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Staff Report Memorandum 
July 17, 2025 

To: Planning Commission 
From: Community Development Department 
Subject: Smith’s Fuel Center # 153, preliminary commercial site plan review SPR11112024-006885 

10305 S. 1300 E. St. CC Zoning District 
[Community # 17, Willow Canyon] Approximately 2 acres 

disturbed area, 14 fueling 
stations, 233 sq. ft. building 

Public Meeting Notice: This item has been noticed to property owners within 500 feet of the 
subject area, on public websites, at public locations, and a sign posted on site. 

Request 
The applicants, Julaine Gibson and James Copeland, P.E., 
representing Anderson, Wahlen Associates engineers, and 
Brian Palmer, as the property owner’s representative of Smith 
Food and Drug, Inc. (Kroger) are requesting preliminary 
commercial site plan review of a property located at 10305 S. 
1300 E. St. The site plan approval is necessary to locate a new 
Smith’s Fuel Center facility on a new lot located in the 
southwest corner of the existing commercial shopping center 
site.  The site plan also proposes to build a new driveway 
connection for the shopping center to 1300 E. St. and alter 
the current traffic lanes and raised center median islands on 
1300 E. St to allow a signalized intersection for the driveway. 
Both the fuel center facility and the new driveway will require 
significant re-grading of this portion of the shopping center 
site to create a building pad for the fuel center and to remove 
some existing trees and cut into the existing hill slope along 
the east side of 1300 E. Finally, a reduction in the number of 
required vehicle parking spaces is being sought.  (Please see 
the referenced Exhibits attached to the end of this report.) 
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Property Case History 
Case Number Case Summary 

SPR 82-27 Alpha-Beta grocery store site plan review approved in 1982. 
CUP 90-05 Extended hours for Smith’s Food and Drug to 24/7, approved in 1990. 
SPR 93-10 Earnst Home Center store site plan review, approved in 1993. 

SUB 4-19-5646 
Alta View Commercial Subdivision, five lots, 19.855 acres, included entire 
shopping center site, P.C. approved on Nov. 7, 2019.  Plat recorded April 1, 
2020. 

CUP02152023-006484 Extended hours to 24/7 for EOS Fitness in former Earnst Home Center site, 
approved in 2023. 

SUB07202021-006108 
Alta View Commercial Plat, Amended, amending lots #3 and #4 to create a 
total of seven lots, P.C. preliminarily approved the amendment on September 
2, 2021.  Plat was not finalized to recording. 

Background 
City staff has been in discussions with Smith’s representatives and AWA Engineers on this proposed fuel center addition to 
the shopping center site since July of 2020.  The addition of the fuel center to the existing parking lot in the southwest 
portion of the shopping center presents complex problems that need to be worked through and resolved.  The addition of 
the fuel center operation to this location is vital to the continued financial operations of this food and drug store, which 
serves the eastern one-half of the Sandy City residential neighborhoods.  The complications of this endeavor will generate 
substantial near-site or off-site transportation related infrastructure cost to the applicant and /or the city.  These issues and 
their proposed solutions will be discussed in the analysis portion of this staff report. 

As this 40-year-old shopping center progresses, modifications are both necessary and expected.  This conversion of an existing 
parking lot area that is seldom used by shoppers lends itself to the addition of a new business.  It is expected to generate 
additional customers to the fuel center use and generate more shoppers for the existing food and drug store.  Surrounding 
land uses and zoning in the area are well established and there is no need to change anything surrounding the shopping 
center area.  (Please see attached Exhibit A, Vicinity Plan and Air Photo) 

 Public Notice and Outreach 
Notices were mailed to property owner located within 500 
feet of the subject shopping center subdivision property.  The 
notice for the planning commission meeting was posted in 
public places and on various public websites.  Additionally, a 
notice sign was posted on the property, near where the 
proposed fuel center will be located.  No neighborhood 
meeting was required nor was one held.  

Analysis 
The analysis portion of this report is separated into three 
sections as follows: (1) Site planning for the fuel center 
addition to the shopping center site; (2) Required vehicle 
parking reduction request; and (3) Off-site traffic impact mitigation on abutting public street. 
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Site Planning for the Fuel Center Project.  City staff has reviewed several versions of the proposed site plan over the past 
5 years.  The land use as a self-service fueling station is permitted in the CC zone, provided the use is 250 feet or more away 
from residential zoning or if separated from residential zoning by an arterial street, which is the case here.  The current site 
plan meets all the preliminary level department requirements and city development code provisions, for landscaping, parking 
stall sizes, driveway widths, and on-site maneuvering for fuel delivery and garbage pickup, as well as for emergency vehicles. 
The fuel center will have a fuel island canopy that meets City requirements located as shown on the proposed site plan with 
a small employee occupied cashier kiosk building with and convenience items for sale located partially under the fuel island 
canopy.  The building and the canopy meet the city architectural design requirement.  (Please see the attached Exhibit B for 
the site plan.) 

New Driveway on 1300 E. St.  One of Smith’s operational requirements to add the fuel center to this location is to provide 
more visible and more directly accessible driveway access from 1300 E. St. to the fuel center facility.  Hence the proposed 
new “Mid-block” T-intersection location on the north side of the new lot #6.  This location has been approved by city 
engineers and studies have been conducted to determine the justification for traffic control signalization to provide more 
centrally located full access on 1300 E. and safer turning and merging movements in the area.  This driveway and its location 
and geometrics are approvable as proposed. 

Site Re-grading.  To provide a generally level site for the fuel center and to accommodate the new driveway, the proposed 
disturbed area will need to be extensively re-graded.  The current site is moderately sloped from east to west across the 
existing parking lot between the commercial buildings and 1300 E. St., but this parking area is about 20 feet above the street 
level of 1300 E. St.  There is currently a steeply sloped grass hillside with many mature trees located between the sidewalk 
and the parking lot.  There will need to be new retaining walls between the proposed “benching” of the current parking lot 
and the new driveway and on-site existing driveways to make this all work.  This proposed site grading has been preliminarily 
approved by the city engineers in Public Works and Public Utilities departments.  (Please see attached Exhibit C for the 
grading plan.  Please see Exhibits C-1 for cross sections through the fuel center pad site.) 

Removal of Existing Mature Trees to Facilitate Site Re-grading.  Because of the age of this shopping center, there are 
approximately 60 mature trees located on the full shopping center site (19.885 acres).  Many of these trees have reached the 
end of their life expectancy or have been damaged by insects or disease.  Because of the proposed re-grading of the site to 
create the new pad site and to make the new driveway connection to 1300 E. St., Some of this existing tree vegetation will 
need to be removed from the site.  City staff requested that the applicant provide a tree inventory study of the whole shopping 
center site, which was performed by a licensed landscape Architect/arborist and is presented on plan sheet L1.3 (Please see 
the attached Exhibit D. 

Additionally, staff requested that the City Forester, Britt Bingham, from the City’s Parks and Recreation Department review 
the inventory and conduct his own assessment of the trees present on site.  The results of these combined studies indicate 
the following actions as to tree removals from the site:  (1) Eight trees are to be removed due to re-grading the parking lot 
for the new parking lot; (2) Five trees will need to be removed for the new driveway entrance; (3) One tree is to be removed 
for the new ADA access ramp;  and nine trees need to be removed because they are dead or nearly dead. 

The trees to be removed total 23 trees of the 60 trees present on the overall site.  All 23 trees will be replaced one for one 
with appropriate species and sized new trees, according to the proposed landscape plan as shown on plan sheet L1.1.  Other 
suggested tree care recommendations will also be required as specified in the tree inventory and City Forester’s reports.  
(Please see attached Exhibit E, Landscape plans.) 
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Fuel Center’s Fuel Island Canopy and Cashier’s Kiosk Building Architectural Design and Materials.  The proposed fuel 
island canopy meets the city requirements for location, materials, heights and canopy facia signage limitations.  The Kiosk 
building will also meet the building materials and other requirements of the City Code Section 21-23-18.  (See Exhibit F, 
attached for details on the building and canopy.) 

Off-Street Vehicle Parking Stall Requirements Reduction Request.  The current 19.855-acre shopping center site has a 
shared parking agreement covering all the buildings and all the lots in the subdivision, which will continue.  Because some 
existing parking stalls will be removed to make way for the fuel center pad and the driveway re-grading, approximately 151 
existing parking stalls will be removed from the site by the proposed new construction.  However, the existing site is over-
parked by current city parking requirement, based upon the uses and the square footage of the existing buildings.  Current 
parking requirements for existing buildings total 867 stalls, although 934 stalls currently exist.   

In considering a parking reduction request, the city only needs to consider requested reductions from the currently required 
parking stall count.  The proposed overall site parking number, after the addition of the new fuel center facility, is 783 stalls. 
The proposed stalls represent an 84 parking stall reduction below the City Code required number (867) which represents a 
9.68 percent reduction.  The City Community Development Director can approve up to a 10 percent reduction in required 
parking and the planning commission can approve up to a 25 percent reduction, based upon the satisfaction of from one to 
four of the analysis and mass transit criteria stated in the city ordinance section21-24-3 (c) (1).  Please see attached Exhibit 
I for existing parking count map and Exhibit J for the proposed parking count map,) 

The applicant’s consulting transportation engineer has prepared both a Parking Study (Parking Demand Analysis) (See 
attached Exhibit G) and a Traffic Impact Analysis study for this project.  Much of the Traffic Impact Analysis information 
has to do with the proposed new driveway connection on 1300 S. St. and the median island and turn bay designs on 1300 
E. St., associated with the proposed traffic signal.  Also, Smith’s/Kroger has provided a real estate based Market Demand 
Analysis related to this project (See attached Exhibit H). Staff has reviewed these analysis studies and finds that the evidence
provided meets the criteria of two of the four criteria and therefore would justify up to a 15 percent reduction in required
parking.  The applicant is requesting just under 10 percent reduction, which only requires one of the four criteria to be met.
Staff has reviewed the Parking Demand Analysis and the Parking Market Analysis and finds that they satisfy two of the four
provisions of the ordinance as justification for a parking reduction of up to 15 percent.  Staff supports the requested granting
of the up to 10 percent reduction in required parking for this shopping center project area.

Off-Site Traffic Impact Mitigation on Abutting Public Streets.  As stated previously much of the discussion with City 
staff over the past 5 years has centered around the public street traffic control infrastructure requirements that will be imposed 
by the City on the applicants, in response to the intersection/driveway request and the anticipated impacts both to the 
shopping center and to the public street infrastructure needs and the public safety.  That discussion is on-going with the 
City Engineers’ staff.  The plans presented to the City as part of the site plan review include much detail in design and 
specification along the 1300 E. St. frontage of the overall shopping center site and certainly have reached the level of 
preliminary approval.  There will need to be further refinement to these plans and details during the final Site Plan Review 
process. 

Very recently, the City Engineering division has proposed some turning movement restrictions and raised median and 
painted turn lane queuing improvements for Sego Lily Drive, abutting the site on the north.  The applicants have not had 
time to respond to these proposed restrictions and requirements for Sego Lily Drive, which is currently where the grocery 
delivery truck and semi-trailer rigs enter and exit the rear of the grocery store and other shop buildings.  The applicant is 
very concerned with this possible turning movement restriction and its possible impact on the truck and semi-trailer rigs’ 
on-site maneuvering.  The applicant team is proposing that additional traffic study modeling and on-site monitoring can 
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reduce or eliminate the need for turning movement restriction on existing to Sego Lily Dr. but needs further time to study 
this.  Planning staff is suggesting that the issues of Sego Lily Dr. restrictions be continued beyond the preliminary site plan 
review approval by the planning commission, to be resolved after further study and discussions with the City Engineer 
during final site plan review approval by City staff.  If a mutually agreeable solution between the applicant and the City 
Engineer can’t be reached after submitting additional study by the applicant’s consulting transportation and professional 
engineers, then this portion of the site plan review would be returned to the planning commission for decision at a future 
meeting.  This would allow the project to be finalized, and construction started during this calendar year. 

Staff Concerns 
Planning staff does not have any concerns about the planning commission approving the proposed site plan, granting the 
ten percent reduction in required off-street vehicle parking and requiring the off-site traffic related infrastructure 
improvement on 1300 E. St.  Staff reasons that it is appropriate for the applicant’s team and the City Engineer to further 
study and resolve any issues related to the Sego Lily Dr. restrictions or infrastructure improvement requirements to be 
imposed by Sandy City.  If a mutually acceptable agreement can’t be reached during the final site plan review process with 
staff, any remaining issue can be scheduled for planning commission review and action at a future planning commission 
meeting. 

Recommendation 
Staff recommends that the Planning Commission approve the following: 

1) The preliminary site plan review of the proposed Smith’s Fuel Center #153 project, as proposed;
2) The requested ten percent reduction request in the number of required on-site vehicle parking stalls, as requested;
3) The required off-site vehicle traffic impact mitigation improvements on abutting 1300 E. St., including the

proposed traffic signal at the new driveway location; and
4) That the potentially required vehicle traffic mitigation improvements or restrictions on abutting site Sego Lily Dr.

be further studied by the applicant’s engineering team and the City Engineering Division during the final site plan
review process with city staff, to the point of mutual agreement on what will be required or restricted.  If the
applicant’s engineering team and the City Engineering Division cannot reach a mutually acceptable agreement as
to requirements or restrictions, to be installed within the public way of Sego Lily Dr., then staff will bring that issue
back to the planning commission for determination at a future meeting,

 For this project, as described in this staff report, for the property located at 10305 S. 1300 E. St., based on the following 
findings and subject to the following conditions:  

Findings: 
1. The addition of the fueling center will have a positive impact on this aging shopping center site.  It will bring new

customers to the fueling center and also bring additional customers to the grocery store and the fuel station on a
combined trip to the site.  The viability of the continued grocery store operation will be improved by the addition of
the fueling station to the site.

2. The proposed site within the context of the overall shopping center, will occupy existing hard surfaced parking lot
area that is seldom used for vehicle parking.

3. The new driveway and T-intersection with signalization, located mid-site, will improve the visibility of the shopping
center site and help facilitate better and safer access from 1300 E. to both the shopping center and the county horse
trailhead facility on the neighboring Dry Creek open space area.
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Conditions: 
1. That the applicant proceeds through the final site plan review process with city staff to the completion of the process.

2. That all requirements of the reviewing city department and division be complied with to the satisfaction of city staff
as reflected in the final site plan and building permit processes.

3. That the area of disturbance for the fuel center and driveway project be enclosed in a temporary 6-foot-high chain-
link type fence with fabric screening to help limit blowing dust from the excavation work.

4. That the companion subdivision amendment plat be finalized and recorded with the county recorder prior to
certificate of occupancy for the fuel center operation.

Planner: 

Douglas L. Wheelwright 
Development Services Manager 

File Name: S:\USERS\PLN\STAFFRPT\TEMPLATE\STAFF REPORT\2024\SPR11112024-006885 
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Exhibit “A” 



Smith’s Fuel Center #153 Site Plan Review  SPR11112024-006885  Page 7 

10000 Cen tenn ia l  P arkway   | Sandy,  Utah 84070  |   p: 801 .568 .7250   |   f: 801 .568 .7278   |   sandy.u tah .  gov 

Exhibit “B”  
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Exhibit “C” 
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Exhibit “D” 
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Exhibit “E”   
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Exhibit “F” 
 

 
 
 
 
 
 
 
 
 
 
 
 



Smith’s Fuel Center #153 Site Plan Review  SPR11112024-006885  Page 12 

10000 Cen tenn ia l  P arkway   | Sandy,  Utah 84070  |   p: 801 .568 .7250   |   f: 801 .568 .7278   |   sandy.u tah .  gov 

Exhibit “G”   
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Exhibit “H” 
 
 

 
 
 
 



Smith’s Fuel Center #153 Site Plan Review                SPR11112024-006885                         Page 14 
 
  

10000 Cen tenn ia l  P arkway   | Sandy,  Utah 84070  |   p: 801 .568 .7250   |   f: 801 .568 .7278   |   sandy.u tah .  gov  

 

Exhibit “H” continued 
 

 
 



Smith’s Fuel Center #153 Site Plan Review                SPR11112024-006885                         Page 13 
 
  

10000 Cen tenn ia l  P arkway   | Sandy,  Utah 84070  |   p: 801 .568 .7250   |   f: 801 .568 .7278   |   sandy.u tah .  gov  

 

Exhibit “I” 
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Exhibit “J” 
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