
COTTONWOOD HEIGHTS CITY 
ADMINISTRATIVE HEARING  
STAFF REPORT 
January 8, 2025 

Summary 
 
Project #:  
CUP-24-018 
 
Subject Property: 
7345 S. Sunhill Rd.  
 
Action Requested:  
Conditional use approval to 
operate home business with 
clients (Massage Therapy 
Practice – Annaje’s Massage 
Therapy) 
 
Applicant:  
Annaje Van der Toolen  
 
Recommendation: 
Approve, with conditions 

            
Aerial View 

Context 
 
Property Owner: 
Garyl & Julie Van der Toolen 
 
Address & Parcel #: 
7345 S. Sunhill Rd. 
22-27-280-002-0000 
 
Acres:  
0.19 

 

 

 
View of driveway and parking 
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Request 
The applicant is seeking approval to operate a home-based business within their residence, offering 
massage therapy services to clients. According to the applicant's narrative, massage services will 
be available during two time slots on weekdays (Monday through Friday): 10:00 AM to 1:00 PM and 
3:00 PM to 7:00 PM. On Saturdays, services will be offered from 8:00 AM to 1:00 PM, with the 
business remaining closed on Sundays. All appointments will be scheduled online through a booking 
website that displays available services and hours. Walk-in clients are not allowed. 

The massage therapy practice will take place in a designated room located on the main floor of the 
applicant's residence. The business will not produce excessive odors, and no loud equipment will 
be used, ensuring a calm and uninterrupted atmosphere during massage sessions. All activities will 
remain confined to the designated area. Additionally, the property's has two off- street parking 
spaces for client use, in the existing driveway. 

 

Site Plan 
 

  
Site Plan 
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Zoning and Land Use 

 
Zoning Map 

 

Analysis 

Zoning 
The zoning designation of the property is R-1-8 (Residential Single-Family). Home occupations with 
clients are listed as a conditional use in the R-1-8 zone, as referenced in §19.26.030. C. Home 
occupations are allowed only if the proposed business is clearly secondary and incidental to the 
primary use of the property as the applicant’s permanent and full-time place of residence. Home 
Occupations are regulated in §19.76.040 Land Use: 
 
F. Home occupations.  

1. “Home occupation” means, (unless otherwise provided in this code) any use conducted 
entirely within a dwelling and carried on by one person residing in the dwelling unit and one 
additional person who may, or may not, reside in the dwelling unit, which use is clearly 

Residential Single-Family (R-1-8) 
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incidental and secondary to the use of the dwelling for dwelling purposes and does not 
change the character of the dwelling or property for residential purposes, and in connection 
with which there is no display nor stock in trade, “stock in trade” being any item offered for 
sale which was not produced on the premises.  

2. The home occupation shall not include the sale of commodities except those produced on 
the premises; provided, however, that original or reproductions of works of art designed or 
created by the artist operating a home occupation may be stored and sold on the premises. 
“Reproduction of works of art” includes, but is not limited to printed reproduction, casting, 
and sound recordings.  

3. The home occupation shall not involve the use of any accessory building, yard space or 
activity outside the main building if the use of accessory buildings or outside activity, for the 
purpose of carrying on a home occupation, violates the rule of the use being clearly incidental 
and secondary to the use of the dwelling or dwelling purposes.  

4. The director shall determine whether additional parking, in addition to the two spaces 
required per dwelling unit, is required for a home occupation and shall also determine the 
number and location of such additional parking spaces.  

5. The director will review all home occupations for compliance with the above items. If the 
proposed home occupation cannot meet any one of the above items, the director shall not 
approve the home occupation.  

6. “Minor home occupation” means a home occupation which complies with the requirements 
of Chapter 5.54 of this code and which will not otherwise have an offsite impact which, when 
combined with the impact of the primary residential use of the dwelling, exceeds the impact 
of the residential use alone. A minor home occupation is a permitted use in any zone which 
allows home occupations.  

7. “Home occupation with clients” means a home occupation, not otherwise expressly 
prohibited by this code, where one or more persons visit the dwelling to conduct business on 
more than a very occasional, sporadic basis. A home occupation with clients requires a 
conditional use permit. 

  

Noticing 
Property owners within 300 feet of the subject property were mailed notices at least 10 days prior 
to the public hearing, as required by 19.84.050. 
 
 

Impact 
The applicant has two designated parking spaces available in the driveway. The proposed home-
based business will offer massage therapy services in a dedicated room within the property. 
Business hours are as follows: weekdays (Monday through Friday) from 10:00 AM to 1:00 PM and 
3:00 PM to 7:00 PM, and Saturdays from 8:00 AM to 1:00 PM. Services will be provided to one client 
at a time, with a 30-minute interval between appointments to ensure thorough cleaning and 
sanitization. The business is expected to serve a maximum of two clients per weekday and three 
clients on Saturdays. There will be no additional employees working in the home, and no remodeling 
or additions are proposed for this business. 
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Attachments 
1. Applicant Narrative 
2. Parking and Floor Plan 
3. Owner Consent Form 

 

 






