Development Review Committee
1020 East Pioneer Road
Draper, Utah 84020

STAFF REPORT

May 28, 2024
To: Jennifer Jastremsky, Zoning Administrator
Approved Date
From: Maryann Pickering, AICP, Planner IlI

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

Re: Vista 600 West Phase 2 — Site Plan Request
Application No.: 2023-4660-SP
Applicant: Eric Winters, representing Wasatch Residential Group
Project Location: Approximately 13645 S. 600 West
Current Zoning: TSD (Transit Station Development) Zone
Acreage: Approximately 8.79 acres (approximately 382,892 square
feet)
Request: Request for approval of a Site Plan application in the TSD

zone for the construction of three retail buildings, two
residential buildings and a hotel.

SUMMARY and BACKGROUND

This application is a request for approval of a Site Plan on approximately 8.79 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 be approved
to allow for the development of retail, residential and a hotel on the site. An amended
subdivision plat application for the property was recently approved to create lots for each
of these three uses. That plat is still in the process of being recorded. The northern
portion of the site has been developed as a multiple-family residential building.
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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.

ANALYSIS

General Plan and Zoning.

Table 1

Existing Land Use
Current Zoning
Proposed Use
Adjacent Zoning

East

West
North
South

General Plan and Zoning Designations Exhibit
Transit Station District Exhibit D
TSD (Transit Station District) Exhibit E

Multi-Family Residential and Commercial

CSD-DPMU (Draper Point Mixed Use Commercial
Special District

TSD

TSD

TSD

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

Transit Station District

LAND USE DESCRIPTION

CHARACTERISTICS » Development within this land use category - often

referred to as Transit Oriented Development - provides an
alternative to standard, segregated zoning strategies

* New development and zoning will be required to mix
uses to support the ridership of transit and create unique
walkable and bicycle friendly successful urban centers

* Residential development densities and commercial floor
area ratios within this district will be higher than those
allowed in other parts of Draper City, and in some cases,
significantly higher

LAND USE MIX

Commercial
Residential

Public Uses
Office

DENSITY

« Density range: minimum 5-35 dwelling units per acre

COMPATIBLE ZONING

« Transit Station District (TSD)

LOCATION

« Adjacent to and near fixed guideway rail systems
operated by the Utah Transit Authority

OTHER CRITERIA * In order to mitigate the concerns of higher density

and development intensity, more stringent design
guidelines, architectural requirements, landscaping
quality, and public space amenities will be required to
be incorporated into new zoning categories and specific
development proposals
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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
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, add a hotel back to the development and to updated the design
guidelines for the development.

Site Plan Layout. The proposed site plan shows the two residential buildings, three retail
buildings and the hotel. There is one additional building pad on the site that is not part of
this site plan application but will be developed at a future date under a separate site plan
application (Exhibit F). The residential buildings that are part of this plan will be designed
to look like the residential buildings that are currently built on the northern portion of the
overall site. The retail buildings will be one story in height and a drive-thru will be provided
for each building. All of the proposed retail buildings will have adequate queuing for each
drive-thru lane. The proposed hotel will be four stories in height. The applicant intends to
install the site infrastructure (utilities, access roads, etc.) all at once and then submit
separate building permits for each of the buildings. Each of the proposed building
locations and setbacks are compliant with the approved MAP.
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Table 2 Site Plan Design Requirements
Master Area Plan or
Standard Design Guidelines Proposal Notes
Requirements
Setbacks - Retail
All property lines 5 feet Minimum of 20 feet
Setbacks - Hotel
Right of way or
exterior property 10 feet Minimum of 38 feet
line
Setbacks - Residential
Right of way or
exterior property 20 feet Minimum of 40 feet
line

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 shows
defined entrances, landscape throughout the project and a variety of tree, shrubs and
groundcovers. The site contains a total of 18,447 square feet of landscaping providing a
total of approximately 28.4% for the site. The landscaping proposed includes both
amenities and open space for the development. Amenities proposed include a seating
area and barbeque area for residents to use. There are also two lawn areas available and a
walking trail along the perimeter of the site. The multiple-family development to the north
is also owned by the applicant and residents of this project can use those amenities
including the clubhouse and dog wash station as part of their lease.

Table 3 Landscaping Design Requirements
Master Area Plan or
Standard Design Guidelines Proposal Notes

Requirements
Overall Landscaping

20% 28.4%
Coverage
Parking L(?t 70 7 3%
Landscaping
Perlmeter. 5 feet Minimum 5 feet
Landscaping
Indoor
Indoor clubhouse clubhouse is
" Indoor and outdoor . .
Amenities . . : and outdoor firepit ~ shared with
amenity for residential
and barbeque area  development to
the north
TSD Public Use Space 15% 29.3%
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Parking. The applicant has provided a total of 418 parking stalls with a mixture of covered
and uncovered parking as well as some garage parking for some residential units (Exhibit
F). The adopted MAP encourages shared parking for different land uses such as retail,
hospitality and residential. A cross access easement is provided from 600 West to the
existing residential and hotel development located to the east of this project on the
approved subdivision plat. Although there is excess parking provided for the residential
component of the project, the excess parking is acceptable to staff as there is no maximum
parking requirement in the TSD zone. The retail component meets the minimum standard
but the proposed uses may generate additional traffic and the need for retail parking.
Because a shared parking easement is also included on the subdivision plat parking is
intended to be shared among uses for the proposed development and the existing
residential units will remain in perpetuity.

Table 4 Parking Lot Design Requirements
Master Area Plan or
Standard Design Guidelines Proposal Notes

Requirements
Parking Required
1.68 spaces per

Residential dwelling unit or 118 167 spaces
spaces
1.87 spaces per 1,000

Retail net usable building 116 spaces

area or 26 spaces
.75 stalls per room or

Hotel 1
ote 95 spaces 35 spaces
Required between all Sidewalks connect
Pedestrian . all buildings

access points and

Connections .
parking areas.

internally and to the
public street

Sidewalks Minimum 5 feet 5 feet

Architecture. The proposed multi-family buildings range from three to four stories (Exhibit
H). The proposed retail buildings are all one story in height and the hotel is proposed with
four stories. As noted, this site is located in Area 3 of the TSD zone and there no minimum
or maximum height. The adopted MAP has design standards for all of the building types
and the proposed project meets all of those guidelines. In addition, the minimum density
for Area 3 of the TSD is five dwelling units per acre. The proposed project is approximately
28.01 dwelling units per acre and meets the minimum standards for the zone.
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Table 5 Architectural Design Requirements
Master Area Plan or

Standard Design Guidelines Proposal Notes
Requirements

Building Height

Retail and Residential - up to
Residential No minimum required 55’
Buildings Retail - up to 25 feet
Hotel Building Three story minimum  Four stories
- . : No requirement for

Building Orientation TSD-3 zone N/A

Materials

: More than one per M|n|mum of one per

Primary side and up to three

side per side.

Percentage of Materials - Hotel Site Only

: , Ranges from 85.9%
All Sides 50% per side 6 98.24%
Lighting. The adopted MAP contains minimum standards for lighting of which there are five
standards which includes: foot candle readings, utilizing cutoff fixtures, residential lighting
plans interior site lighting and bollards for pedestrian walkways. The applicant has
provided a lighting and photometric plan (Exhibit I) which has foot candle readings
between .5 to 4.0. There is no minimum for the number or height of light poles in the
adopted MAP, but they are all 30 feet or less which would not exceed typical maximum
DCMC standards for lighting. Low level bollard lighting has been provided for the internal
pedestrian walkways.

Table 6 Lighting Design Requirements
Master Area Plan or
Standard Design Guidelines Proposal Notes

Requirements
Parking Lot Lighting 0.5 to 4 footcandles 0.5 to 4 footcandles
Levels
Criteria For Approval. The criteria for review and potential approval of a Site Plan 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
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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.

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.

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. 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
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 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.
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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. That note 18 on sheet C301 is updated to indicate the correct location of the
irrigation water connection to a service line and not a fire line.

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.

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.
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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.

Dlgltally swgned by Brien Maxfield

E bnen maxhe\d@draperutah gov,
B rl e n M axflel O=| Draper OU=Public Works -
Engineering, CN=Brien Maxfield
Date: 2024.05.23 14:59:01-06'00"

Draper City Public Works Division

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

D n B kl City Fire Department, OU=Fire Marshal, CN=Don
Buckley

Date: 2024.05.23 15:55:04-06'00"

Draper City Fire Department

Digitally signed by Matthew Symes
DN: C=US, E=matt.symes@draperutah.gov,
M att eW Syl I IeS O=Draper City Corp., CN=Matthew Symes

Date: 2024.05.23 12:36:03-06'00

Draper City Building Division

Digitally signed by Todd A.

Draper

DN: C=US,

E=todd.draper@draper.ut.us,
TOdd A Draper O=Draper gily Planr?ing,

CN=Todd A. Draper

Date: 2024.05.23

16:40:19-06-00-

Draper City Planning Division

Digitally signed by Mike Barker
M | ke Ba rker Date 202405 2311:32:33

Draper City Legal Counsel



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.

Updated Stormwater Maintenance Plan and Agreement for the new parcels and lot
configuration are now required for every private storm drainage system, per DCMC
16-2-170. The updated agreement and any necessary updates to the maintenance
plan are conditions of approval are required as part of the issuance of the Land
Disturbance Permit for construction of the site.

For sites over five (5) acres, certified SWPPP is required. Contact Lucas Fowler, 801-
576-6331, to verify compliance.

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.

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

Draper City requires the engineer of record to provide the site as-built drawings,
detention/retention basin(s) volume certification(s), and site grading and drainage
certification letter after subdivision construction is complete.

Note 18 on sheet C301 indicates landscaping irrigation is to connect to the fire line.
Update plan and indicate correct location of irrigation connection - on service line,
not fire line.

Fire Division Review.

1.

Engineers Water Supply Analysis: Design team will provide to the Draper City Fire
Marshal an engineer’s water supply analysis. The engineer’'s water supply analysis
will identify the characteristics of the water supply for this area and will identify the
existing and proposed water main size and location that will supply this site, and
identify any dead-end pipe runs and the distance to the nearest circulating main.
The engineer's water supply analysis will also identify the water supply capacity for
fire flow and duration and reliability of the water supply system for this area. The
design team will also identify the available fire flow at this site, measured at a
residual pressure of 20 p.s.i. The engineer’'s water supply analysis will include all
flow test data, including date and time of test, who conducted the test or supplied



information, test elevation, static gauge pressure at no flow, flow rate with residual
gauge pressure, hydrant butt coefficient, and location of test in relation to the
hydraulic reference point of service to this facility.

2. Fire Department Access is required. An unobstructed minimum road width of 26’
feet exclusive of the shoulders and a minimum height of 13'6” 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 28'. There shall be a
maximum grade of 10%. Grades may be checked prior to building permits being

issued.
a.

D103.6.1 Roads 20 to 26 feet in width. Fire lane signs as specified in Section
D103.6 shall be posted on both sides of fire apparatus access roads that are
20 to 26 feet wide.

(1) This section requires that parking be prohibited on both sides of
narrower fire apparatus access roads. 20'is the appropriate width
needed for two average-size fire trucks to pass one another. If that
width is reduced by parking even on one side, it will be potentially
difficult for a fire department to undertake emergency operations in
that area.

D103.6.2 Roads more than 26’ in width. Fire lane signs as specified in Section

D103.6 shall be posted on one side of fire apparatus access roads more than

26" wide and less than 32" wide.

(2) Because this width is more than sufficient for maneuvering at least
two fire departmentvehicles by one another, parking would be
allowed on one side.

3. IFC SECTION 3310 ACCESS FOR FIRE FIGHTING DURING CONSTRUCTION

a.

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’ 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.

(1) 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 forfire 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 pro-vided in
Section 3308. Fire apparatus must be able to get within 100’ 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 sur-faces are required because the responding fire
department should not waste time moving snow or trying to get out
of mud
Fire Hydrants are required. Hydrants are required for this project. They shall be,
protected with bollards if susceptible to vehicle damage. Fire Flow for each of the
buildings shall be a minimum of 4,000 GPM @ 20 p.s.i. residual pressure, and this
will require a minimum of four fire hydrants for each building within this project to
deliver the calculated fire flow. With a full NFPA 13 fire sprinkler system the fire flow
could be reduced by 50 percent which would be 2000gpm @ 20 p.s.i. residual
pressure which would allow a reduction of hydrants to require a minimum of two
hydrants per building spaced at 350" spacing. The hydrants shown on the plans will
need to be, adjusted to meet this requirement.
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. 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.
Plans must be stamped by a NICET level Il or better in Auto Sprinkler Layout. There
needs to be a hydrant within 100" of the FDC. The FDC is required to have KNOX
Locking Caps. ALL FIRE PROTECTION PLANS REQUIRE THIRD PARTY REVIEW PRIOR
TO BE SUBMITTED TO THE DRAPER FIRE DEPARTMENT. This requirement will apply to
the hotel, Bldg. D (Apts) and based on what is appearing to be perceived as a very busy
area with food establishments and traffic flow would like to see Bldgs. A, B and C fire
sprinklered as well.
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’ 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.
Standpipes May Be Required. These buildings will be required to have standpipes.
This standpipe will be required to be pressure tested and a Contractor Certificate of
Completion will be required to be filled out.



10.

11.

12.
13.

14.

15.

16.

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 Il or better in Fire Alarm Systems. ALL FIRE
ALARM PLANS REQUIRE THIRD PARTY REVIEW PRIOR TO BE SUBMITTED TO THE
DRAPER FIRE DEPARTMENT.

Emergency Responder Radio Coverage Required. Emergency responder radio
coverage shall be at a minimum tested to show it is not required per IFC Section 510.
Two-way communication at the Elevator Landings will be Required. As per 2021 IFC.
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’ to the top of the box. Lock
box purchase can be arranged by the General Contractor.

2A-10BC Fire Extinguishers required. The extinguisher needs to be a serviceable
type meaning metal head and metal neck. Extinguishers need to be located ina
conspicuous location where they will be readily accessible and immediately
available for use. Placed every 75' 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.

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.

Plan approval or review shall not, be construed to relieve from or lessen the
responsibility of any person designing, owning, operating or controlling any
building. Damages to persons or property caused by defects, fire, improper
installation, or other emergency conditions that occur in or on the building property
shall not hold the Draper City Fire Department as assuming any liability.

Geologic Review.

1.

On page 5 of the February 2, 2024, GSH report (Section 3.3.5 Consolidation Tests),
GSH states, “To provide data necessary for our settlement analysis, consolidation
testing was performed on a representative sample of the fine-grained clay fill soils
encountered at the site. The results of these tests indicate that the samples tested
were moderately over- consolidated and will exhibit moderate strength and
compressibility characteristics under the anticipated loading. Detailed results of the
tests are maintained within our files and can be transmitted to you, upon your
request.”
a. TG recommends the City request that GSH provide the results of the
consolidation tests completed by GSH for the February 2, 2024, GSH report.
TG recommends the City request GSH to indicate which recommendations in the
December 18, 2017, GSH document and accompanying response letter remain
valid.
In the February 2, 2024, GSH report, GSH footnotes the seismic loading as follows:



a. If a measured site class in accordance with IBC 2021/ASCE 7-16 is beneficial
based on the project structural engineer’s review, please contact GSH for
additional options for obtaining this measured site class.

b. IBC 2021/ASCE 7-16 may require a site-specific study based on the project
structural engineer’s evaluation and recommendations. If needed, GSH can
provide additional information and analysis including a complete site-
specific study.

TG recommends the City request that GSH contact the structural engineer and

indicate if a site-specific seismic ground motion analysis is required for the

proposed structures as directed by the project structural engineer. The response
should be accompanied by a copy of correspondence from the project structural
engineer regarding the building period and if a site-specific seismic study is
required. If required, provide a site-specific ground motion analysis.

Legal Review.

1.

No additional comments provided.
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EXHIBIT D
LAND USE MAP
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SITE PLAN
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