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REQUEST

The applicant, Brandon Lundeen, requests preliminary approval of a
conditional use and conditional building and site design review approval to
construct a new restaurant, Apollo Burgers, with drive through service at
approximately 143 North Redwood Road. The proposed site plan is a revised
one from the original request. At the time The property is located in the TC-
75 zoning district in the Northwest Planning Community.

STAFF RECOMMENDATION:

Based upon findings contained within the staff report, staff recommends
approval of the conditional use request and conditional building and site
design review with the following conditions:

1. The proposed development is subject to compliance with all applicable
Department Comments and City regulations.

2. Applicant shall install and maintain a sufficient layer of organic mulch
within all plant beds to reduce heat and improve plant nutrition.

3. Where possible, additional accent lighting of architectural and landscape
features is encouraged.

4. Property owner shall post a sign informing their patrons to shut off their
car while waiting for service.

5. All doors shown in elevation drawings and floor plan drawings shall be
reflected into site plan when requesting a building permit.
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VICINITY MAP

143 NORTH REDWOOD ROAD
Subject Parcel |:| Neighboring Parcels
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Backeround

Note: This application was received before the Transit Area Station (TSA) Zoning District was adopted
by the City Council in August 10, 2010. Therefore, the project will be required to comply with the North
Temple Master Plan as well as the TC-75 (Transit Corridor) Zoning District. The proposal was tabled by
the Planning Commission at their meeting of October 13,2010 in order for staff to review a proposed
new site plan.

The project site is located at approximately 143 North Redwood Road (1700 West) in the Northwest Planning
Community. The applicant proposes to construct a new restaurant with a drive-through window on the eastern
portion of a vacant lot. The subject property was zoned TC-75 Transit Corridor District and is surrounded by
commercial uses. At the time the application was submitted, the proposed restaurant with drive through is a
conditional use in the TC-75 District. The proposal consists of one principal building that contains
approximately 4,160 square feet and one parking lot with approximately 24 parking spaces including 2 ADA
parking stalls. The required number of parking stalls for this project is 8 (eight) and 5 (five) stacking spaces for
the drive through.

The proposed restaurant is adjacent to Redwood Road and Gertie Street (145 North). The front fagade faces
Redwood Road as does the primary entrance (vestibule) of the building. The new proposal includes an outdoor
dining patio on the east side and a decorative two-foot high fence that will serve as a buffer from the outdoor
dining patio and the sidewalk. The newly proposed single drive-through lane and pick up window are located on
the south side of the building facing 17 parking stalls. The two-foot fence will also extend along Redwood Road
providing parking and vehicular light screening. There are additional entrances to the building, one vestibule
facing Gertie Avenue, a door on the south fagade next to the drive up window and another door on the Redwood
Road fagade adjacently to the primary vestibule. (See Attachment A: page SP101 of the drawings)

The new site plan proposal is being reviewed by the Planning Commission since drive through restaurants in the
TC-75 Zoning District are a conditional use and any related new construction is subject to conditional building
and site design review. The Planning Commission has authority to review and approve, deny or approve with
conditions the proposal.

Discussion

Drive-through restaurants are a conditional use in the TC-75 transit corridor district and as such need to
substantially comply with the intent of the zone when possible. New construction must take into consideration
the ongoing master plan policies and purpose of the zoning district which is “to provide an environment for
efficient and attractive transit and pedestrian oriented commercial, residential and mixed use development along
major transit corridors. The design guidelines are intended to create a pedestrian friendly environment and to
emphasize that pedestrian and mass transit access is the primary focus of development™.

The new revised site plan relocated the driveway and drive up window at the south of the building and directing
circulation to the south and interior of the lot. The site plan also proposes to move the building closer to the
sidewalk while meeting the 15 foot front and corner sideyard requirements while adding an outdoor patio
adjacently to the front fagade between the sidewalk and the building. Parking is provided in the back of the
building (to the west) as well as to the south facade.

Mr. Barry Walsh from the Division of Transportation reviewed the newly submitted site plan and turned

comments stating that the proposed drive on Gertie Avenue needs to be designated with one entry lane, and one
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right turn and one left turn exit lanes. Moreover, the landscape needs to comply with the 10x10 Clear sight zone
height restriction of 30 inches (the Mugo pine is not acceptable).And finally, that public way improvements are
required along the full lot frontage (385”) of Gertie Street.

It is staff opinion that the revised site plan, building orientation, and the relocation of the driveway have been
improved and demonstrates effort in engaging the pedestrian traffic.

Public Participation

Public Comments

Staff conducted an open house for this project on September 16, 2010 and received no objections, concerns, or
comments from citizens or the local community council. The Chair of the Poplar Grove Community Council as
well as the Chair of the Jordan Meadows Community Council attended the open house.

City Department Comments

Comments were originally solicited from the following City departments: Building Licensing Services, Fire,
Public Utilities, Property Management, Transportation, Engineering, Airport and Police. Most departments
provided comments regarding the requests and provided specific improvements or modifications required
according to their respective area of development oversight. The Department of Transportation also reviewed
the changes in the new site plan submitted after the Planning Commission meeting of October 13, 2010. Those
requirements are listed in ‘A#fachment C’ of this report.

Analysis and Findings

Staff Analvsis (Conditional Use)

Standards for Conditional Uses; Section 21A.54.080

A. General Standard for Approval: A conditional use shall be approved if reasonable conditions are
proposed, or can be imposed, to mitigate the reasonably anticipated detrimental effects of the proposed
use in accordance with applicable standards set forth in this section. If the reasonably anticipated
detrimental effects of a proposed conditional use cannot be substantially mitigated by the proposal or the

imposition of reasonable conditions to achieve compliance with applicable standards, the conditional use
shall be denied.

B. Specific Standards: A conditional use shall be approved unless the evidence presented shows that one
or more of the standards set forth in this subsection cannot be met. The Planning Commission, or in the
case of administrative conditional uses, the Planning Director or the Director’s designee, may request
additional information as may be reasonably needed to determine whether the standards of this
subsection can be met.

1. Master Plan and Zoning Ordinance Compliance
The proposed conditional use shall be:
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A. Consistent with any policy set forth in the City-Wide, Community, and Small Area Master plan
and future land use map applicable to the site where the conditional use will be located.

Analysis: The subject property is located within the 1950 West / 2200 West Station Area Plan
of the North Temple Master Plan adopted with the Transit Station Area zoning district the same
day the applicant submitted the proposal. The purpose of the North Temple Master Plan was to
“provide a framework for land use and urban design decisions that will be required as North
Temple changes from an auto oriented street to a street that accommodates mass transit,
pedestrians, bicyclists and automobiles, and provides transportation options for people of all ages
and abilities”. The amended Northwest Master Plan had this location identified for a community
level shopping center or office construction related to the State’s Office campus complex. The
construction of this structure will dedicate substantial part of the site to a drive-through
restaurant. Even though other business in the vicinity offer similar services and are focused on
automobile oriented uses, this proposal does not fully comply with the purpose of the master plan
and Station area plan as it perpetuates the automobile oriented pattern of uses in the area, clearly
contrary to the station area plan’s policies.

Finding: The proposed use is compatible with the surrounding uses and the revised site plan has
been modified to be more in compliance with principles of urban design and pedestrian access
which is clearly identified in the master plan and suggests that any new construction’s primary
focus be for pedestrian and mass transit access.

B. Allowed by the zone where the conditional use will be located or by another applicable provision
of this title.

Analysis: At the time the application for this project was deemed complete, the property was
zoned TC-75 Transit Corridor zoning district; the purpose of which is to provide an environment
for efficient and attractive transit and pedestrian oriented commercial, residential and mixed use
development along major transit corridors. The design guidelines are intended to create a
pedestrian friendly environment and to emphasize that pedestrian and mass transit access is the
primary focus of development. Drive-through restaurants are allowed as a Conditional Use in the
TC-75 zoning district as per Section 21A.26.080 provided that negative impacts can be
reasonably mitigated and all applicable standards are complied with.

Finding: The proposed use meets this standard with the modifications provided with the new
revised site plan.

2. Use Compatibility

The proposed conditional use shall be compatible with the character of the site, adjacent properties, and
existing development within the vicinity of the site where the use will be located. In determining
compatibility, the Planning Commission shall consider the following:

a. Whether the street or other means of access to the site where the proposed conditional use will
be located will provide access to the site without materially degrading the service level on such
street or any adjacent street;
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Analysis: The subject property is adjacent to two public streets Gertie Avenue and Redwood
Road. The City’s Transportation Division did not specify on the carrying capacity of the streets
to serve this type of use.

Finding: The public streets are classified as local (Gertie Ave) and arterial (Redwood) and this
proposal complies with this consideration.

b. Whether the type of use and its location will create unusual pedestrian or vehicle traffic patterns
or volumes that would not be expected with the development of a permitted use, based on:

i) Orientation of driveways and whether they direct traffic to major or local streets, and, if
directed to local streets, the impact on the safety, purpose, and character of these streets;

ii) Parking area locations and size, and whether parking plans are likely to encourage street
side parking for the proposed use which will adversely impact the reasonable use of adjacent
property;

iii) Hours of peak traffic to the proposed use and whether such traffic will unreasonably impair
the use and enjoyment of adjacent property; and

iv) Hours of operation of the proposed use as compared with the hours of activity/operation of ‘
other nearby uses and whether the use, during hours of operation, will be likely to create
noise, light, or other nuisances that unreasonably impair the use and enjoyment of adjacent |

property;

Analysis: The proposed use would be located in a vacant corner lot that has frontage on
Gertie Avenue as well as Redwood Road. Some of the parking stalls will be provided behind
(to the west) and to the south side of the structure and accessed by Gertie Avenue. The
driveway will have one ingress lane and two egress lanes. The orientation of the driveway
and parking lot will not impact the safety, purpose, and character of the streets nor will it
adversely affect the reasonable use of adjacent property. Sidewalk improvements are required
by the Engineering Division.

The regular hours of operation of a drive through restaurant and traffic generated from the
proposed use would not unreasonably impair the use and enjoyment of adjacent property. It
is not anticipated that the proposed use would create noise, light, or other nuisances that
would unreasonably impair the use and enjoyment of the adjacent commercial properties as
their uses are similar.

Finding: The project satisfies this standard.

c. Whether the internal circulation system of any development associated with the proposed use
will be designed to mitigate adverse impacts on adjacent property from motorized, non-
motorized and pedestrian traffic;

Analysis: The modified site plan will have a driveway and a drive up window located adjacently
to the south facade of the building and an interior parking lot in both the rear and south sides of
the building. Although there are no anticipated impacts on adjacent properties from motorized or
non-motorized traffic, the internal circulation of pedestrian traffic has been improved but it will
still be compromised by the driveway at least once in the south facade of the building.
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the site. However, the conflicts between pedestrians accessing the site from the public sidewalks
have been eliminated. The proposal complies with this standard.

d. Whether existing or proposed utility and public services will be adequate to support the
proposed use at normal service levels and will be designed in a manner to avoid adverse impacts
on adjacent land uses, public services, and utility resources;

Analysis: Existing utility and public services have been deemed adequate by the City’s Public
Utilities Department.

Finding: The internal circulation system does create adverse impacts to the pedestrian traffic on

e ot FAm |

Finding: The project satisfies this standard. |

I

e. Whether appropriate buffering or other mitigation measures, such as, but not limited to,
landscaping, setbacks, building location, sound attenuation, odor control, will be provided to
protect adjacent land uses firom excessive light, noise, odor and visual impacts and other unusual
disturbances from trash collection, deliveries, and mechanical equipment resulting from the
proposed use; and

Analysis: The proposed use abuts other similar commercial land uses and it is not anticipated
that the operation of the restaurant would produce excessive light, odor or any other disturbances
that would differ with the operations of the abutting commercial uses. The proposed dumpster
and its buffering seem appropriately located at the southwest side of the property.

Finding: The project satisfies this standard.

| Whether detrimental concentration of existing non-conforming or conditional uses substantially
similar to the use proposed is likely to occur, based on an inventory of uses within one quarter
1/4) mile of the exterior boundary of the subject property.

Analysis: There are approximately five other drive through restaurants within % mile from the
subject property built prior to the existing zoning regulations. At the time these uses were built,
they were permitted uses. Currently these existing drive through restaurants are non-conforming
uses due to recent zoning changes that prohibit them in the TSA Transit Station Area Zoning
District. With the proposed new construction of a drive through restaurant to accommodate the
relocation of an existing drive through, it increases the likely hood that a new restaurant will
occupy the existing building where Apollo Burger is now located. A building occupied by a
non-conforming land use can be occupied a substantially similar non-conforming land use. This
may result in the addition of a new nonconforming land use being introduced to the area.

| Finding: The proposed use in this zoning district will contribute to the concentration of non-

| conforming and similar uses in the area. However, the addition of a single nonconforming land
| use is not likely to create a detrimental concentration. The proposal substantially complies with
i this standard.
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3. Design Compatibility
The proposed conditional use shall be compatible with the character of the area where the use will be
located with respect to:

a. Site design and location of parking lots, access ways, and delivery areas;

Analysis: The revised site design locates the principal building closer to Gertie Avenue and
Redwood Road, approximatelyl-4 feet away from the minimum required front and corner
sideyards respectively. The property will be accessed from Gertie Avenue and the parking lot
will be located behind and to the south side of the building. The main pedestrian access to the
building is in the front fagade facing Redwood Road and an outdoor dining patio with a two-foot
decorative fence serves a buffer from the sidewalk and the street.

Finding: The new site design and location of parking lots, access ways and delivery areas are
similar to other neighboring properties and is more is closer to compliance with the base zone
and its purpose.

b. Whether the proposed use, or development associated with the use, will result in loss of privacy,
objectionable views of large parking or storage areas; or views or sounds of loading and
unloading areas; and

Analysis: There proposed used will not result in the loss of privacy nor disturbing views or
sounds of loading and unloading areas different than what the neighboring existing operations.

Finding: The project meets this standard.

c. Intensity, size, and scale of development associated with the use as compared to development
and uses in the surrounding area.

Analysis: The majority of the uses in the area are commercial, mostly built before the current
zone was established. The proposal is to be located adjacently to a gas station and other drive
through restaurants. The intensity, size, and scale of this use are compatible with surrounding
uses even though they differ with the current underlying zone.

Finding: The project satisfies this standard.

d. If a proposed conditional use will result in new construction or substantial remodeling of a
commercial or mixed-use development, the design of the premises where the use will be located
shall conform to the conditional building and site design review standards set forth in Chapter
214.59 of this title.

Analysis:- The proposed Conditional Use will result in new construction and will be reviewed
according to the conditional building and site review standards further in this staff report.

Finding: The standard is applicable and will be discussed further in another portion of this staff
report.
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4. Detriment to Persons or Property

The proposed conditional use shall not, under the circumstances of the particular case and any
conditions imposed, be detrimental to the health, safety, and general welfare of persons, nor be injurious
to property and improvements in the community, existing surrounding uses, buildings, and structures.
The proposed use shall:

a. Not emit any known pollutant into the ground or air that will detrimentally affect the subject
property or any adjacent property;

Analysis: Drive through restaurants typically involve cars idling in the stacking lane while
waiting to be served. The idling cars emit air pollution that can negatively impact the immediate
vicinity and may contribute to a lower overall air quality for the City and the region. To mitigate
this impact, the applicant should encourage patrons to reduce idling while waiting for service. A
sign should be posted in the stacking line asking patrons to turn off their car if they are going to
idle for extended periods.

Finding: The project satisfies this standard if the applicant posts a small sign along the drive
through stacking lane asking patrons to shut off their engines while waiting.

b. Not encroach on any river or stream, or direct runoff into a river or stream;
Analysis: The project is not located next to a river or stream.
Finding: The project satisfies this standard.

¢. Not introduce any hazard or potential for damage to an adjacent property that cannot be
mitigated;

Analysis: Staff is not aware of any hazards or potential for damage to adjacent properties.
Finding: The project satisfies this standard.
d. Be consistent with the type of existing uses surrounding the subject property;

_ Analysis: The proposed use is situated in a commercial transit corridor. The proposed use will
be similarly to the existing surrounding uses.

Finding: The project complies with this standard.

e. Improve the character of the area by encouraging reinvestment and upgrading of surrounding
properties.

Analysis: Staff is of the opinion that the proposed use would not improve the character of the
area by encouraging reinvestment and upgrading of surrounding properties. The proposed use
will instead perpetuate the automobile oriented uses in the area that has had a negative impact to
the current pedestrian transit. In order to reverse this situation, the recent Station Area Plan and
the Transit Station Area Zone promotes the removal of auto oriented uses and relocating this
drive through restaurant within the boundaries of the Station Area Plan would not be achieving
this goal.
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Finding: The project does not satisfy this standard.

5. Compliance with Other Applicable Regulations
The proposed conditional use and any associated development shall comply with any other
applicable code or ordinance requirement.

Analysis: All buildings and required improvements to the site must be reviewed and receive proper
permits from the City. Through these permitting reviews, compliance with all applicable code and
ordinance requirements will be confirmed.

Finding: The project satisfies this standard.

Staff Analysis (Conditional Building and Site Design Review)

In addition to standards provided in other sections of this title for specific types of approval, the following
standards shall be applied to all applications for design review Section 21A.59.60 of the Zoning Ordinance:

A. Development shall be primarily oriented to the street, not an interior courtyard or parking lot.

1:

2.

Primary building orientation shall be toward the street rather than the parking area. The principal
entrance shall be designed to be readily apparent.

At least sixty percent (60%) of the street frontage of a lot shall have any new building located
within ten feet (10') of the front setback. Parking is permitted in this area.

Any buildings open to the public and located within thirty feet (30') of a public street shall have
an entrance for pedestrians from the street to the building interior. This entrance shall be
designed to be a distinctive and prominent element of the building's architectural design, and
shall be open to the public during all business hours.

Each building shall incorporate lighting and changes in mass, surface, or finish to give emphasis
to its entrances.

Analysis: The revised site plan provides a primary entrance (vestibule) into the proposed restaurant on
the east facade, adjacent to Redwood Road. The applicant has included an additional vestibule
adjacently to Gertie Avenue and other doors in the sides, one on the south fagade next to the drive up
window and one on the front fagade. Lighting and change in finish give emphasis to the entrances.

Finding: The front fagade does include additional architectural detailing, a vestibule and outdoor dining
patio which are oriented to the street.

B. Primary access shall be oriented to the pedestrian and mass transit.

1.

Each building shall include an arcade, roof, alcove, portico, awnings, or similar architectural
features that protect pedestrians from the rain and sun.

Analysis: The proposed drive through restaurant is auto oriented in nature, even though the driveway
has been relocated to the south side of the building. This still presents conflict points between
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pedestrians and vehicles, since the parking lot is also located adjacently to the drive through lane.
However, the conflicts between the building entrances and the public sidewalks have been eliminated.
The development provides a vestibule facing Redwood Road, another one facing Gertie and doors to the
sides of the building. However due to the driveway, pedestrians would still have to cross internal traffic
in order to get to the interior of the establishment at least once from coming from the south side of the
building. The development is located within 125 feet from a Utah Transit Authority bus stop and 900
feet away from the future 1950 W Airport TRAX stop.

Finding: Staff is of the opinion that the revised primary accesses are oriented to better pedestrian and
mass transit access.

C. Building facades shall include detailing and glass in sufficient quantities to facilitate pedestrian
interest and interaction.

1. At least forty percent (40%) of any first floor wall area that faces and is within thirty feet (30") of
a primary street, plaza, or other public open space shall contain display areas, windows, or
doorways. Windows shall allow views into a working area or lobby, a pedestrian entrance, or
display area. First floor walls facing a side street shall contain at least twenty five percent (25%)
of the wall space in window, display area, or doors. Monolithic walls located within thirty feet
(30") of a public street are prohibited.

2. Recessed or projecting balconies, verandas, or other usable space above the ground level on
existing and new buildings is encouraged on a street facing elevation. Balconies may project
over a public right of way, subject to an encroachment agreement issued by the city.

Analysis: The proposal does include 41% non-reflective glass along the front facade and pedestrian
paths from adjacent land uses. The revised design relocated the primary building fagade to be setback
approximately 19 feet from the property line which increases pedestrian interest and interaction.

Finding: The building facade contains appropriate amounts of glass and the revised pedestrian access
and building setback facilitates pedestrian interest and interaction. The proposal meets this standard.
D. Architectural detailing shall emphasize the pedestrian level of the building.
Analysis: The proposed building is essentially a single-story structure with additional height to screen
roof mounted mechanical systems and create visual interest. Overall height is approximately 20 feet. As
such, the proposed building is pedestrian in scale.
Finding: Proposed architectural detailing emphasizes the pedestrian level of the building and complies
with this standard.
E. Parking lots shall be appropriately screened and landscaped to minimize their impact on

adjacent neighborhoods.

1. Parking areas shall be located behind or at one side of a building. Parking may not be located
between a building and a public street.
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2. Parking areas shall be shaded by large broadleaf canopied trees placed at a rate of one tree for
each six (6) parking spaces. Parking shall be adequately screened and buffered from adjacent
uses.

3. Parking lots with fifteen (15) spaces or more shall be divided by landscaped areas including a
walkway at least ten feet (10") in width or by buildings.

Analysis: The revised proposal will have a parking lot on the back and south side of the building. It will
have a total of 24 parking stalls, which are concentrated in groups of 7, 8 and 9 stalls interrupted by
landscaping and new trees. Currently there are no mature vegetation in the lot. The applicant proposes to
add other vegetation within the landscaped areas in the perimeter of the lot. The proposal also includes a
walkway by the building on the rear, south side and front fagade, however, the width varies and is not
10" wide consistently. The front walkway from the south parking lot that connects to the entrance is
raised and 7> wide. As stated previously, all surrounding land uses are commercial in nature.

Finding: The proposed parking lot shall be appropriately screened and landscaped to minimize their
impact on the neighborhood and comply with the landscaping requirement in this standard and in section
21A.46 as well as Transportation Division standards for vegetation height restrictions in the Clear Site
Zone as noted on the written comments (Attachment “C”)

F. Parking lot lighting shall be shielded to eliminate excessive glare or light into adjacent
neighborhoods.

Analysis: The applicant proposes to add four exterior lights along the parking lot. It is not anticipated
that these will create excessive glare or light into adjacent neighborhoods.

Finding: The project complies with this standard.

G. Parking and on site circulation shall be provided.

1. Connections shall be made when feasible to any streets adjacent to the subject property and to
any pedestrian facilities that connect with the property.

2. A pedestrian access diagram that shows pedestrian paths on the site that connect with a public
sidewalk shall be submitted.

Analysis: The revised development proposes to add 3 pedestrian connections from the sidewalks
adjacent to the public streets. The connections will be vary from 5 to 7° wide and are not directly
oriented to either entrance to the building. The site plan shows a 7’¢ path from the parking lot to the
Redwood Road entrance. Despite the fact that efforts have been made to relocate the drive through lane,
pedestrian internal circulation and auto conflict points still remain, though reduced from previous site
plan.

Finding: The revised site design is more on compliance with this standard.

H. Dumpsters and loading docks shall be appropriately screened or located within the structure.
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1. Trash storage areas, mechanical equipment, and similar areas are not permitted to be visible from
the street nor permitted between the building and the street.

2. Appropriate sound attenuation shall occur on mechanical units at the exterior of buildings to
mitigate noise that may adversely impact adjacent residential uses.

Analysis: The proposed development includes a separate, masonry enclosure to store a trash dumpster
and other maintenance equipment. The proposed development does not include a loading dock.

Finding: The proposal complies with this standard if the dumpster is appropriately screened.

I. Signage shall emphasize the pedestrian/mass transit orientation.

Analysis: The development includes a wall mounted sign that is primarily comprised of individual
channel letters on the south, east and north elevations. Way-finding signage will be pedestrian in scale
and visible from mass transit services.

Finding: The proposal complies with this standard if the proposed signs comply with applicable
regulations and is emphasized on the pedestrian/mass transit orientation.

J. Lighting shall meet the lighting levels and design requirements set forth in chapter 4 of the Salt
Lake City lighting master plan dated May 2006.

Analysis: At the time of permitting, the proposed lighting levels and design will have to meet the
requirements of the Salt Lake City Lighting Master Plan.

Finding: The proposal complies with this standard if it meets the lighting levels and design
requirements set forth in this standard.

K. Streetscape improvements shall be provided as follows:

1. One street tree chosen from the street tree list shall be placed for each thirty feet (30") of property
frontage on a street.

2. Landscaping material shall be selected that will assure eighty percent (80%) ground coverage
occurs within three (3) years.

3. Hardscape (paving material) shall be utilized to designate public spaces. Permitted materials
include unit masonry, scored and colored concrete, grasscrete, or combinations of the above.

4. Outdoor storage areas shall be screened from view from adjacent public rights of way. Loading
facilities shall be screened and buffered when adjacent to residentially zoned land and any public
street.

5. Landscaping design shall include a variety of deciduous and/or evergreen trees, and shrubs and
flowering plant species well adapted to the local climate.

Analysis: Included in the landscape plan, are approximately four trees along the east frontage and eight
on the north frontage, both facing the public streets. Other landscaping plants are also proposed. There
are no proposed outdoor storage areas.
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Finding: The project satisfies this standard.

L. Street trees shall be provided as follows:

1. Any development fronting on a public or private street shall include street trees planted consistent
with the city's urban forestry guidelines and with the approval of the city's urban forester.

2. Existing street trees removed as the result of a development project shall be replaced by the
developer with trees approved by the city's urban forester.

Analysis: The proposed development will be constructed on a currently vacant lot, with no existing
vegetation or trees. The proposal includes a landscaping plan which proposes new trees and shrubs to be
added on the lot on the Redwood Road side and a park strip along Gertie Avenue with additional street
trees.

Finding: The applicant shall include street trees consistent with the City’s urban forestry guidelines in
order to satisfy this standard.

M. The following additional standards shall apply to any large scale developments with a gross
floor area exceeding sixty thousand (60,000) square feet:

1. The orientation and scale of the development shall conform to the following requirements:

a. Large building masses shall be divided into heights and sizes that relate to human scale by
incorporating changes in building mass or direction, sheltering roofs, a distinct pattern of divisions
on surfaces, windows, trees, and small scale lighting.

b. No new buildings or contiguous groups of buildings shall exceed a combined contiguous building
length of three hundred feet (300").

2. Public spaces shall be provided as follows:

a. One square foot of plaza, park, or public space shall be required for every ten (10) square feet of
gross building floor area.
b. Plazas or public spaces shall incorporate at least three (3) of the five (5) following elements:
(1) Sitting space of at least one sitting space for each two hundred fifty (250) square feet shall be
included in the plaza. Seating shall be a minimum of sixteen inches (16") in height and thirty
inches (30") in width. Ledge benches shall have a minimum depth of thirty inches (30");
(2) A mixture of areas that provide shade;
(3) Trees in proportion to the space at a minimum of one tree per eight hundred (800) square feet,
at least two inch (2") caliper when planted;
(4) Water features or public art; and/or
(5) Outdoor eating areas or food vendors.

Analysis: The proposal is a small scale development of 4,160 square feet.

Finding: This standard does not apply.

PLNPCM2010-00516 Apollo Burger Conditional Use Review
PLNPCM2010-00488 Apollo Burger Building and Site Design Review
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N. Any new development shall comply with the intent of the purpose statement of the zoning
district and specific design regulations found within the zoning district in which the project is
located as well as adopted master plan policies, the city's adopted "urban design element" and
design guidelines governing the specific area of the proposed development. Where there is a
conflict between the standards found in this section and other adopted plans and regulations,
the more restrictive regulations shall control. (Ord. 61-08 § 2 (Exh. B), 2008: Ord. 89-05 § 8,
2005: Ord. 3-05 § 11, 2005)

Analysis: As stated before, the proposal is located within the TC-75 district as well as the 1950 West /
2200 West Station Area Plan of the North Temple Master Plan. Both land use regulations call for uses
and site design that would focus on pedestrian and mass transit. The revised drive through restaurant and
its layout on the vacant lot is automobile oriented, however efforts have been made to improve
pedestrian access to the establishment. Nonetheless due to the auto-oriented nature of the use, there will
still be conflict point between pedestrians and car circulation.

Finding: The proposal is a conditional use in the TC-75 district, which indicates that the City supports
this type of use if the negative impact can be reasonably mitigated.

PLNPCM2010-00516 Apollo Burger Conditional Use Review
PLNPCM2010-00488 Apollo Burger Building and Site Design Review
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ATTACHMENT ‘A’

SITE AND BUILDING DRAWINGS

PLNPCM2010-00516 Apollo Burger Conditional Use Review
PLNPCM2010-00488 Apollo Burger Building and Site Design Review
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Premium O Subdivision, Lot #3

143 North Redwood Road
Salt Lake City, Utah

Narrative

General Notes:

Life Safefy Notes:

1. DO NOT SCALE DRAWINGS

2, CONTRACTOR SHALL VERIFY ALL DIMENSIONS IN THE DRAMNGS AND HOTIFY THE PROUECT
MANAGER OF ANY QISCREPANCIES BEFORE WITH EITHER onR
INSTALLATION OF THE WORK, IN ADDITION, CONTRACTOR SHALL NOTIFY THE PROJECT
MAMAGER SHOULD EXISTING CONDITIONS PROMISIT EXECUTION OF DESIGN INTENT OF THE
DRAWINGS. ANY ADDITIONAL WORK, DEMOLITION ANDICR REMOVAL AS A RESULT OF FARLURE
TO DO SO WILL 3E AT THE CONTRACTOR'S EXFENSE.

,.

ALL NEW WORK SHALL BE CODRDINATED WITH ERISTING UTILIMIES,

-~

CONTRACTOR SHALL BE RESPONSIBLE FOR COORDINATING ALL FINISH MATERIALS TO INSURE
THAT TRASITIONS BETWEEN DIFFERENT CEILING, WALL AND FLODRING MATERIALS WILL BE
SM00TH AND IN ACCORDANCE WiTH THE DRAWINGS,

5 CONTRACTOR SHALL FURNISH ALL ITEMS SHOWN ON THE DRAWINGS UNLESS SPECIFICALLY NOTED
OTHERVASE

@ UNLESS NOTED OTHERWISE. CHANGES IN FLOORING MATERIALS BHALL GOCUR AT THE CENTERLINE
OF DOORS.

~

ALL STUDS, CEILING FURRING AND FRAMING MEMBERS SHALL BE 50 PLACED AS TO AVCID INTERFERENCE
WITH LOCATIONS OF CASEWORK, RECESSED LIGHTING FIXTURES, PIPING, DUCTWORM AND THE LIKE.

ALL CUTTING AND PATCHING SHALL 3E PERFDRMED IN A NEAT AND WORKMANURE MANNER. ANT
FINISHES DISTURBED OR DAMAGED BY THE CONTRACTOR DURBNG THE CORSE OF THE WORK SHALL 28
AEPAIRED TO MATCH IN 1OND AND FINISH.

CONTRACTOR SHALL BE RESPONSIBLE FOR CLEANING ALL GLASS AND FLOOR SURFACES PRIDA TO
OCCUPANCY OF THE PROJECT, ALL RESPECTIVE TRASH, CONSTRUCTION DESRIS, TOOLS, ETC.. SHALL
BE REMOVED BY THE CONTRACTOR FRIOR TO OCCUPANCY.

10, CONTRACTOR SMALL BE RESPONSIBLE FOR RESTRICTING AND 3 DUST.
FROWM THE DEMOLITION AND CONSTRUCTION BY MEANS OF TEMPORARY PARTITIONS CR BARRIERS, AS
REQUIRED,

11, ALL WORK AND MATERIAL TO ACCOMPLISH DESIGHNATED WORK 5 TD BE STORED WITHIN THE PROPERTY
UNLESS OTHERVWSE ARRANGED 1N WRITING.

12. PARTITIONING AT WALL CABINETS AND COUNTERS SHALL HAVE HORIZONTAL BRACING.,

DOORS:

EXIT DOORS TO BE OPENABLE FROM THE INSIDE WITHGUT THE USE OF A KEY OR SPECIAL KNOWLEDGE OR
EFFORT, EXCEPTION: MAIN EXIT DOOR HAS KEY-LOCKING HARDWARE. G.C.T0 PROVIDE A READABLE VIZIBLE.
DURABLE SIGN ON OR ADJACENT TO THE DOOR STATING “THIS DOCR TO REMAIN UNLOCKED WHEN BUILDING
15 OCCURIED™. SIGM TO BE ONE INCH LETTERS OM CONTRASTING BACKGROUND.

EXIT ILLUMINATION

EXITS TO BE ILLUMINATED AT ANY TIME THE BUILDING IS OCCUFED WITH LIGHT HAVING INTENSITY OF NOT
LESS THAN ONE FOOTCANDLE AT FLOOR LEVEL THE POWER SUPPLY FOR EXIT ILLUMINATION HAS BATTERY
BACKUP IN THE EVENT OF A POWER FALURE.

EXIT SIGNS

EXIT SIONS TO 8E INSTALLED AT THE REQUIRED EXITS FROM THE ROOM ORt AREA AND WHEN OTHERIWISE
HECESSARY TO CLEARLY INDICATE THE DIRECTION OF EGRESS, GRAPHICS, ILLUMINATION AND POWER
SUPPLY SHALL COMPLY WITH CHAPTER 100F THE I5C.

FLAMMABLE AND COMBUSTIBLE MATERIALS,

FLAMMABLE AND COMBUSTISLE MATERIALS WILL NOT EXCEED MAZINMUM QUANTITIES ALLDWED UNDER TRELE
3404.3.4.1 OF THE IFC OR TABLE 7902.5-8 OF THE UPC, THERE WiILL 2 HO HIGH-PILED COMBUETISLE STORAGE

PORTABLE FIRE EXTINGUISHERS

TYPE, SIZE, NUMBER AND LOCATION OF THE FIRE EXTINGUISMERS BHALL BE INSTALLED ACCORDING TO
LOCAL REQUIREMENTS,

INTERIOR FINISHES

INTERIOR FINISHES TO HAVE A FLAKE SPREAD OF 250 LESS.

INSULATION

WALL INSULATION TO HAVE A FLAME SPREAD RATING OF NOT MORE THAN 25 AHD A SMOKE DEVELOPMENT

RATING OF NOT MORE THAN 450, ROOF INSULATION (FOAM PLASTIC) TO HAVE A FLAME SPREAD RATING OF
MOT MORE THAN 75 AND A SMOKE DEVELOPMENT OF NOT MORE THAN 450,

ROOFING
ROCF COVERING SPECIFIED AS CLASS A,

Apclio Burgers Restourant s cumantly loeated ot 1625 West Norh Templs n Salt Lake Cly. This i the famlys criginal store and i celebrating its 28th year i business,
They have enjoyed being part of this neighbathood and keok forward 19 serving them in the future. However, with the contemplated addiion of a new Trax stafion drectly in front
of thei cument siore, which would ekminate their 3 b gl and egesss. thay have sptered into a purchase contrect 1o buld a new store lcation
©On over an acra approximately 1 block sway from their current location.

Though there are four national quick sarvice chains restaurants with drive throughs within 300 feet of their planned

they have faced soma i inthe
current lemporary TC-75 zoning than require planning commizsion modification to the masimum budding saiback n order for thew bulding 1o comply with the standands set fodh
in this cument Zoning.

Fatunalely, o mncr exceptions would penmit them to procead under the lemporary Zoning map and & is in this latter that we a2 fequesting these saceptions,

Tha new propeny is bcated at 143 Noidh Redwcod Road, |t s cugently in the TC-15 Zoning district. This di res A i i satback of 230", This
would not only ba alsng Redwood Road but Gerie Avenue s well, Wa am requesting an extsnsion of the north side property sat back ta 3307, an B-0° increasa alang Gadia
Avenus, We ara also requesting an extension of the east propery sotback 1o 3507, 8 100" ncrease slang Redwood Rsad, These excepSion areas e shoun on Shaet
5P101-2 of our submitted plan,

With thesa bwo exceptions, Apolo Burgers will Be able to preserve ther dive through operations that are criteal ta the business and alsa mest he requiramants of the
TC-T5 zone for buiding and sile dasign i The ground in question is curently & vacant ot neighborng Suthedands Hama Canter and the Prasium O)
Gas Station on the comer of North Temple and Redwaod Road.

Please siow u wel astablshed, localy cwned farmily business to continue 1o operate in this neighborhood, Your assistance in revisving and dlowing these bwo
exteptions would be greally appreciated,
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PROJECT INFO.

Designers of Record

Defarred Submittals

Special Inspections (if required)

THE FOLLOWING |TEMS WILL BE DEFERRED SUBMITTALS:

SUBMITTAL DOCUMENTS FOR DEFERRED SUBMITTAL ITEMS SHALL BE DELIVERED TO THE ARCHITECT
OR ENGINEER OF RECORD, WHO SHALL REVIEW AND FORWARD THEM TO THE BUILDING OFFICIAL WATH
A NOTATION INDICATING THAT THE DEFERRED SUBMITTAL DOCUMENTS HAVE BEEN REVIEWED AND
FOUND TO BE IN GENERAL CONFORIMANCE WTHT HE DESIGN OF THE BUILDING, THE DEFERRED
SUBMITTAL ITEMS SHALL NOT BE INSTALLED UNTIL THEIR DESIGN AND SUBMITTED DOCUMENTS

HAVE BEEN APPROVED BY THE BUILDING OFFICIAL,

IN ADDITION TO THE REGULAR INSPECTIONS, THE FOLLOWING CHECKED |TEMS WILL ALSO REQUIRE
SPECIAL INSPECTIONS IN ACCORDANCE WITH CHAPTER 17 OF THE INTERMATIONAL BUILOING CODE.

ITEM REQUIRED DURATION

MOTE:

PERIODIC INSPECTION ARE TO BE MADE BEFORE AMY WORK |5 COVERED UP. IF DISCREPANCIES
ARE FOUND, THE OWNER AND STRUCTURAL ENGINEER OF RECORD ARE TO BE INFORMED 50
CORRECTIONS CAN BE MADE.
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Notes

and/or ofevation of ulilities shown on lhesa plans
is basad on records of the varfous ufllily companies ond, whers possible,
measuremants loken in fhe flald. No underground explorations wers parformed.

Benchmark

Found Monument aif the [nfersection of Norih Temple & Redwood Rood
Efavetion = 4231.22 (WGS 84 Dotumn)

$2004-09-0590

<m:_.w,=_.. E. Butler, L.S.
SALT

Narrative

ﬂ__w.___um:?uﬁihhaahnn__ab\thﬁquauwgeﬁ.ﬂacﬂw?ioha.gn
isife fo deval t of fthis properfy.

I q A

Monumanis were found olong ihe North Temple monument line which wos
assigned fthe bearing of South 89°58'38" Wes! fo be compalabla with the
Pramium O Subdivision Plaf.

Mo Froparfy Corners were ploced with this Survey.

Titie Information

This survey wos complafed using Tifle Report File No. 14236, Ist Amended
7 Jan., 2004 from First American litls Insuronce Company and issuad by legocy
Land Tile Compony.

The following survey items from Schedule 8 Il could nel ba platfed:

n... .3...}.:.«:.3::....w\___.ao____h&\n_a_m:n:nﬁwwnnann.nhﬁ:_____a‘zu.
2136752 in Book 2417 al poge 636 of offical r ' A discloi of ¢
racorded with (he Salt Loke Cify Recorder on June 22, 2004 discloims ony inferest
for ufilities within tha vocaled Gerife Avenue ond Harold Sireal. Thersfors fhis
easemenf and vacaled sireal line have nol been pilofied on the properly.

d:  Agreement for woiver of imprvements recorded 27 sepl, 1988 as Eniry No.
4680709 in Book 6067 at page 1513 of officiel records revecls nothing plotfoble.

f: Ordinance vocaling a portion of Duder Streat ond Gartle Avenus recorded os Enfry
No. 5765288 in Book 6894 al poge 690 of official recerds in wes! of and off of
this sife.

g: easements for ufilities within ¥ by Ordl r fad as Enfry

No. 5943312 in Book 7036 of page 1560 of official recerds _o___nm‘“&_h the
vacatad subdivision.

I R T T

Flood Plain Data

This properiy lies enfirely within Flood Zone X as dasignoled on FEMA Flood
Insurance Rala Map for the City of Soll Loke, Sclf Loke Counfy Communify Panel No.
49035 € 0139 E dafed 21 Sept, 2001. Flood Zona X iz defined os "Araas Defermined
fo be oufsids the 500—year floodpigin ( Mo Shading "

Record Descriptfons

Alf of Lot 3, Premium Ol Subdivision, eccerding fo the official plal lhereof,
recorded in Book 92-12, page 371, Saif Laka County, Ufah Recerder’s Records.

(Contains 56,761 sq.ft)
record

Certiflcation

To NoveSource Ueh, L.C.. First American Titls Insurance Compeny, oend Legocy Lend
Title Company:

Thiz is fo cerfify fhot this mop or plat and the survey on which it is based wers
made in accordance with "Minimum Stondard Dafail Requirements for ALTA/ACSM Land
Title Surveys” foinfly esfoblished and odopfed by ALTA, ACSM, and NSFS in 1999, and
includes ffems J, 8, 9, 10, and 11 of Table A thereof. Pursuont fo fhe Accurocy
Standords os odopfed by ALTA, NSPS, and ACSM and in effect on the daofe of fhis
certification, undersigned furifer cerfifies fhat the Positiono! Uncerfalnties resulting from

ihe survey mecsurements moda on fhe survey do nof exceed the allowoble Posifional
Tolerance.

DESCRIFTION

e

2 Jun, 2004 | Upaata

7 | 24 An, 2004 | Revise Erception #C

2010 North Redwood Rood, P.0. Box 16747

CONSULTING ENGINEERS and LAND SURVEYORS

Salt Lake Cily, Ulah 84118
Soit Loke Oty (BOI)S21-8579  Ogown (B01)J94-7288  For (891)321-5551

GREAT BASIN ENGINEERING - SOUTH

NovaSource Development
137 M. Redwood Road, Salf Leke Cify, Salf Lake Counfy, Ulah
A Part of the SW 1/4 of Saction 34, TIN, RIW, SLB&M

ALTA/ ACSH Land Title Survey

KE COUNTY SURVEYOR

29 Mar, 2004

SHEET MO,

A3

G4 74T
S




DIVERSIFIED DESIGN SERVICES & Le.zon @ DIWVERSIFIED DESIGN SERVICES & e ©

SUBJECT
PROPERTY

Ly ) nlat P Site Plan Data:

i g b APPLIGABLE BUILDING CODE:
[ . el ! INTERNATIONAL BUILDING CODE 2009 EDITION
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| . d T r Ir BUSINESS NAME: Apolle Burger Restaurant
1 W o } e = PRIMARY USE: Restaurant wiDriva Thr
EXIST. CARL'S JR. RESTAURANT EXIST. KFC RESTAURANT ; 1 = ADDRESS: 143 Norlh Redwood Rond
WITH DRIVE THRU WITH DRIVE THRU g i i O S ST RICTION e
EXIST. TACO BELL RESTAURANT - .“ u ey NUMBER OF STORIES 1 !
WITH DRIVE THRU EXIST. BURGER KING RESTAURANT = _ H 2x | FIRE SPRINKLING Mo 1EL (801) 268-0688 FAX (801) 281-1323
8 VATH DRIVE THRU a ¢ 8%, ALLOWABLE BLDG, AREA 50. FOOTAGE 6,000 SF. Email:
. ) -3 J& s TOTAL BLDG. SO. FOOTAGE: 4,160 SF. el
{ b L Rt OCCUPANCY GROUP: Az S 2
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Overall Site Area: 56754 SJF. (1303 Acres)
Phase One (P1) Area; 38,539 SF. (885 Acres)
g Phase Two (P2) Area: 18,215 S.F. (413 Acres)
it Building Ares: 41605 F. (1% of P1 Area)
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12 GAUGE TIE WIRE THROUGH HOSE
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2° MULCH OR COBBLE

TOPSCIL & SOIL AMENDMENT
UNDISTUREED OR COMPACTED SO0IL
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2" MULCH PER
SPECIFICATIONS

FINISH GRADE s

DOUBLE - TWIST WIRE SNUG AMENDED 501L
AS BACKFILL-
7.5 STEEL TEE POST -3 PER TREE SEE SPECS

INSTALL AGRIFORM
TABLETS IN BACKFILL

LOOSEM DIRT IN BOTTOM
OF HOLE TO 3" DEPTH

SET SHRUBS AT
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SHRUB PLANTING DETAIL

MOTE: PLANT TREE AT SAME RELATIONSHIP TO FiNISH GRADE
AS IT HAD IN PREVIOUS CONDITION.

DECIDUOUS TREE PLANTING

BCALE: NONE

PLANTER BED
FINISH GRADE

EXTRUDED CONCRETE * |\

SCALE: NONE

LANDSCAPE NOTES

1. INSTALL 6" OF SPECIFIED TOPSOIL IN ALL LANDSCAPE AREAS, THE
LANDSCAPE MOUNDS SHALL CONSIST OF TOPSOIL. THE TOPSOIL
SHALL MEET THE REQUIREMENTS LOCATED ON THIS SHEET,

2. THE DETENTION POND DOES NOT NEED TO RECIEVE TOPSOIL.
HOWEVER, DIG HOLES FOR TREES IN THIS AREA DOUBLE WDTH AND
FILL WATH TOPSDIL.

3. THE FINISHED GRADE IN ALL PLANTERS SHALL BE TWO (2) INCHES
BELOW THE TOP OF THE ADJACENT CONCRETE. MAKE SURE ANY
HOLES OR TRENCHING ARE PROPERLY COMPACTED TO PREVENT
SETTLING,

4, ALL SHRUB PLANTERS LABELED "COBBLE™ OR "ROCK MULCH" ARE
TO RECEIVE A MINIMUM OF 1°2" DIAMETER MIXED SIZE COBBLE ROCK
FOLLOWING INSTALLATION OF PLANT MATERIALS AND FABRIC.
COBBLE ROCK TO BE APPROVED BY THE OWNER -

5. DEWITT PRO 5 WEED BARRIER FABRIC I5 TO BE PLACED UNDER ALL
COBBLE ROCK.

8, CONTRACTOR IS RESPOSIBLE TO INSTALL THE QUANTITIES OF
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TOPSOIL REQUIREMENT

FLANTERS SHALL RECIEVE THE DEPTH OF TOPSOIL INDICATED IN THE
NOTES OF STOCKPILED OR IMPORTED TOPSOIL. SCARIFY SOIL 5" OR
MORE. HOWEVER, ALL TOPSOIL SHALL BE FERTILE, LOOSE, FRIABLE SOIL
MEETING THE FOLLOVWNG CRITERIA

CHEMICAL CHARACTERISTICS:

1-ACIDITY | ALKALINITY RANGE: pH 5.5-8.0
2- 5OLUBLE SALTS: Less than 2.0 Mmhos/CM
3- 50DIUM ABSORPTION RATIO! Less than 3.0
4- ORGANIC MATTER: Graater than 2%
5-NITROGEN: Greater than 48 ppm

&- POTASSSIUM: Greater than 11 ppm
T-FPHOSPHORLUM: Greater than 130 ppm
B-IRON: Greater than 5.0 ppm

GENERAL NOTES

1. LANDSCAPE CONTRACTOR SHALL ASSURE POSITIVE DRAINAGE
AVWAY FROM THE BUILDING AND ALL AREAS OF THE LANDSCAPE
BEFORE PROCEEDING WITH LANDSCAPE PLANTING.,

2, ALL LANDSCAPE AREAS SHALL BE WATERED BY AN AUTOMATIC
IRRIGATION SYSTEM, SEE IRRIGATION PLAN,

3, LANDSCAPE AND IRRIGATION IS TO BE INSTALLEDONLY BY A
LICENSED CONTRACTOR WITH A LANDSCAPE SPECIALITY LICENSE
ISSUED BY THE STATE OF UTAH,

4, CALL BLUESTAKES TO LOCATE AND MARK UTILITLY LINES AT
LEAST TWO (2) DAY S BEFORE PERFORMING ANY DIGGING. ON THIS
SITE. CONTACT THE OWNERS REPRESENTATIVE FOR INFORMATION
ON THE LOCATION OF ANY UTILITIES NOT MARKED BY BLUESTAKES.
1.E. LIGHT POLE CONDUIT AND VWMRING,

| =

SOD (LAWN)

ROCK MULCH (RM)

DECORATIVE LIGHTING
Rl AT EACH MAZONEY PILLAR
— M

BARK MULCH (BM)
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