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Development Review Committee 

1020 East Pioneer Road 

Draper, Utah 84020 

  

 

STAFF REPORT 

September 6, 2022 
 

To: Jennifer Jastremsky, Zoning Administrator 

 

   

Approved Date 

 

From: Maryann Pickering, AICP, Planner III 

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

 

Re: Rockwell Point Apartments — Site Plan Request 

Application No.: SPR-133-2021 

Applicant: McKenna Christensen of Garn Development 

Project Location: 356 W. Marion Vista Drive 

Current Zoning: MARF (Major Freeway Arterial Frontage Road) 

Acreage: 3.9 acres (approximately 169,884 square feet) 

Request: Construct a new multi-family residential building on the 

currently vacant site. 

 

 

SUMMARY AND BACKGROUND 

This application is a request for approval of a site plan on approximately 3.9 acres located 

on the east side of Minuteman Drive, at approximately 356 W. Marion Vista Drive (Exhibits 

B and C).  The property is currently zoned MARF.  The applicant is requesting that a site 

plan be approved to allow for the development of a 508 unit multi-family residential 

complex.  The site was rezoned to the MARF zone in 2019 and subdivided in 2020.  There 

has not been any development on this site in the past. 
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ANALYSIS 

General Plan and Zoning. 

Table 1 General Plan and Zoning Designations Exhibit 

Existing Land Use  Commercial Special District (CSD) Exhibit D 

Current Zoning MARF (Major Freeway Arterial Frontage Road) Exhibit E 

Proposed Use Multi Family Dwelling  

Adjacent Zoning 

East CR (Regional Commercial)  

West Interstate 15  

North MARF  

South CC (Community Commercial)  

 

The Commercial Special District land use designation is characterized as follows: 
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The property has been assigned the MARF zoning classification (Exhibit D).  Draper City 

Municipal Code (DCMC) Section 9-8-020(C)(11) states: “The Major Freeway Arterial Frontage 

zone is located at approximately 14875 South Minuteman Drive bordered by Minuteman 

Drive and Marion Vista.  Railroad lines abut the property on the south.  The size, unusual 

shape and unique location of the property allows for a master planned project with a 

potential for office, commercial, multiple-family dwellings, and other uses.  The property 

has immediate proximity to major transportation corridors such as Interstate-15 Frontage 

Road (Minuteman Drive) and almost direct access to I-15 at the 14600 South interchange.  

The property has a distinct topography and exposure to freeway traffic and is located away 

from single-family residential neighborhoods.” 
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Site Plan Layout.  The site is located on the east side of Minuteman Drive, north of its 

intersection with Marion Vista Drive (Exhibit F).  Access to the site will be from both streets, 

with a majority of the access coming from the Marion Vista Drive or south side of the site.  

The applicant has proposed a total of 508 apartment units on the site contained within one 

building.  Landscaping and walkways will surround and access the building from the two 

streets.  Various amenities for the residents have been provided all throughout the building 

a few along the edge of the site.  Due to the minimal setbacks required for this zone, the 

building is in close proximity to all property lines with all parking located within a parking 

structure built as part of the building. 

 

Table 2 Site Plan Design Requirements 

Standard DCMC Requirements Proposal Notes 

Lot/Parcel Size Max 60% of zone 60%  

Street Frontage N/A -  

Setbacks 

Front 10 10  

Rear 10 10  

Side 10 10  

Side 10 10  

 

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

complies with the standards of the MARF zone.  The landscape plan shows landscaping on 

all four sides of the building.  The landscape plan (Exhibit G) has taken into account the 

large right-of-way for Minuteman Drive that is currently under the jurisdiction of the Utah 

Department of Transportation (UDOT).  This area is not proposed to be landscaped at this 

time and the plan submitted to the City does meet the minimums for the zone. 

 

Table 3 Landscaping Design Requirements 

Standard DCMC Requirements Proposal Notes 

Lot Coverage N/A -  

Overall Landscaping 

Coverage 

10% 22%  

Parking Lot 

Landscaping 

N/A for residential -  

Perimeter 

Landscaping 

10 feet 10 feet  

Buffer Landscaping N/A -  

Water Wise 

Landscaping 

N/A -  

Tree Strip 5 feet along 

Minuteman Drive 

5 feet  
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Amenities 6 amenities plus one 

inside area (min 1,000 

square feet) and one 

outside area (min 

1,000 square feet) 

15 amenities and 

one inside of 1,129 

square feet and one 

outside of 17,907 

square feet 

Amenities are 

provided via 

interior 

courtyards. 

 

Parking.  All of the parking will be covered and located within the first three floors of the 

development.  All of the residential living units and amenities will be on top of the 

structured parking. 

 

Table 4 Parking Lot Design Requirements 

Standard DCMC Requirements Proposal Notes 

Parking Required 

(Min/Max) 

1.5 to 2 parking spaces 

per unit plus 1 guest 

stall per five units 

762 unit spaces and 

102 for guests for a 

total of 864 

Parking is within 

required range 

Pedestrian 

Connections 

N/A -  

 

Architecture.  The proposed apartment building (Exhibit H) has five stories of residential 

units on top of three stories of parking garage. 

 

Table 5 Architectural Design Requirements 

Standard DCMC Requirements Proposal Notes 

Building Height 100 feet 100 feet  

Materials 50% brick, stone or 

synthetic stone on all 

sides of main level 

All sides of all levels 

have a primary or 

secondary material 

 

Percentage of Materials 

Front N/A -  

Rear N/A -  

Side N/A -  

Side N/A -  

 

The exterior of the building has a variety of materials, all of which are permitted in the 

MARF zoning district.  Primary materials include: brick veneer, fiber cement siding, 

decorative metal plates and architectural wall panels.  Secondary materials include exterior 

insulation finish system (EIFS), metal wall panels and aluminum panels.  There is no 

requirement for a minimum amount of primary materials in the MARF zone, but the entire 

building does consist of primary and secondary materials.  The exterior materials and 

design of the building meets the code requirements. 
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Lighting.  The lighting plan (Exhibit I) calls for the installation of primarily wall mounted 

lighting fixtures on the building.  There are some light poles proposed where the entrances 

from both Minuteman and Marion Vista Drives are located for safe vehicular and 

pedestrian movements.  Within the three courtyards of project, various bollards, planters, 

step lights and down lights are proposed.  The applicant has provided tables with 

illumination standards for all areas of the project and all standards proposed comply with 

the lighting standards found in Table 9-20-1 of the DCMC. 

 

Table 6 Lighting Design Requirements 

Standard DCMC Requirements Proposal Notes 

Light Pole Height Max 30 feet 17.6 feet  

Foot Candles 

Maximum 

Illumination 

4.0 4.0  

 

Fencing.  The only fencing proposed with this application is for the north interior lot line, 

which is adjacent to anticipated commercial development.  The proposed fence of precast 

concrete meets all standards of the DCMC. 

 

Table 7 Fencing Design Requirements 

Standard DCMC Requirements Proposal Notes  

Fencing Required No Fence Required -  

Height 

Interior Side 6 feet 6 feet  

Material Precast concrete Precast concrete  

 

Criteria for Approval.  The criteria for review and potential approval of a site plan 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: 

1. 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. 
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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: 

1. 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; 

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. 

 

In addition, procedures and applicability of other code provisions, including site plan 

approval, is noted in the MARF zone section.  That section is 9-11-105(G)(2) and is as 

follows: 

 

2. Approval of this Major Freeway Arterial Frontage zone and accompanying exhibits 

shall constitute conceptual site plan approval in accordance with the city code for 

those potential uses that have conceptual site plans approved with this article.  

Engineering requirements shall still be subject to review at final site plan. 

a. Site plan approval for any future development of office, hotel or residential 

uses and building shall be approved administratively by the Zoning 
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Administrator upon finding substantial compliance with the terms of this 

Major Freeway Arterial Frontage zone. 

(1) The first site plan submitted to Draper City for the MARF zone shall 

show the delineation of the maximum multi-family dwelling uses 

acreage and shared parking, as outlined in Section 9-11-105(B)(5)(a) 

above, in order to clarify the location and amount of multi-family 

dwelling uses permitted on the site described in Exhibit A. 

(2) Any subdivision submitted for the site described in Exhibit A shall 

reflect the delineation of uses as outlined in subsection A above. 

(3) If the applicant disagrees with the Zoning Administrator's decision the 

applicant has the right to have their site plan reviewed by the 

Planning Commission. 

b. The Planning Commission shall be the land use authority for approving site 

plans for any uses in the Major Freeway Arterial Frontage zone other than 

office, hotel or multi-family dwelling residential uses and buildings.  Except 

provided otherwise herein, all other permits shall be processed in 

accordance with the Draper City requirements, ordinances and procedures.  

The images and renderings in this article are conceptual and may be 

changed. 

3. If any development provisions are not addressed in this chapter than the applicable 

provisions of the zoning ordinance shall govern the development. 

4. The project shall comply with the applicable Utah Department of Transportation 

(UDOT) standards for roads and the developer will pay their fair share of all 

improvements required by a road study. 

 

 

REVIEWS 

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

the Site Plan 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 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 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 

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

 

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

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

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 decides to 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. 

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. 

3. Sidewalk on Marion Vista may require an easement to ensure cross-slope does not 

exceed ADA requirements at drive approach. 

4. Provide approval from the Utah Department of Transportation (UDOT) for access 

onto Minuteman. 

5. Stormwater Maintenance Plan and Agreement are now required for every private 

storm drainage system, per DCMC 16-2-170.  Submission of the maintenance plan is 

now required prior to site approval.  The maintenance agreement is a condition of 

approval; it is required to be recorded and returned to the city prior to issuance of 

the Land Disturbance Permit for construction of the site. 

6. Site plan approval does not permit construction on any adjacent property.  Any 

construction across the property boundary will require written approval from the 

property owner. 

7. Improvements within the public right-of-way are required to meet Draper City 

standards and details. 

8. Retaining walls are to comply with DCMC 9-27-085.  Retaining walls are not reviewed 

or approved with this review and approval process.  No retaining walls permitted in 

the public right-of-way. 

9. Address runoff water quality with building permit submittal.  Examples of BMP 

include snout, oil/water separator, or bioswale. 

10. The developer is to provide a drainage report including detention, orifice, and pipe 

sizing calculations per DCMC 9-5-090(D)(1)(d)(2)(G).  The drainage report is to meet 

the requirement of the City of Draper Drainage Design Criteria.  Consider 

implementing LID (low-impact development) BMP’s in the overall drainage design. 

11. Existing improvements are required to be replaced when modifying public 

improvements.  At intersection of Marion Vista and Minuteman, ADA ramps exist at 
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intersection.  With curb and gutter replacement and Minuteman widening, verify 

replacement of all existing public improvements. 

12. Update sheet C106 to be public improvements design for extension of lane south of 

Marion Vista.  Striping can be an element of the plan – see note below.  Add design 

to street improvements, i.e. elevation, slope, etc., on Minuteman improvements. 

13. Provide seven-foot shoulder on west side of street to match existing pavement.   

14. Verify sight distance at Marion Vista access (specifically, but generally at each access 

point).  At each access and intersection, clear view shall be maintained. 

15. Mark striping plan included on C106 “NOT FOR CONTRUCTION.”  Final plan will be 

reviewed and approved by Draper City Engineering once the project is nearing 

completion to ensure correct striping design is provided to contractor.  Draper City 

Inspector will provide the stamped, approved plan at the appropriate time. 

16. Provide size of main meter (sized for peak flows) and bypass meter (typically 2” but 

can be increased based on site requirements). 

17. Master meter required to be located in public right-of-way.  Relocate meter vault. 

 

This recommendation is based on the following findings: 

 

1. 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. 

6. The proposed development substantially complies with the terms of the Major 

Freeway Arterial Frontage zone. 

 



 

 

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 received. 

 

Building Division Review. 

No additional comments received. 

 

Engineering and Public Works Divisions Review. 

1. Sidewalk on Marion Vista may require an easement to ensure cross-slope does not 

exceed ADA requirements at drive approach.  Easement into site to ensure Marion 

Vista sidewalk slope is required based on drawings and notes.  Provide written 

easement description, metes and bounds, so an easement can be recorded after 

site plan approval.  This will be a condition of approval and is required prior to 

issuance of a Land Disturbance Permit. 

2. Provide approval from UDOT for access onto Minuteman.  Permission not received 

from UDOT with fourth submittal. 

3. Stormwater Maintenance Plan and Agreement are now required for every private 

storm drainage system, per DCMC 16-2-170.  Submission of the maintenance plan is 

now required prior to site approval.  The maintenance agreement is a condition of 

approval; it is required to be recorded and returned to the city prior to issuance of 

the Land Disturbance Permit for construction of the site.  Maintenance plan 

received.  Original agreement will be required after site plan approval.  No 

additional action required with prior to site plan approval. 

4. Site plan approval does not permit construction on any adjacent property.  Any 

construction across the property boundary will require written approval from the 

property owner.  Informational comment.  No response required. 

5. Improvements within the public right-of-way are required to meet Draper City 

standards and details. 

6. Retaining walls are to comply with DCMC 9-27-085.  Retaining walls are not reviewed 

or approved with this review and approval process.  No retaining walls permitted in 

the public right-of-way.  Informational comment – no action required prior to Site 

Plan approval. 

7. Once site plan has been approved, a Land Disturbance Permit is required prior to 

construction activities onsite.  Permit is obtained through the Engineering Division 

and is required prior to Building Permit issuance.  Informational comment – no 

action required prior to Site Plan approval. 



 

 

8. Any work in the public right-of-way will require an Encroachment Permit obtained 

through the Engineering Division.  Informational comment – no action required 

prior to Site Plan approval. 

9. Address runoff water quality.  Examples of BMP include snout, oil/water separator, 

or bioswale.  Snouts added to each inlet. 

10. The developer is to provide a drainage report including detention, orifice, and pipe 

sizing calculations per DCMC 9-5-090(D)(1)(d)(2)(G).  The drainage report is to meet 

the requirement of the City of Draper Drainage Design Criteria available online.  

Consider implementing LID (low-impact development) BMP’s in the overall drainage 

design.  Add pipeline size calculations, including capacity to drainage report received 

with fourth submittal. 

11. Existing improvements are required to be replaced when modifying public 

improvements.  At intersection of Marion Vista and Minuteman, ADA ramps exist at 

intersection.  With curb and gutter replacement and Minuteman widening, verify 

replacement of all existing public improvements. 

12. Update sheet C106 to be public improvements design for extension of lane south of 

Marion Vista.  Striping can be an element of the plan – see note below.  Add design 

to street improvements, i.e. elevation, slope, etc., on Minuteman improvements. 

13. Provide seven-foot shoulder on west side of street to match existing pavement.  

C106 shows five foot shoulder.  Seven foot shoulder, outside travel lane, is required. 

14. Verify sight distance at Marion Vista access (specifically, but generally at each access 

point).  At each access and intersection, clear view shall be maintained. 

15. Mark striping plan included on C106 “NOT FOR CONTRUCTION.”  Final plan will be 

reviewed and approved by Draper City Engineering once the project is nearing 

completion to ensure correct striping design is provided to contractor.  Draper City 

Inspector will provide the stamped, approved plan at the appropriate time.  Striping 

plan can be shown on and include notes on C106. 

16. Provide size of main meter (sized for peak flows) and bypass meter (typically 2” but 

can be increased based on site requirements).  Comment not addressed in fourth 

submittal. 

17. Master meter required to be located in public ROW.  Relocate meter vault. 

 

Fire Division Review. 

No additional comments received. 

 

Legal Review. 

No additional comments provided. 

http://www.draper.ut.us/DocumentCenter/View/855


 

 

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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