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Development Review Committee 

1020 East Pioneer Road 

Draper, Utah 84020 

  

 

STAFF REPORT 

October 29, 2024 
 

To: Jennifer Jastremsky, Zoning Administrator 

 

   

Approved Date 

 

From: Maryann Pickering, AICP, Planner III 

(801) 576-6391 or maryann.pickering@draperutah.gov 

 

Re: Vista 600 West Phase 2 Building A — Site Plan Amendment Request 

Application No.: 2023-0293-SP 

Applicant: Eric Winters, representing Wasatch Residential Group 

Project Location: Approximately 13645 S. 600 West 

Current Zoning: TSD (Transit Station Development) Zone 

Acreage: Approximately 6.98 acres (304,048 square feet) 

Request: Request for approval of a Site Plan Amendment application 

in the TSD zone for the reconfiguration of a retail building 

pad. 

 

 

SUMMARY and BACKGROUND 

This application is a request for approval of a Site Plan Amendment on approximately 6.98 

acres located on the east side of 600 West, at approximately 13645 S. 600 West (Exhibits B 

and C).  The property is currently zoned TSD.  The applicant is requesting that a Site Plan 

Amendment be approved for the reconfiguration of a retail building pad.  A site plan was 

approved earlier this year for the mixed-use development of residential, retail and a hotel. 

 

The property is part of the original Vista Station Master Area Plan that was originally 

approved in 2013.  The property is vacant and was sold by UDOT upon their completion of 

the 600 West interchange improvements.  The site has been part of the TSD zone since 

2010, and was zoned DC (Destination Commercial) before that. 

mailto:maryann.pickering@draperutah.gov
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ANALYSIS 

General Plan and Zoning. 

Table 1 General Plan and Zoning Designations Exhibit 

Existing Land Use  Transit Station District Exhibit D 

Current Zoning TSD (Transit Station District) Exhibit E 

Proposed Use Multi-Family Residential and Commercial  

Adjacent Zoning 

East 
CSD-DPMU (Draper Point Mixed Use Commercial 

Special District 

 

West TSD  

North TSD  

South TSD  

 

The Transit Station District land use designation is characterized as follows: 

 

 

According to Draper City Municipal Code (DCMC) Section 9-14-010 the purpose of the TSD 

zone is to “promote transit oriented and transit supportive development in areas that are 

generally located near a commuter rail transit or rapid transit station and to maximize the 
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flexibility of the development approval process so as to permit such development in a 

manner that is responsive to market demands and consistent with the purposes and 

objectives of the TSD.”  The TSD zoning designation is identified by the General Plan as a 

preferred zoning classification for the TSD land use designation. 

 

Master Area Plan.  Being assigned the TSD zoning classification, this property is subject to 

the terms of Chapter 9-14 of the DCMC.  DCMC Section 9-14-060(B) of the chapter specifies 

that a Master Area Plan (MAP) must be submitted to the City, reviewed, and approved prior 

to the application for any development project within the TSD zone.  DCMC Section 9-14-

060(A) states that the intent of the MAP submission and approval is to “provide an 

applicant of large or phased projects (MAP Area) with a mechanism to obtain the City’s 

approval of a conceptual framework for such projects within the TSD.  Public use spaces, 

proposed land uses, and specific design and development standards within the MAP Area 

shall be identified and a conceptual plan describing those elements of the MAP Area shall 

be part of the MAP.  An approved MAP constitutes approval of a master plan that will guide 

future development within the MAP Area.”   

 

The original MAP for this area was adopted in June, 2017.  An updated MAP with additional 

design standards was adopted by the City Council in March, 2018.  On May 4, 2020, the 

Zoning Administrator approved a minor amendment of the MAP to revise architectural 

standards for non-residential buildings, such as the clubhouse.  The TSD zone has three 

intensity levels or zones for proposed development.  The subject property is located in Area 

3 or the lowest intensity zone.  An update to the MAP was approved by City Council in early 

2022 and that request amended the MAP to remove an office building and add two 

residential buildings.  The request also included the removal of all references to a hotel 

from the design standards.  A subsequent amendment in late 2023 removed office uses 

from the site, added a hotel back to the development and to updated the design guidelines 

for the development. 

 

Site Plan Layout.  The approved site plan shows the two residential buildings, three retail 

buildings and the hotel.  The applicant has a client who desired to have more parking for 

their business and a smaller building (Exhibit F).  Building A will be reduced in almost half 

and 14 parking stalls added.  The building will continue to have a drive thru which meets all 

requirements for stacking and queuing.  The building continues to meet all applicable 

setbacks for the MAP. 

 

Table 2 Site Plan Design Requirements 

Standard 
Master Area Plan or 

Design Guidelines 
Proposal Notes 

Setbacks 5 feet minimum Minimum of 20 feet  

 

Landscaping and Lot Coverage.  The applicant has provided a landscape plan which 

complies with the standards of the TSD zone and the MAP (Exhibit G).  The landscape plan 
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continues to show defined entrances, landscaping throughout the project and a variety of 

tree, shrubs and groundcovers. Approximately 29.2% of the site area will be landscaped 

which is a slight increase of approximately 1% from the prior approval.  All changes to the 

landscaping plan were to the area around the modified building and there were no 

changes to the rest of the site. 

 

Table 3 Landscaping Design Requirements 

Standard 

Master Area Plan or 

Design Guidelines 

Requirements 

Proposal Notes 

Overall Landscaping 

Coverage 
20% 29.2%  

Parking Lot 

Landscaping 
7% 7.3%  

Perimeter 

Landscaping 
5 feet Minimum 5 feet  

TSD Public Use Space 15% 29.3%  

 

Parking.  The applicant has provided a total of 432 parking stalls for the entire project 

(Exhibit F).  This is an increase of 14 parking stalls from the prior approval.  The increase in 

parking stalls is acceptable to staff as there is no maximum parking requirement in the TSD 

zone.  The proposed retail component meets the minimum standard but the proposed and 

potential uses are not all retail uses and may generate additional traffic and the need for 

additional parking.  A shared perpetual parking easement is also included on the 

subdivision plat and parking is intended to be shared among uses for the proposed 

development and the existing residential units. 

 

Table 4 Parking Lot Design Requirements 

Standard 

Master Area Plan or 

Design Guidelines 

Requirements 

Proposal Notes 

Parking Required 

Retail 

1.87 spaces per 1,000 

net usable building 

area or 5 spaces 

14 spaces  

Pedestrian 

Connections 

Required between all 

access points and 

parking areas. 

Sidewalks connect 

all buildings 

internally and to the 

public street 

 

Sidewalks Minimum 5 feet 5 feet   
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Architecture.  The proposed retail designated buildings will all remain one story in height in 

line with prior approvals (Exhibit H).  This site is located in Area 3 of the TSD zone and there 

is no minimum or maximum height for buildings in the zone.  The adopted MAP has design 

standards for all of the building types and the proposed project meets those guidelines. 

 

Table 5 Architectural Design Requirements 

Standard 

Master Area Plan or 

Design Guidelines 

Requirements 

Proposal Notes 

Building Height 

Retail Buildings No minimum required Retail – up to 25 feet  

Building Orientation 
No requirement for 

TSD-3 zone 
N/A  

Materials 

Primary 
More than one per 

side 

Minimum of one per 

side and up to three 

per side. 

 

 

Lighting.  No changes were proposed to the lighting plan.  The site continues to meet all the 

requirements of the TSD zone. 

 

Table 6 Lighting Design Requirements 

Standard 

Master Area Plan or 

Design Guidelines 

Requirements 

Proposal Notes 

Parking Lot Lighting 

Levels 
0.5 to 4 footcandles 0.5 to 4 footcandles 

Complies with 

requirements 

 

Criteria For Approval.  The criteria for review and potential approval of a Site Plan 

Amendment request are found in Sections 9-5-060(E) and (H) of the DCMC.  This section 

depicts the standard of review for such requests as: 

 

E. City Approval Criteria: Site plan and conditional use applications shall be reviewed 

for consistency with this chapter and an approved MAP, and upon a determination 

of such consistency, which determination shall not be unreasonably withheld or 

delayed, shall be approved pursuant to subsection B of this section.  

Notwithstanding the foregoing, any such approval may be conditioned upon the 

applicant's providing reasonable evidence to the city that such on site or off-site 

infrastructure improvements or facilities as the city reasonably determines are 

necessary to service the applicable portion of the MAP area have been installed or 

will be installed in connection with the development of the applicable portion of the 

MAP area. 
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REVIEWS 

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

the Site Plan Amendment submission.  Comments from the Division, if any, can be found in 

Exhibit A. 

 

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

the Site Plan Amendment submission.  Comments from the Division, if any, can be found in 

Exhibit A. 

 

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

Works Divisions has completed their review of the Site Plan Amendment submission.  

Comments from the Division, if any, can be found in Exhibit A. 

 

Fire Division Review.  The Draper City Fire has completed their review of the Site Plan 

Amendment submission.  Comments from the Fire Marshal, if any, can be found in Exhibit 

A. 

 

Geotechnical Review.  Taylor Geo-Engineering, LLC, in working with the Draper City Building 

and Engineering Divisions, have completed their review of the geotechnical report 

submitted as a part of the Site Plan Amendment.  Comments from Taylor Geo-Engineering, 

LLC, if any, can be found in Exhibit A. 

 

Legal Review.  The Draper City Attorney has completed their review of the Site Plan 

Amendment submission.  Comments from the Division, if any, can be found in Exhibit A. 

 

 

STAFF RECOMMENDATION 

Staff recommends that the Zoning Administrator review the request and approve the Site 

Plan Amendment application based on the findings and conditions listed below and the 

criteria for approval as listed within the staff report. 

 

If the Zoning Administrator approves the request, staff suggests that the following 

conditions be included: 

 

1. That all requirements of the Draper City Engineering, Public Works, Building, 

Planning, and Fire 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 geotechnical report are satisfied throughout the 

development of the site and the construction of all buildings on the site. 
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This recommendation is based on the following findings for approval: 

 

1. The proposed development plans meet the intent, goals, and objectives of the 

Draper City General Plan. 

2. The proposed development plans meet the requirements and provisions of the 

Draper City Municipal Code. 

3. The proposed development plans are consistent with DCMC Chapter 9-14 and the 

approved Master Area Plan. 

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. 

 





 

 

EXHIBIT A 

DEPARTMENT REVIEWS 

 

REVIEWS ARE NOT MEANT TO BE AN ALL INCLUSIVE LIST OF POSSIBLE COMMENTS OR 

CONDITIONS. 

 

Planning Division Review. 

1. No additional comments. 

 

Building Division Review. 

1. No additional comments received. 

 

Engineering and Public Works Divisions Review. 

1. RMP concrete pads are located with the clear view triangles located at access(es) 

and a points within the development where visibility is required.  Verify the 

proposed electric equipment do not exceed three feet in height maximum.  Power 

structures that exceed this height will be required to be relocated.  (Relocate pads 

away from access a minimum of 15 feet (typical) to be located outside clear view 

triangle.) 

 

Fire Division Review. 

1. Fire Department Access is required.  An unobstructed minimum road width of 

twenty-four feet exclusive of the shoulders and a minimum height of thirteen feet 

six 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 feet.  There shall be a maximum grade of 10%. Grades may be checked prior 

to building permits being issued. 

2. Fire Hydrants are required.  Hydrants are required for this project.  They shall be, 

protected with bollards if susceptible to vehicle damage.  Fire Flow for the buildings 

shall be a minimum of 2,000 GPM @ 20 p.s.i. residual pressure. 

3. 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. 

4. 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. 

5. Fire Sprinklers Required.  A deferred submittal for a NFPA 13 fire sprinkler shop 

drawings are to be sent via email to: Don Buckley at fire.permits@draperutah.gov.  A 

complete set of plans, with manufacturer cut sheets, and hydraulic calculations.  

mailto:fire.permits@draperutah.gov


 

 

Plans must be stamped by a NICET level III or better in Auto Sprinkler Layout.  There 

needs to be a hydrant within 100 feet of the FDC.  FDC is required to have KNOX 

Locking Caps.  ALL FIRE PROTECTION PLANS REQUIRE 3rd PARTY REVIEW PRIOR TO 

BE SUBMITTED TO THE DRAPER FIRE DEPARTMENT. 

6. Fire Department Connection (FDC):  The FDC is required as part of a water-based 

suppression system as the auxiliary water supply.  The FDC will give the Fire 

Department the capability to supply additional pressure necessary to the automatic 

fire sprinkler system and the standpipe system.  The FDC will be located at the 

entrance to the building and will be within 100-feet of the fire hydrant.  The FDC will 

be located to ensure connected hoses which supply the system will not obstruct 

access to the buildings for other fire apparatus.  The final location of FDC will be 

approved by the Fire Marshal. 

7. Fire Alarm Required. A deferred submittal for fire alarm shop drawings are to be 

sent via email to the following to: Don Buckley at fire.permits@draperutah.gov.  A 

complete set of plans, with manufacturer cut sheets, and battery calculations. Plans 

must be stamped by a NICET level III or better in Fire Alarm Systems.  ALL FIRE 

ALARM PLANS REQUIRE 3rd  PARTY REVIEW PRIOR TO BE SUBMITTED TO THE 

DRAPER FIRE DEPARTMENT. 

8. IFC SECTION 3310 ACCESS FOR FIRE FIGHTING DURING CONSTRUCTION 

3310.1.1 Required access.  Approved vehicle access for firefighting shall be, provided 

to all construction or demolition sites.  Vehicle access shall be provided to 

within 100 feet of temporary or permanent fire department connections. 

Either temporary or permanent roads, capable of supporting vehicle loading 

under all weather conditions, shall provide vehicle access.  Vehicle access 

shall be, maintained until permanent fire apparatus access roads are 

available. 

a. Until permanent fire apparatus access roads are constructed, fire-

fighting vehicle access is the means by which fire fighters gain access 

to the construction or demolition site and building for fire suppression 

and rescue operations.  Such access is an integral component of the 

fire prevention program.  The site superintendent or other person 

responsible for construction and demolition operations is responsible 

for maintaining and policing fire-fighter access routes, as provided in 

Section 3308.  Fire apparatus must be able to get within 100 feet of 

any installed fire department connection supplying water to 

temporary or permanent fire protection systems.  Access roads must 

support the weight of the heaviest vehicle that might respond.  The 

weight requirements are avail-able from the local fire department.  

All-weather surfaces are required because the responding Fire 

Department should not waste time moving snow or trying to get out 

of mud. 

mailto:fire.permits@draperutah.gov


 

 

9. IFC CHAPTER 33 FIRE SAFETY DURING CONSTRUCTION AND DEMOLITION. This 

section of fire will be enforced. Please make sure the project is maintaining all 

aspects of this chapter during construction. 

10. 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. 

11. 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 feet above the 

floor. 

12. 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. 

 

Legal Review. 

1. No additional comments provided. 



 

 

EXHIBIT B 

VICINITY MAP 

 

  



 

 

EXHIBIT C 

AERIAL MAP 

 



 

 

EXHIBIT D 

LAND USE MAP 

 

  



 

 

EXHIBIT E 

ZONING MAP 

 

  



 

 

EXHIBIT F 

SITE PLAN 
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SITE TABLE

TOTAL ACREAGE 6.98 AC
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EXHIBIT G 

LANDSCAPE PLAN 

 

  







 

 

EXHIBIT H 

ELEVATIONS 
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July 22, 2024
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SC-1 PAINTED STEEL CANOPY:  SHERWIN WILLIAMS BLACK MAGIC SW 6991
MC-1 PRE FINISHED METAL CAP FLASHING - CMG METALS, MATTE BLACK
W-1 ALUMINUM STOREFRONT - KAWNEER, EXTRA DARK BRONZE
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