt
Lake City, Utah 84119. Attention: Stewart Gray. A minimum of two sets of plans,
complete with manufacturer cut sheets, and hydraulic calculations. Plans must be ink
signed by a NICET level I or better in Auto Sprinkler Layout. (There needs to be a
hydrant with-in a 100 feet of the FDC.) FDC is required to have KNOX Locking Caps.

ALL FIRE PROTECTION PLANS REQUIRE 3™ PARTY REVIEW PRIOR TO
BE SUBMITTED TO THE UNIFIED FIRE AUTHORITY. (Please ensure that the
Fire Department Connection does not become blocked from a vehicle)

Post Indicator Valve with Tamper Required. If there is no designated fire riser room
with a direct access door from the outside. There shall be either a wall mounted P.LV
(OS&Y) or a typical P.I.V placed a minimum distance of 40 feet from the building with a
tamper switch.

Fire Alarm Required. Deferred submittal for fire alarm shop drawings are to be sent
directly to the following address: Unified Fire Authority, 3380 South 900 West, Salt Lake
City, Utah 84119. Attention: Stewart Gray. A minimum of two sets of plans, complete
with manufacturer cut sheets, and battery calculations. Plans must be ink signed by a
NICET level III or better in Fire Alarm Systems. ALL FIRE ALARM PLANS
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10.

11.

12.

REQUIRE 3™ PARTY REVIEW PRIOR TO BE SUBMITTED TO THE UNIFIED
FIRE AUTHORITY.

UL300 System Required. Deferred submittal for the Ansul UL 300 wet chemical
kitchen hood system should be sent directly to the following address: Unified Fire
Authority, 3380 South 900 West, Salt Lake City, Utah 84119. Attention: Stewart Gray. A
minimum of two sets of plans, complete with manufacturer cut sheets are required. It is
understood that the hood system is pre-engineered. A construction permit is required at
no fee from the fire department.

Class “K” Extinguishers Required. A Class “K” kitchen extinguisher shall be placed
for use with deep fat fryers. Within 30 feet of unit and mounted appropriately.

Knox Boxes Required. Fire Department “Knox Brand” lock box to be mounted to
exterior walls, near the main entrance and/or nearest the door serving the exterior access
to the fire sprinkler riser room. (At a height of 5 feet to the top of the box) Lock box
purchase can be arranged by the General Contractor. See attached information form.
2A-10BC Fire Extinguishers required. The extinguisher needs to be a serviceable type
meaning metal head and metal neck. Extinguishers need to be located in a conspicuous
location where they will be readily accessible and immediately available for use. Placed
every 75 feet of travel. If in cabinet or not the extinguisher or cabinet needs to be
mounted so that the top is not more than five (5) feet above the floor.

Visible Addressing Required. New and existing buildings shall have approved address
numbers plainly legible and visible from the street fronting the property. These numbers
shall contrast with their background.

Noticing. The applicant has expressed their desire for approval of a commercial site plan on the subject
property and to do so in a manner which is compliant with the City Code. As such, notice has been
properly issued in the manner outlined in the City and State Codes.

STAFF RECOMMENDATION

Staff recommends approval of the request for a Commercial Site Plan by Steve Pruitt, representing
Phoenix West, application 131001-11440S, subject to the following conditions:

1.

Toscano

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 including those items listed in this staff report.

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.

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 including those
items listed in this staff report.

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

That the site and building is constructed as depicted in the plans submitted to the City and
presented to the Planning Commission July 18, 2013.

That any changes to the approved site plan are submitted to staff and proceed through the
system to receive approval of said changes.

That all lighting is cut off and fully shielded per requirements of chapter 9-20 of the
Draper City Municipal Code.

That light poles are limited to twenty feet in height and are black in accordance with
chapter 9-20 of the Draper City Municipal Code.
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9. That a lighting plan is submitted that meets all requirements of the lighting ordinance
prior to issuance of a building permit.

10. That the dumpster enclosure is constructed of the same materials as the building or a
masonry product.

11. That the screening wall around the patio complies with section 9-22-040(f)(3) of the
DCMC as it relates to CMU requirements.

This recommendation is based on the following findings:

1. The proposed development plans meet the intent, goals, and objectives of the Draper City
General Plan by:
a. increasing the diversity of business offerings while ensuring the sustainability of
the economy and improving general quality of life;
b. fostering new and existing economic activities and employment opportunities
that are compatible with Draper’s lifestyle;
c. helping to create a balanced community where residents can live, work and play,
and have their essential needs met;
d. encouraging development and maintenance of quality development projects;
€. supporting the location of regional land uses, such as major employment and
mixed-use centers along regional mobility networks;
f. relating regional transportation corridors to regional land use intensities and
patterns;
g. supporting regional land use policies, patterns, and planning;
h. encouraging and supporting a diversity of businesses; and
2. The proposed development plans meet the general 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.
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.
MODEL MOTIONS

Deviation From Strict Compliance For Landscaping

Sample Motion for Approval — “I move we approve the Deviation from Strict Compliance Request for
Landscaping by Steve Pruitt, representing Phoenix West to allow for a reduction in required buffer along
the southern property line, as a part of application 131001-114408, based on the findings and subject to
the conditions listed in the Staff Report dated November 12, 2013, (and as modified by the conditions
below):”

1. List any conditions...
Sample Motion for Denial - “I move we deny the Deviation from Strict Compliance Request for
Landscaping by Steve Pruitt, representing Phoenix West to allow for a reduction in required buffer along

the southern property line, as a part of application 131001-114408, based on the following findings:”

1. List any findings...

Toscano A App. # 131001-114408
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Site Plan Approval

Sample Motion for Approval — “I move we approve the Commercial Site Plan Request by Steve Pruitt,
representing Phoenix West for a commercial site plan, application 131001-11440S, based on the findings
and subject to the conditions listed in the Staff Report dated November 12, 2013 and as modified by the
conditions below:”

1. List any additional findings and conditions...
Sample Motion for Denial — “I move we deny the Commercial Site Plan Request by Steve Pruitt,
representing Phoenix West for a commercial site plan, application 131001-11440S, based on the
following findings:”

1. List any findings...

Toscano //\ App. # 131001-114408
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DEVELOPMENT REVIEW COMMITTEE ACKNOWLEDGEMENT

We, the undersigned, as duly appointed members of the Draper City Development Review Committee, do
acknowledge that the application which provides the subject for this staff report has been reviewed by the
Committee and has been found to be appropriate for review by the Draper City Planning Commission
and/or City Council.

=

Draper City Public Works Department Dra}?(lity Planning Division

Zﬁ ‘:‘\d\ﬁw—? m//E%* (U
Un1ﬁ€d Fire Authority Draper @y L al ounsel
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EXHIBIT A

SITE PLAN, LANDSCAPE PLAN, ELEVATIONS
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Fred C. Cox,
Architect

3466 Early Duke St.
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Phone: 801-968-3733
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