Development Review Committee
1020 East Pioneer Road
Draper, Utah 84020

STAFF REPORT

June 6, 2024
To: Jennifer Jastremsky, Zoning Administrator
Digitally signed by Jennifer Jastremsky 6 6 24
. DN: C=U$. E=Jenn|fer.Jastremfky@t_iraperutah.gov. O=Draper City -h-
Jennifer Jastremsky & s i
Approved Date
From: Development Review Committee

Prepared By:  Maryann Pickering, AICP, Planner III
Planning Division
Community Development Department
(801) 576-6391 or maryann.pickering@draperutah.gov

Re: All States Landscaping — Site Plan Amendment

Application No: SPR-181-2021

Applicant: Taylor Stanich of Gilson Engineering

Project Location: Approximately 611 W. 12300 South

Current Zoning: CC (Community Commercial)

Acreage: Approximately 1.77 acres (approximately 77,101 square feet)

Request: Request for amend the site plan for an existing landscaping
business.

SUMMARY AND BACKGROUND
This application is a request for approval of a site plan for approximately 1.77 acres. The
property is located on the south side of 12300 South (Exhibits B and C). The property is

currently zoned CC. The applicant is requesting approval to modify a previously approved
site plan for the property.
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BACKGROUND

The first site plan for the site was approved by the Planning Commission in April, 2002 for
the development of the site as a landscaping business. In July, 2005 an amended site plan
was approved to add a storage shed on the property. At that time, it was found that
several of the conditions from the 2002 had not been met so they were included with the
2005 approval.

In 2020, there were complaints that employees of the landscaping business were utilizing
Galena Hills Park on a daily basis. This compliant is what initiated a review of the business
and found that other unauthorized expansions or modifications to the site had occurred.
In addition, compliance with some of the conditions of approval from 2002 were still
outstanding. Staff worked with the applicants to determine how to come into compliance
and this application has been submitted as part of helping to bring the property into
compliance.

ANALYSIS
Table 1 General Plan and Zoning Designations Exhibit
Existing Land Use  Neighborhood Commercial Exhibit D
Current Zoning cC Exhibit E
Current Use Commercial Landscaping Business
Adjacent Zoning
East CC
West CC
North CC (across 12300 South)
RA2 (Residential Agricultural, 20,000 square foot
South .
minimum)

The Neighborhood Commercial land use designation is characterized as follows:
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Neighborhood Commercial

LAND USE DESCRIPTION

CHARACTERISTICS * Small-scale commercial land uses that serve local residents
in adjacent neighborhoods

* Minimal impact in predominantly residential areas
» Well-landscaped street frontages

+ Limited traffic access points and pedestrian access from
surrounding residential areas

* Don't overcrowd commercial lots; i.e., require adeqguate
setback and landscape buffers

» Screened parking and adeqguate ingress and egress to
parking areas

* Adequate drainage
* Low noise standards

LAND USE MIX * Small-scale commercial
» Planned retail
+ Office

COMPATIBLE ZONING » Neighborhood Commercial (CN)

* Institutional Care (I1C)
» Commercial Services (CS)

LOCATION * Adjacent to neighborhood
» Along local roads

According to DCMC Section 9-8-020(C) the purpose of the CC zone “provide areas where
commercial uses may be established which are generally oriented toward local residents
rather than out of town patrons.”

Site Plan Layout. As noted, the site has been changed over the years and this application
has been submitted to bring the site back into compliance. The site plan that is part of this
application shows the original approved layout of the site. The main access is from 12300
South with a secondary, and primarily employee entrance, off of Vista Station Boulevard or
550 West. Customer parking is located near the office building where the offices for the
landscaping business are located. There is a rolling gate that separates the outside use of
the business from the customer area. Customers are permitted to access the back area if
needed to pick out materials, but the intent is that only company vehicles are permitted in
this area. Employee parking is accessed from the entrance off of Vista Station Boulevard.
Miscellaneous equipment parking is located in the rear of the property and is screened
from view.

The business owners do own the home located to the east and did start using the property
for expansion of the landscape business without necessary approvals. As a site plan was
not approved to use this site for the landscaping business, the owners were given two
options. First, convert the residential building and the property to a commercial use
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through site plan and building permit approval. The second option was to remove all of
the business activities and restore the property to a purely residential use. The owners
have chosen to do the latter and will be converting the site back to residential as part of
this application. A condition of approval for this application has been included to ensure
that the site is restored back to residential use.

In 2002, the initial site plan approval (Exhibit F) was granted and the property included in
that approval was determined to comply with the standards at that time or compliance was
required as part of the conditions of approval for that application. Several of the
conditions were related to road dedications and improvements to the surrounding rights-
of-way and compliance with zoning standards. The applicants were given one year to
satisfy the conditions of approval. Some conditions were not satisfied so an application to
amend the prior site plan approval was submitted in 2005.

The 2005 site plan application (Exhibit G) was made to address the items or conditions of
approval that had not been completed from the 2002 approval. The main issues from this
report were construction of the wall to the south, screening of materials and striping of
parking areas. These items were addressed along with other conditions of approval from
that plan. This is the site plan that the applicant intends to restore the site back to.

Table 2 Site Plan Design Requirements
Standard DCMC Requirements Proposal Notes
Setbacks
Approximately 155 Must comply
Front None feet with Chapter 23
Rear /3 Approximately 33
feet
Approximately 55
Sides n/a feet (west side) and

approximately 161
feet (east side)

Landscaping and Lot Coverage. Since this is a landscaping business, there are different
areas on the site with displays of shrubs, trees and rock to provide examples of plant
materials to potential clients.

Parking. The most recent site plan approval for the site required a minimum of 27 parking
stalls for the site. The applicant is showing the same amount of parking for the site plan
amendment. Therefore, there are no changes to the parking areas.

Architecture. There are no changes to any of the buildings that are part of original site plan
approval. The office and commercial business will not be altered. The residential use of
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dwelling that was utilized for commercial use without approval will be restored to
residential use.

Lighting. No changes are proposed to the existing lighting on site with this application.

Fencing. A solid masonry fence exists at the rear or southern boundary of the site. This
fence was required as part of a previous site plan approval and was installed. A vinyl fence
has been installed along the northern access from Vista Station Boulevard adjacent to the
employee parking. This fence does separate the employee parking from the restaurant
business to the north and assists in screening the employee parking, though the employee
parking is not required to be screened. The existing chain link fence along the east and
west property lines has been in existence for years and is not proposed to be altered with
this approval.

Criteria for Approval. The criteria for review and potential approval of a site plan
amendment request is found in Sections 9-5-060(E) and (H) 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:

7. The entire site shall be developed at one time unless a phased development
plan is approved.

2. A site plan shall conform to applicable standards set forth in this title,

including but not limited to, building heights, setbacks, access points,
parking, landscaping, and building materials.

3. The proposed development plans meet the intent, goals, and objectives of
the general plan and the purpose of the zone district in which the site is
located.

4. The public facilities and services in the area are adequate to support the
subject development, as required by engineering standards and
specifications.

5. The proposed development plans comply with the engineering standards
found in Titles 7, 8, 11, 12, 16, and 18 of this code, including traffic, storm
water drainage, and utilities concerns.

H. Amendments. Except as may be provided for in this section, no element of an
approved site plan shall be changed or modified without first obtaining approval of
an amended site plan as follows:

7. Alteration or expansion of an approved site plan may be permitted by the
Zoning Administrator upon making the following findings:
a. The proposed use is consistent with uses permitted on the site;
b. Existing uses were permitted when the site plan was approved, or
have received a conditional use permit;
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C. The proposed use and site will conform to applicable requirements of

this Code,
d. The proposed expansion meets the approval standards of subsection
E of this section,
e. The site can accommodate any change in the number of people on
the site or any change in impact on surrounding infrastructure; and
2. If the Zoning Administrator cannot make the findings required in this

subsection H, the amended site plan may only be approved by the Planning
Commission. The Planning Commission may only approve an amended site
plan after a public hearing that complies with all requirements of this code,
including section 9-5-045.

3. If the Zoning Administrator can make all findings required in this subsection
H the Zoning Administrator may approve the proposed amendment without
a public hearing and without notice.

4. Properties that do not conform to the standards found within this code may
be required to come into compliance, subject to the standards in 9-6-040, 9-
6-050, 9-6-060, and 9-6-070 of this title.

REVIEWS
Planning Division Review. The Draper City Planning Division has completed their review of
the site plan amendment submission. Comments from this division, if any, can be found in
Exhibit A.

Engineering and Public Works Divisions Review. The Draper City Engineering and Public
Works Divisions have completed their review of the site plan amendment submission.
Comments from this 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 this division, if any, can be found in
Exhibit A.

Fire Division Review. The Draper City Fire Marshal has completed his review of the site plan
amendment submission. Comments from this division, if any, can be found in Exhibit A.

Legal Division Review. The Draper City Attorney has completed his review of the site plan
amendment submission. Comments from this division, if any, can be found in Exhibit A.

Noticing. Notice has been properly issued in the manner outlined in the City and State
Codes.

STAFF RECOMMENDATION
Staff finds that the application complies with the DCMC and recommends that the Zoning
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Administrator review the request and approve the application based on the findings listed
below and the criteria for approval, as listed within the staff report.

If the Zoning Administrator approve the request, staff recommends they include the
following conditions of approval:

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.

All businesses on the site are required to obtain approval of a Draper City business
license.

The residential property shall have all business activities and equipment removed
from the property prior to the expiration of the SPR-181-2021 site plan amendment
approval.

All conditions from both the 2002 and 2005 approval shall be completed and
adhered to along with the additional conditions included with this approval prior to
the expiration of the SPR-181-2021 site plan amendment approval.

The site shall be restored to the 2005 site plan layout prior to the expiration of the
SPR-181-2021 site plan amendment approval.

The findings for approval as are follows:

The proposed site plan represents development of the entire site at one time.

The site plan conforms to applicable standards set forth in the DCMC, including but
not limited to, building heights, setbacks, access points, parking, landscaping, and
building materials.

The proposed development plans meet the intent, goals, and objectives of the
general plan and the purpose of the zone district in which the site is located.

The public facilities and services in the area are adequate to support the subject
development, as required by engineering standards and specifications.

The proposed development plans comply with the engineering standards found in
Titles 7,8, 11, 12, 16, and 18 of the DCMC, including traffic, storm water drainage,
and utilities concerns.

The findings for denial as are follows:

The site plan does not conform to applicable standards set forth in the DCMC.

2. The proposed development plans do not meet the intent, goals, and objectives of
the general plan or the purpose of the zone district in which the site is located.

3. The proposed development plans do not comply with one or more of the
engineering standards found in Titles 7, 8, 11, 12, 16, and 18 of the DCMC.
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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.

Digitally signed by Brien Maxfield
DN: C=US,
H H E=brien.maxfield@draperutah.gov,
B rl e n M aXfI eld O=Draper, OU=Public Works -
Engineering, CN=Brien Maxfield
Date: 2024.05.28 09:35:37-06'00"

Draper City Public Works Department

Digitally signed by Don Buckley
DN: C=US, E=don.buckley@draper.ut.us,

D O n B u C kl e O=Draper City Fire Department, OU=Fire
Marshal, CN=Don Buckley

Date: 2024 0528 11:08:53-06'00"

Draper City Fire Department

Digitally signed by Keith Collier

. - DN: C=US, E=keith.collier@draperutah.gov,
Ke Ith ‘ O I I I e O=Draper City, OU=Building Official,
CN=Keith Collier

Date: 2024.05.28 09:37:07-06'00"

Digitally signed by Todd A.

Draper

DN: C=US,

E=todd.draper@draper.ut.us,
TOdd A Draper O=Draper City Planning,

CN=Todd A. Draper

Date: 2024.05.28

13:17:50-06'00

Draper City Planning Division

Digitally signed by Mike Barker

M | ke Ba rke [ Date: 2024.05.28 09:30:17
-06'00'

6'00

Draper City Building Division

All States Landscaping
Site Plan Amendment

Draper City Legal Counsel

App. # SPR-181-2021 ,'\



EXHIBIT A
DEPARTMENT REVIEWS

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

Planning Division Review.
No additional comments provided.

Building Division Review.
No additional comments provided.

Engineering and Public Works Divisions Review.
No additional comments provided.

Fire Division Review.
No additional comments provided.

Legal Division Review.
No additional comments provided.
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EXHIBIT D
LAND USE MAP
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ZONING MAP
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EXHIBIT F
PROPOSED SITE PLAN
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2002 APPROVED SITE PLAN
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