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October 3, 2019Planning Commission Meeting Agenda

Commercial Land Use Matrix - Kuwahara Wholesale 

Amend Title 15A, Chapter 8, Land  Uses in the Commercial, Office, 

Industrial, Mixed Use, Transit Corridor, and Research and Development 

Districts , Section 2,  Permitted Land Use Matrix by the Commercial, 

Office, Industrial, Mixed Use, Transit Corridor, and Research and 

Development Districts, Revised Ordinances of Sandy City, 2008

CODE-06-19-

5669_PC(2nd

)

3.

Staff Report.pdf

PC Minutes 090519.pdf

Attachments:

Implementing Appendix D of the International Fire Code and Other 

Miscellaneous Text Amendments 

Amend Title 15A, Chapter 21, Subdivision Design Standards; Chapter 15, 

Sensitive Area Overlay Zone; Chapter 20, Residential Development 

Standards; Chapter 24, Parking, Access and Circulation Requirements; 

and Chapter 37, Definitions, Revised Ordinances of Sandy City, 2008

CODE-08-19-

5713_PC(2nd

)

4.

Staff Report.pdf

PC Minutes 090519.pdf

Attachments:

Administrative Business

Planning Commission meeting miutes for September 19, 201919-3441.

9.19.19 PC Meeting Minutes (draft)Attachments:

2.  Sandy City Development Report

3.  Director's Report

Adjournment
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October 3, 2019Planning Commission Meeting Agenda

Meeting Procedure

1. Staff Introduction

2. Developer/Project Applicant presentation

3. Staff Presentation

4. Open Public Comment (if item has been noticed to the public)

5. Close Public Comment

6. Planning Commission Deliberation

7. Planning Commission Motion

In order to be considerate of everyone attending the meeting and to more closely follow the 

published agenda times, public comments will be limited to 2 minutes per person per item. A 

spokesperson who has been asked by a group to summarize their concerns will be allowed 5 

minutes to speak. Comments which cannot be made within these time limits should be submitted 

in writing to the Community Development Department prior to noon the day

before the scheduled meeting.

Planning Commission applications may be tabled if: 1) Additional information is needed in order 

to take action on the item; OR 2) The Planning Commission feels there are unresolved issues 

that may need further attention before the Commission is ready to make a motion. No agenda 

item will begin after 11 pm without a unanimous vote of the Commission. The Commission may 

carry over agenda items, scheduled late in the evening and not heard, to the next regular 

scheduled meeting.

In compliance with the Americans With Disabilities Act, reasonable accommodations for 

individuals with disabilities will be provided upon request. For assistance, or if you have any 

questions regarding the Planning Commission Agenda or any of the items, please call the Sandy 

City Planning Department at (801) 568-7256
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Sandy City, Utah

Staff Report

10000 Centennial Parkway
Sandy, UT 84070

Phone: 801-568-7141

File #: 19-346, Version: 1 Date: 10/3/2019���

Discuss Planning Commission By-laws
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Sandy City, Utah

Staff Report

10000 Centennial Parkway
Sandy, UT 84070

Phone: 801-568-7141

File #: CUP-08-19-5717,
Version: 1

Date: 10/3/2019���

Agenda Item Title:
Brown Accessory Apartment
490 E. 10735 S.
[Community #11 - Crescent]

Presenter: Wade Sanner

Description/Background:

Fiscal Impact:

Further action to be taken:

Recommended Action and/or Suggested Motion:
Staff recommends that the Planning Commission approve a Conditional Use Permit for Sheldon and Michelle
Brown to allow for a 667 square foot accessory apartment on the property located at 490 East 10735 South.
This is based on the following findings and conditions:

Findings

1. The proposed use meets the intent of the accessory apartment section of the Sandy City Land
Development Code.

2. The applicant understands and is willing to comply with the Sandy City Land Development
Code and conditions of approval.

3. The appearance will remain that of a single-family dwelling.

Conditions

1. That the applicant complies with all Building & Safety, and Fire & Life Codes.
2. That the applicant be responsible for meeting all provisions of the Sandy City Land
Development Code, and all conditions of approval imposed by the Planning Commission.
3. That the applicant submit for a building permit to renovate and install the accessory apartment.
4. That this Conditional Use Permit be reviewed upon legitimate complaint.
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Sandy City, Utah

Staff Report

10000 Centennial Parkway
Sandy, UT 84070

Phone: 801-568-7141

File #:
CODE-06-19-5669_PC(2nd),
Version: 1

Date: 10/3/2019���

Agenda Item Title:
Commercial Land Use Matrix - Kuwahara Wholesale
Amend Title 15A, Chapter 8, Land  Uses in the Commercial, Office, Industrial, Mixed Use, Transit
Corridor, and Research and Development Districts , Section 2,  Permitted Land Use Matrix by the
Commercial, Office, Industrial, Mixed Use, Transit Corridor, and Research and Development Districts,
Revised Ordinances of Sandy City, 2008

Presenter:
Mike Wilcox

Description/Background:
Alex Kuwahara and Bruce Parker, representing Kuwahara Wholesale, are proposing to amend Title
15A, Chapter 8, Land Uses in the Commercial, Office, Industrial, Mixed Use, Transit Corridor, and
Research and Development Districts, Section 2, Permitted Land Use Matrix by the Commercial,
Office, Industrial, Mixed Use, Transit Corridor, and Research and Development Districts, Revised
Ordinances of Sandy City, 2008. The purpose of the Code Amendment is to consider allowing Single-
Family Dwellings as a Permitted Use in the CN(HSN) Zone (Neighborhood Commercial, Historic
Sandy Neighborhood District). Their requested code amendment is detailed in their attached letter
and the reasons they believe the amendment should be approved.

This item is back before the Planning Commission due to a public noticing error. This item was
originally presented to the Planning Commission during the September 5, 2019 meeting. The minutes
from that meeting are attached with the staff report. A full recording of this meeting can be found at
https://sandyutah.legistar.com/Calendar.aspx.

Staff would also like to highlight the history of other requests related to the Kuwahara Wholesale
property that is affected by the proposed amendment. These other requests include a code
amendment (adding "Plant Nursery" as permitted/conditional use in the CN(HSN Zone) and a rezone
(extending the CN(HSN) Zone to the east). See the "related files" for additional information on these
past requests.

Recommended Action and/or Suggested Motion:
Staff recommends that the Planning Commission forward a negative recommendation to the City
Council to amend a portion of Title 15A, Chapter 8, Land Uses in the Commercial, Office, Industrial,
Mixed Use, Transit Corridor, and Research and Development Districts, Section 2, Permitted Land
Use Matrix by the Commercial, Office, Industrial, Mixed Use, Transit Corridor, and Research and
Development Districts, Revised Ordinances of Sandy City, 2008, as shown in the applicant’s letter
based on the following findings:
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File #:
CODE-06-19-5669_PC(2nd),
Version: 1

Date: 10/3/2019���

1. It is not in compliance with the Purpose of the Land Development Code by creating
consistency and equitable standards in Sandy City.

2. It is not in compliance with the Goals and Policies of the General Plan by establishing
appropriate development standards for all uses and zoning categories within Sandy City.
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Sandy

SANDY C!TY COMMUNITY DEVELOPMENT
JAMES SORENSEN

COMMUNITY DEVELOPMENT
DIRECTOR

KURT BRADBURN
MAYOR

MANHEW HUISH
CHIEF ADMINISTRATIVE OFFICER

MEMORANDUM
August 29,2019

To:
From:
Subiect:

City Council via Planning Commission
Community Development Department
Commercial Land Use Matrix - Kuwahara Wholesale
Amend Title L5A, Chapter 8, Land Uses in the Commercial,
Office, Industrial, Mixed Use, Transit Corridor, and
Research and Development Districts , Section 2, Permitted
Land Use Matrix by the Commercial, Office, Industrial,
Mixed Use, Transit Corridor, and Research and
Development Districts, Revised Ordinances of Sandy City,
2008

coDE-06-19-5669

HEARING NOTICE: This item has been noticed on public websites, and in the newspaper at least
10 days prior to the Public Hearing.

REQUEST
Alex Kuwahara and Bruce Parker, representing Kuwahara Wholesale, are proposing to amend Title l5A,
Chapter 8, Land Uses in the Commercial, Office, Industrial, Mixed Use, Transit Corridor, and Research
and Development Districts, Section 2, Permitted Land Use Matrix by the Commercial, Office, Industrial,
Mixed Use, Transit Corridor, and Research and Development Districts, Revised Ordinances of Sandy City,
2008. The purpose of the Code Amendment is to consider allowing Single-Family Dwellings as a Permitted
Use in the CN(HSN\ Zone (Neighborhood Commercial, Historic Sandy Neighborhood District). Their
requested code amendment is detailed in their attached letter and the reasons they believe the amendment
should be approved.

BACKGROUND
The City has established a land use matrix for commercial zones, wherein all land use categories are
cross referenced to all established commercial zones in the City.

As it states in the beginning section of code:

A. Purpose. The commercial districts land use standards are intended to

10000 Centennlol Porkwoy Sondy, Utoh 84070 p: 801.568,7250 f : 80 1.568,7278 sondy.utoh.gov21 of 128 
10/3



Commercial Land Use Matrix - Kuwahara Wholesale - CODE-06-L9-5669 Page-2-

l. Allow a mixture of complementary land uses that may include retail, offices, commercial services,
civic uses, and housing to create economic and social vitality, and to encourage the linking of trips;
and

2. Develop commercial areas that encourage walking as an alternative to driving and provide
employment and housing options

In this matrix, the City has sorted out uses that are deemed not compatible in commercial zone
districts. Dwelling, Single Family is not permitted in any zone, except for the Mixed Use (MU) Zone.

The CN[HSN)Zone is described as follows [see section 15A-04-11[G))

Neighborhood Commercial - Historic Sandy Neighborhood District (CN(HSN)). This district is established
to provide a viable commercial zoning district for those commercial areas, which border the Historic Sandy
Neighborhood. The zone is created to provide the convenience shopping and service needs of the
surrounding neighborhood area, while at the same time providing guidelines for development to recognize
and maintain the neighborhood's unique characteristics.

ANALYSIS
The Planning Commission must review the following criteria when considering a requested Code
Amendment:

Is the change reasonably necessary?
Is it in the public interest?
Is it in harmony with the objectives and purposes of the future development of Sandy City?
Is the change consistent with the General Plan?

Staff is concerned about the request, as it is not in harmony with the established practice of
separating residential and commercial uses. Traditional zoning practice separates incompatible uses
through different zoning districts. Residential uses are not compatible with commercial uses except
in the context of a mixed-use development wherein they are made to be compatible through design
requirements.

The intent to zone these properties commercial was to guide the area toward commercial investment
and development of commercial uses. The existing single-family structures are able to remain and
the single-family use is able to continue legally. If that use ceases for more than a year, then the legal
non-conforming use status expires. The structure could only be legally used for commercial uses once
it is converted for that purpose and is brought into conformity with the commercial site plan and
building code standards.

It appears the intent of this request is to make the existing residential homes in the CN[HSN) Zone a
legal conforming use. The impact of this decision could result in not encouraging redevelopment and
conversion of single-family homes to commercial uses. It does not further the purpose of the CN(HSN)
Zone.

NON.CONFORMING USES
This Code Amendment would not create any non-conforming use situations.

LAND DEVETOPMENT CODE PURPOSE COMPLIANCE
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Commercial Land Use Matrix - Kuwahara Wholesale - CODE-06-L9-5669 Page-3-

The Sandy City Land Development Code in 15A-01-03 lists the criteria explaining the intent and
purpose ofthe Ordinance. The purpose is:

15A-01-03 Purpose
This Code is adopted to implement Sandy City's General Plan and to promote: public
health, safety, convenience, aesthetics, welfare; efficient use of land; sustainable land use

and building practices; transportation options and accessibility; crime prevention; timely
citizen involvement in land use decision making; and efficiency in development review
and land use administration. Specifically, this Code is established to promote the
following purposes:

1. General
a. To facilitate the orderly growth and development of Sandy City.
b. To facilitate adequate provision for transportation, water, sewage, schools, parks, and

other public requirements.
c. To stabilize property values.
d. To enhance the economic well-being of Sandy City and its inhabitants.

2. Implementation of General Plan
To coordinate and ensure the implementation of the City's General Plan through effective
execution of development review requirements, adequate facility and services review and

other goals, policies, or programs contained in the General Plan.

3. Comprehensive, Consistent and Equitable Regulations
To establish a system of fair, comprehensive, consistent and equitable regulations, standards

and procedures for review and approval of all proposed land development within the City.

4. Efficiently and Effectively Managed Procedures
a. To promote fair procedures that are efficient and effective in terms of time and expense.
b. To be effective and responsive in terms of the allocation of authority and delegation of

powers and duties among ministerial, appointed, and elected officials.
c. To foster a positive customer service attitude and to respect the rights of all applicants

and affected citizens.

GENERAL PLAN COMPLIANCE
The General Plan encourages appropriate development standards for all uses and zoning categories
within Sandy City. This code amendment would not further that goal and objective. The proposed
Code Amendment will not create consistency and equitable standards for temporary uses in the city.

STAFF RECOMMENDATION
Staff recommends that the Planning Commission forward a negative recommendation to the City
Council to amend a portion of Title l5A', Chapter 8, Land Uses in the Commercial, Office, Industrial,
Mixed Use, Transit Corridor, and Research and Development Districts, Section 2, Permitted Land Use
Matrix by the Commercial, Office, Industrial, Mixed Use, Transit Corridor, and Research and

Development Districts, Revised Ordinances of Sandy City, 2008, as shown in the applicant's letter
based on the following findings:

It is not in compliance with the Purpose of the Land Development Code by creating
consistency and equitable standards in Sandy City.

I
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Commercial Land Use Matrix - Kuwahara Wholesale - CODE-06-L9-5669 Page-4-

It is not in compliance with the Goals and Policies of the General Plan by establishing
appropriate development standards for all uses and zoning categories within Sandy City.

Planner: Reviewed by:

2.

fr^
Mike Wilcox
ZoningAdministrator

File Name: S:\USERS\PLN\STAFFRPT\2019\CODE-06-19-5669-KUWAHARA LAND USE MATRIX AMD\STAFF REP0RT.DOCX
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SANDY CITY IAND DEVELOPMENT CODE - SECTION 15A.08.02

TABLE OF USES AMENDMENT

Section 15A-08-02 - Table of Uses (Sandy City Land Development Code) prohibits (as either a

Permitted or Conditional Use,)"Dwelling, Single Family" in the Commercial-Neighborhood
(Historic Sandy Neighborhood)Zoning District (CNIHSN]). Any exitsing Single Family Dwellings

located in the CN(HSN) Zoning District are therefore Non-Conforming Uses. A Non-Conforming

Use has severe use restrictions and implications including financial lending restrictions by

various financial institutions. ldentifying all Existing Single Family Dwellings achieves no valid

public purposes but does significantly impact private property rights. A Single Family Dwelling,

existing on the date of adoption or amendment of the Land Development Code prohibiting

Single Family Dwellings in the CN(HSN)Zoning District should be allowed to remain as a

Permitted Use. lf a change in use is determined appropriate the free market will speak.

This Application proposes that the Sandy City Land Development Code, Section

15A-08-02 - Table of Uses, be amended as follows:

A new table row be created that establishes "Dwelling. nele'Familv (Existinsl" as asi

Permitted (P) Use in the Commercial Neighborhood (Historic Sandv Neighborhoodl Zone.
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Planning and
Development
Services

3007 East Cruise Way

Salt Lake City, Utah
84109

80t/27714435

Fax80l/27714760
pds@utahplanning.com

July 22,2019

Sandy City Planning Commission Members

c/o Mr. Mike Wilcox, Zoning Administrator
10000 S. Centennial Pkwy. Sandy, UT 84070

Dear Sandy City Planning Commissioners

The Sandy City, Community Development Department staff, has

asked that ths Applicant provide information related to review items 3(a) to

3(d). In the interests of giving the Sandy City Planning Commission members

with the information requested, and to assist the Commission in making a

positive recommendation and determinations of the four (4) review items,

please acccpt the following:

SANDY CITY LAND DEVELOPMENT CODE - SECTION 15A.08.02
TABLE OF USES AMENDMENT

The Sandy City Land tJse Application "Code Amendment

Requirements" provides :

.,3. The Planning Commission may consider the following items when

reviewing the proposed Code Amendment:

a. Is the change reasonably necessary?

b. Is it in the public interest?
c. Is it in harmony with the objectives and purposes of the future development

of Sandy City?
d. Is the change consistcnt with the General Plan?"

Item (3)(a) - ls this change reasonably necessary?

The proposed Code Amendment is necessary. Scction 154-08-02 -
Table of Uses (Sandy City Land Development Code) prohibits any Single-

Family Dwelling in the Commercial-Neighborhood (Historic Sandy

Neighborhood) Zoning District (CN[HSN]), including an existing Single-

Family Dwclling. Therefore, a Single-Family Dwellings located in the

Historic Sandy Neighborhood and zoned CN(HSN) is, by the action of the

Zoning District requirements, a Non-Conforming Use. A Non-Conforming
Use has very severe use restrictions and implications, including financial
lending restrictions by financial institutions. Identiffing all Existing Single-

Family Dwellings as a Permitted Use rectifies this unnecessary regulation for

all Single-Family Residential Dwellings located in the CN(HSN) Zoning
District, established before the enactment of the zone.

1
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Item (3Xb) - Is it in the public interest?

Creating a use as nonconforming should be a very dclibcratc decision, intended to

achieve a valid public purpose. It is challenging, if not impossible, to envision any public interest

being achieved by imposing nonconforming use status on any Single-Family Dwelling that

existed before CN(HSN) ZoningDistrict adoption. The Sandy City General Plan presents no

rationale for such a regressive regulation. However, several Citv General Planning policies

support the approval of the Land Use Code amendment, including "Housing; Goal 3'

Community - Encourage the presertation, upkeep, and maintenance of existing housing," and

Item #l "Encourage neighborhood commercial development that n*ill enltven sffeetfronts and

seryice the needs of the residential neighborhoods in the area (State Street and 700 East)"
(Historic Sandy Nei ghborhood Plan.

Item (3Xc) - Is it in harmony with the objectives and purposes of the future development of
Sandy Cify?

The Sandy City - Historic Sandy Neighborhood Plan, adopted October 2006 (Retrieved

July 2019 from https://sandy.utah.gov/departments/community-developrnent/plannineilonk
range-planning/area-mastcr-plans#historic) refers to the area bounded by 8400 South, 700 East,

9000 South, and State Street as the "original square mile of Sandy City." The Historic Sandy

Neighborhood "is the oldest neighborhood" of Sandy City. As the City's oldest neighborhood, a

variety of existing uses predate the Sandy City Land Development Code, including Single-

Family Residential Homes on Statc Street.

The Sandy City General Plan adopted, but undated
(https://sandir.utah.gov/departments/comnrunity-developrnent/plannine/lonq-range-
planning/sandv-city-general-plan) provides nine (9) Chapters. Chapter 2 - Goals and Policies

provides many policies supporting this Code Amendment Application. For conciseness,

however, only a few will be presented but certainly enough to demonstrate the General Plan's

clear support.

Policy 2.3 Endeavor to include unique facilities in each community that will attract

residents not only from that community but other areas of the city as well.

Commercial/Industrial Zoning and Development
1.6 Provide altematives for rectifying inconsistent zoning.

a. Consider changing zone designation to an existing noncommercial zone designation

that would still allow a satisfactory economic retum to the property owner.

5.1 Provide for large minimum lot sizes for all future commercial uses that will discowage

cluttered, strip development.

Housing
3. Community - Community Encourage the preservation, upkeep, and maintenance of existing

housing.

2
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Several Moderate-Income Housing policies also support the retention of existing housing

stock.

Item 3(d). Is the change consistent with the General Plan?

The Historic Sandy Neighborhood Plan provides eight (8) actions for the achievement of
several PIan goals (below).

J
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The most applicable Actions directly related to the requested Code Amendment are:

#1. Encourage neighborhood commercial development that will enliven street fronts and

service the needs ofthe residential neighborhoods in the area (State Street and 700 East)

#2. Revitalize the commercial areas along State Street and some sections of 700 East through

the Historic Sandy Neighborhood in such a way as to provide a catalyst for improving the

surrounding area.

#4. Create new ordinances or amend existing ordinances, if necessary, for the commercial

areas along State Street.

Recognizing the City's policy foundations more than adequate support exists for the

approval of the proposed Code Amendment. The recluested Code Amendment is an amendment

of existing ordinances for the commercial areas along State Street. When balanced with the

City's housing policies, this Code Amendment should receive a positive recomrrendation from
the Planning Cornmission to the Sandy City Council.

A nerv row be provided in the Table of Uses to establish "Dwelling, Single-Family
(Existing)" as a Permitted (P) Use in the Commercial Neighborhood (Historic Sandy

Neighborhood) Zone.

Submitted,

Parker, AICP
Principal, Planning and Development Services

Authorized Agent for Applicant

5
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5. CODE-06-19

-5669_PC

Commercial Land Use Matrix - Kuwahara Wholesale 

Amend Title 15A, Chapter 8, Land  Uses in the Commercial, Office, 

Industrial, Mixed Use, Transit Corridor, and Research and Development 

Districts , Section 2,  Permitted Land Use Matrix by the Commercial, 

Office, Industrial, Mixed Use, Transit Corridor, and Research and 

Development Districts, Revised Ordinances of Sandy City, 2008

Staff Report.pdfAttachments:

Mike Wilcox presented item to Planning Commission.

Applicant Bruce Parker explained that they disagree with staff recommendation.

Bruce Parker explained why their code change is an appropriate change for the city.

Monica Collard asked if their structures are durable for weather since they do not want to 

take them down. 

Bruce Parker explained that the structures can withstand the snow and rain. 

Monica Collard asked why they don’t just make it permanent.

Bruce explained that they would require much more structural support and financing.

Dave Bromley asked how long they can keep the plastic cover structure before replacing 

it.

Alex Kuwahara owner of Kuwahara Wholesale explained that it must be changed every 3 

years.

Michael Christopherson asked how tall the greenhouse structures are. 

Alex Kuwahara said it is between 6-10 feet depending on the structure. 

Monica Collard asked if people will be allowed to go into the structures. 

Alex Kuwahara explained that people are allowed in during growing season but not during 

the off season. 

Dave Bromley asked how the structures are anchored. 

Alex Kuwahara explained that they are in the ground and cemented.  

Michael Christopherson explained that he feels like this proposed code amendment is for 

a different type of business then what they do and that this isn’t the right solution. 

Bruce Parker and Alex Kuwahara explained that other cities are making room for 

companies like them into their codes. 

Michael Christopherson explained that he feels like it should be made into a permanent 

structure and business, not temporary. 

Monica Collard asked if they live on site. 
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Michael Christopherson explained that, that is the second item. 

Cory Shupe asked what caused them to want to change the code. 

Bruce Parker explained the pressure from the temporary codes to take down structures 

two days after temp license expires caused them to want to change the code. 

Michael Christopherson asked them to speak to the second issue.

Bruce Parker presented second item to Planning Commission.

Dave Bromley asked what their concern is. 

Bruce Parker explained that they can’t get financing because the commercial zone 

makes single family dwelling legal non-conforming.

Michael Christopherson asked if there are any other impacts. 

Bruce Parker explained that after 12 months of vacancy they can’t be occupied as 

residential.

Cameron Duncan said he still feels like this is a commercial project, not a residential.

Michael Christopherson invited staff back up.

Mike Wilcox explained that Kuwahara is not a temporary business by definition. 

Michael Christopherson asked how the city feels about the business in general.

Michael Christopherson asked for clarification if they are a temporary business. 

Bruce Parker said they are a temporary business. 

Brian McCuistion explained they have not been given a temporary use permit for at least 

two years.

James Sorenson further explained that they have not gained permits because they are 

not in compliance to obtain temporary permits. 

Mike Wilcox explained all the different things that are out of compliance.

Michael Christopherson asked what the outcome of this motion would be and a better 

understanding of what was being said. 

Monica Collard explained she understands that if they didn’t live in the home, which is 

now zoned as a commercial zone, they could continue operating as a business if they 

didn’t live in the home and the structures came down every six months. 

Dave Bromley disagreed. He believes this site would need to go through commercial site 

plan approvals in order to get approved. 

Monica Collard explained that this is a temporary use and not a permanent use. 
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Darien Alcorn explained that a temporary use permit also requires a site plan. 

Mike Wilcox clarified that the development of the property as a commercial property 

requires a site plan review or a vacant property wanting to have temporary use must meet 

certain landscape and site plan standards that were established several years ago. 

Michael Christopherson asked if that was a yearly or renewal process.

Mike Wilcox explained that a temporary use must either be located on the property that 

has a permanent business or a vacant lot that has met all developmental standards.  

Darien Alcorn explained that this property won’t be vacant because there are homes and 

this site has not been approved as commercial property.

Mike Wilcox explained that Planning Commission needs to evaluate the code 

amendment requests on their own merit and the standards of the code as given. The 

Planning Commission should focus their review on whether or not these proposed  

amendments are conducive to supporting the master plan and general plan for the city 

and furthering the goals and policies for the city. 

Michael Christopherson opened items number four and five to public comment.  

Sara Morris, another owner of Kuwahara Wholesale, explained where they started and 

how they have gotten to where they are. 

Randy Keretege, neighbor to Kuwahara, said the greenhouses are not a problem, they 

are clean, and they have no problems with this business. 

Steve Van Maren would like to see a conditional use permit for Kuwahara be granted. 

Jessica Roadeigh, owner, explained the history of business with her grandmother and the 

roots Kuwahara has in the community. 

Michael Christopherson closed items four and five to public comment.

Corey Shupe explained that we don’t want them to go out of business or lose their home. 

Dave Bromley thought that this probably isn’t the best approach for this business and 

matter.  

Corey Shupe asked if they should pause and let staff work to make a better solution with 

Kuwahara.

Michael Christopherson explained that there must be a better solution to come into 

compliance and keep this business. 

Cory Shupe asked if they forward a negative recommendation, will that put Kuwahara out 

of business. 

Monica Collard explained that, these matters are ultimately up to City Council. 

Michael Christopherson explained that it sounds like they have multiple compliance 

issues and how the City decides to enforce that is beyond the scope of what the 

Planning Commission is responsible for.  
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Darien Alcorn clarified that Kuwahara does not qualify for a business license and hasn’t 

had a business license for two years. 

Michael Christopherson asked why. 

Darien Alcorn explained that they both require a site plan.

Monica Collard asked if we should table the item.

Michael Christopherson thinks that tabling won’t change anything, and this is out of the 

scope for the Planning Commission. 

A motion was made by Dave Bromley, seconded by Cameron Duncan that the 

Planning Commission forward a negative recommendation to the City Council to 

amend a portion of Title 15A, Chapter 8, Land Uses in the Commercial, Office, 

Industrial, Mixed Use, Transit Corridor, and Research and Development Districts, 

Section 2, Permitted Land Use Matrix by the Commercial, Office, Industrial, 

Mixed Use, Transit Corridor, and Research and Development Districts, Revised 

Ordinances of Sandy City 2008, as shown in the applicant’s letter based on the 

following two findings detailed in the staff report

Yes: Dave Bromley

Monica Collard

Michael Christopherson

Cory Shupe

Cameron Duncan

5 - 

Absent: Cyndi Sharkey

Jamie Tsandes

Jeff Lovell

Ron Mortimer

4 - 
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Sandy City, Utah

Staff Report

10000 Centennial Parkway
Sandy, UT 84070

Phone: 801-568-7141

File #:
CODE-08-19-5713_PC(2nd),
Version: 1

Date: 10/3/2019���

Agenda Item Title:
Implementing Appendix D of the International Fire Code and Other Miscellaneous Text Amendments
Amend Title 15A, Chapter 21, Subdivision Design Standards; Chapter 15, Sensitive Area Overlay
Zone; Chapter 20, Residential Development Standards; Chapter 24, Parking, Access and Circulation
Requirements; and Chapter 37, Definitions, Revised Ordinances of Sandy City, 2008

Presenter:
Mike Wilcox

Description/Background:
On behalf of the City, the Community Development Department is proposing to amend Title 15A,
Chapter 21, Subdivision Design Standards; Chapter 15, Sensitive Area Overlay Zone; Chapter 20,
Residential Development Standards; Chapter 24, Commercial and Industrial Development
Standards; and Chapter 37, Definitions, Revised Ordinances of Sandy City, 2008. The purpose of the
Code Amendment is to align our regulations with those of the recently adopted Fire Code
Appendices. This proposed amendment also includes some minor text amendments to these
sections of code that are unrelated to the Fire Code. These other proposed text amendments are
related to other items in the Chapters being amended to align with the Fire Code. Staff is requesting
these amendments be adopted at the same time.

This item is back before the Planning Commission due to a public noticing error. This item was
originally presented to the Planning Commission during the September 5, 2019 meeting. The minutes
from that meeting are attached with the staff report. A full recording of this meeting can be found at
https://sandyutah.legistar.com/Calendar.aspx.

Recommended Action and/or Suggested Motion:
Staff recommends that the Planning Commission forward a positive recommendation to amend Title
15A, Chapter 21, Subdivision Design Standards; Chapter 15, Sensitive Area Overlay Zone; Chapter
20, Residential Development Standards; Chapter 24, Parking, Access and Circulation Requirements;
and Chapter 37, Definitions, Revised Ordinances of Sandy City, 2008 as shown in (Exhibit “A”) based
on the following findings:

1. Compliance with the Purpose of the Land Development Code by creating consistency and
equitable standards in Sandy City.

2. Compliance with the Goals and Policies of the General Plan by establishing appropriate
development standards for all uses and zoning categories within Sandy City.
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6. CODE-08-19

-5710

Publication and Codification of the Sandy City Municipal Code

staff report

Title 21

Attachments:

Brian McCuistion presented item to Planning Commission.

Michael Christopherson opened item to public comment. 

Steven Van Maren asked if there was a redline version that would be made public to the 

citizens. Steve is concerned that this hasn’t had enough time for the public to review the 

code. 

Michael Christopherson closed the item to public comment.

Dave Bromley asked for clarification on Steve Van Maren’s comment and concerns. 

Steve Van Maren elaborated on his concerns that he thinks more people need to read 

through it and see the changes. 

Michael Christopherson said he trust staff that if there were changes staff would make 

that known opposed to cleaning up redundancies and stylistic changes. 

James Sorensen explained that this is going to City Council and it’s the entire city code. 

This portion is just the part that needed to come through Planning Commission. 

Corey Shupe asked if the changes will be highlighted so that it will be easier to see the 

changes in the code. 

Brian McCuistion said he can get a copy of their red lines and post them. 

Darien Alcorn explained that the changes were sent to a codifier to be revised and 

probably were not tracked because the intent was to keep the same meaning, but to have 

language that would be acceptable to a proofreader. 

Michael Christopherson asked what they legally mean by codify and if that means we are 

adopting a new code.  

Darien Alcorn explained that we are adopting the code. It has always just been an 

assemblage of ordinances. We have always called them the Revised Ordinances of 

Sandy City and they have never been formally or officially codified. 

A motion was made by Cory Shupe, seconded by Monica Collard that the 

Planning Commission forward a positive recommendation to the City Council to 

publish and codify the Sandy City Land Development Code.

Yes: Dave Bromley

Monica Collard

Michael Christopherson

Cory Shupe

Cameron Duncan

5 - 
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Absent: Cyndi Sharkey

Jamie Tsandes

Jeff Lovell

Ron Mortimer

4 - 

7. CODE-08-19

-5712

Adoption of the 2018 International Fire Code to include Appendices B, C, 

D, & N.

staff report

Fire Marshal Memo for the Adoption of the 2018 IFC Appendix B C D 

N

2018 IFC Appendix B

2018 IFC Appendix C

2018 IFC Appendix D

2018 IFC Appendix N

Attachments:

Brian McCuistion presented item to Planning Commission.

Michael Christopherson asked for clarification if they are adopting the code.

Robert DeKorver Sandy City Fire Marshal clarified the appendices and what each 

appendix includes. 

Dave Bromley asked if there are any instances that these revisions do not bring them into 

compliance.

Robert DeKorver explained that all those questions will be answered in the next item 

about implementing Appendix D. 

Cameron Duncan asked in Appendix C related to hydrant spacing, will line up the 

development code.

Robert DeKorver said they do line up although they are a little bit more restrictive.

Michael Christopherson opened the item to public comment.

Michael Christopherson closed the item to public comment. 

A motion was made by Monica Collard, seconded by Cory Shupe that the 

Planning Commission forward a positive recommendation to the City Council to 

adopt the 2018 International Fire Code to include Appendices B, C, D, and N.

Yes: Dave Bromley

Monica Collard

Michael Christopherson

Cory Shupe

Cameron Duncan

5 - 

Absent: Cyndi Sharkey

Jamie Tsandes

Jeff Lovell

Ron Mortimer

4 - 
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10000 Centennial Parkway

Sandy, UT 84070

Phone: 801-568-7256

Sandy City, Utah

Meeting Minutes

Planning Commission

Dave Bromley

Michael Christopherson

Monica Collard

Ron Mortimer

Cyndi Sharkey

Cory Shupe

Jamie Tsandes

Cameron Duncan (Alternate)

Jeff Lovell (Alternate)

6:15 PM Council ChambersThursday, September 19, 2019

Meeting procedures are found at the end of this agenda.

Voting Roll Call

Commissioner Dave Bromley

Commissioner Monica Collard

Commissioner Jamie Tsandes

Commissioner Michael Christopherson

Commissioner Jeff Lovell

Commissioner Ron Mortimer

Commissioner Cameron Duncan

Present 7 - 

Commissioner Cyndi SharkeyAbsent 1 - 

5:00 PM  FIELD TRIP

1. 19-330 Field Trip Map for September 19, 2019

9-19-19Attachments:

6:15 PM  REGULAR SESSION

Roll Call

Welcome

Pledge of Allegiance

Introductions

Public Hearings
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2. CUP-08-19-5

716

Fischer Accessory Apartment

9199 Quail Hollow Dr.

[Community #19 - Mountain Views]

Staff Report.pdf

master_vicinity_map_2019.pdf

Attachments:

Wade Saner presented item to Planning Commission.

Matt Fischer, applicant further explained item to Planning Commission.

Michael Christopherson asked Matt Fischer if he read the staff report and if he was 

comfortable with it.

Matt Fischer explained that he had read it and is comfortable with the staff report.

Michael Christopherson opened this item to the public.

Michael Christopherson closed this item to the public.

A motion was made by Monica Collard seconded by Dave Bromley that the 

Planning Commission approve a Conditional Use Permit for Matt Fischer to allow 

for a 600 square foot accessory apartment on the property located at 9199 Quail 

Hollow Drive. This is based on the three findings and four conditions outlined in 

the staff report.

Yes: Dave Bromley

Monica Collard

Jamie Tsandes

Michael Christopherson

Jeff Lovell

Ron Mortimer

Cameron Duncan

7 - 

Absent: Cyndi Sharkey1 - 
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3. MISC-09-19-

5721

Stadium Way Renaming

[Civic Center - Community #2]

Staff Report.pdf

master_vicinity_map_2019.pdf

Attachments:

Wade Saner presented item to Planning Commission.

Craig Martin further explained the item and upcoming name for extension of the road.

Michael Christopherson opened this item to the public. 

Michael Christopherson closed this item to the public. 

A motion was made by Jeff Lovell, seconded by Monica Collard that the Planning 

Commission forward a positive recommendation to the City Council for the 

renaming of Stadium Way to Rimando Way as shown in the attached exhibits in 

the staff report, and based upon the two findings and three conditions also noted 

in the staff report.

Yes: Dave Bromley

Monica Collard

Jamie Tsandes

Michael Christopherson

Jeff Lovell

Ron Mortimer

Cameron Duncan

7 - 

Absent: Cyndi Sharkey1 - 
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4. SUB-06-19-5

681(2nd)

Cottages on 80th  (Preliminary Subdivision Review)

620 E. 8000 S.

[Community #3 - Sandy Woods]

Staff Report - 2nd.pdf

Vicinity Map.pdf

2nd PC Submittal.pdf

Attachments:

Mike Wilcox presented item to Planning Commission.

This item was tabled about a month ago and it is coming back for peliminary review. 

Bob Whitney represented the applicant. he explained how they added extra parking 

spaces as discussed in the previous Planning Commission meeting. 

Jamie Tsandes clarified how many new parking spots.  

Bob Whitney explained two have been added to the plan. 

Mike Wilcox further explained a few concerns listed in the staff report.

Michael Christopherson opened this item to the public.

Debra Buchanan worried about irrigation and waste water. 

Michael Christopherson asked staff if there was a plan in place for the irrigation and 

waste water. 

Mike Wilcox explained that public utilities may not have addressed this specific ditch, but 

typically piping is put in place because open ditches are not allowed on new 

development. 

Michael Christopherson closed this item to the public.

Michael Christopherson thanked applicant for listening and addressing what was asked in 

the previous meeting.

This item had two motions: 

A motion was made by Dave Bromley, seconded by Monica Collard that the 

Planning Commission grant a special exception for a subdivision with only one 

point of access, three lots without frontage on a public road, and a private street 

with a pavement width of less than 27’ based on the four findings addressed in 

the staff report. 

A motion was made by Dave Bromley, seconded by Monica Collard that the 

Planning Commission determine that the preliminary subdivision review is 

complete for the Cottages on 80th Subdivision, located at 620 E. 8000 S., subject 

to the eight conditions detailed in the staff report.
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Yes: Dave Bromley

Monica Collard

Jamie Tsandes

Michael Christopherson

Jeff Lovell

Ron Mortimer

Cameron Duncan

7 - 

Absent: Cyndi Sharkey1 - 
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5. SUB-05-18-5

410(2nd)

Windflower Townhomes Subdivision  (Final Review)

719 W. 9400 S.

[Community #2 - Civic Center]

Windflower Staff Report - Final.pdf

Vicinity Map.pdf

Final PC Submittal Plans.pdf

Autoturn.pdf

122018 PC Minutes.pdf

Attachments:

Mike Wilcox presented item to Planning Commission. 

Jamie Tsandes asked about the change from 40% to 30% open space.

Mike Wilcox clarified that there is 65% open space. 

Taylor Moore, applicant explained the item further. Explained how they have tried to 

resolve that the public and Commission members had expressed in previous meeting. 

Taylor Moore explained they have read the ten conditions and are comfortable with the 

conditions listed in staff report.

Mike Wilcox explained recommendation for Planning Commission. 

Michael Christopherson opened this item to the public.

Sylvia Perez who lives next door, expressed concerns that the building will be parallel to 

the single-family homes instead of the commercial buildings like they were in the original 

proposal. She also expressed concern about potential car crashes because of the low 

visibility due to curve in the road, the school bus that will be right outside the development 

and the privacy of the apartments looking into her home. 

Michael Christopherson closed this item to the public. 

Monica Collard asked for clarification of what wall is being removed and replaced. 

Mike Wilcox explained the wall is a jersey barrier that sits behind the sidewalk. 

Britney Ward explained the jersey barriers and visibility for potential residents. 

Dave Bromley asked if there is any code for the developer to mitigate for potential car 

crashes. 

Brittney Ward explained that there is no specific code for that but if the development is 

large enough then a traffic study is required. If there is a history of crashes or a risk for 

potential accidents, then they look at ways to mitigate the accident with a raised median 

for example. This development is not large enough to require a traffic study, but they can 

look for potential risk factors. 

Dave asked about the trash and weeding between the gap in the proposed retaining wall 

and neighbors’ fence.
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Mike explained that it would be the HOA that would be required to take care of that. 

Cameron Duncan asked about the size of the fence between development and 

neighboring homes. 

Taylor Moore explained height of the fence is about 10-11 feet. 

A motion was made by Cameron Duncan, seconded by Monica Collard that the 

Planning Commission determine that final review is complete for the Windflower 

Subdivision, located at 719 W. 9400 S., based on the following findings and 

subject to the following conditions detailed in the staff report.

Administrative Business

1. 19-320 Planning Commission meeting minutes from September 5, 2019

9.5.19 PC Meeting Minutes (Draft)Attachments:

Planning Commission aproved the Minutes for September 05, 2019.

Yes: Dave Bromley

Monica Collard

Jamie Tsandes

Michael Christopherson

Jeff Lovell

Ron Mortimer

Cameron Duncan

7 - 

Absent: Cyndi Sharkey1 - 

2. Sandy City Development Report

3. Director's Report

Adjournment

Planning Commission unanimously voted to adjourn the meeting.
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Meeting Procedure

1. Staff Introduction

2. Developer/Project Applicant presentation

3. Staff Presentation

4. Open Public Comment (if item has been noticed to the public)

5. Close Public Comment

6. Planning Commission Deliberation

7. Planning Commission Motion

In order to be considerate of everyone attending the meeting and to more closely follow the 

published agenda times, public comments will be limited to 2 minutes per person per item. A 

spokesperson who has been asked by a group to summarize their concerns will be allowed 5 

minutes to speak. Comments which cannot be made within these time limits should be submitted 

in writing to the Community Development Department prior to noon the day

before the scheduled meeting.

Planning Commission applications may be tabled if: 1) Additional information is needed in order 

to take action on the item; OR 2) The Planning Commission feels there are unresolved issues that 

may need further attention before the Commission is ready to make a motion. No agenda item 

will begin after 11 pm without a unanimous vote of the Commission. The Commission may carry 

over agenda items, scheduled late in the evening and not heard, to the next regular scheduled 

meeting.

In compliance with the Americans With Disabilities Act, reasonable accommodations for 

individuals with disabilities will be provided upon request. For assistance, or if you have any 

questions regarding the Planning Commission Agenda or any of the items, please call the Sandy 

City Planning Department at (801) 568-7256
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