CITY OF
10 East Center Street
NORTH SALT LAKE North Salt Lake, UT 84054

UTAH 801.335.87:00
www.nslcity.gov

CITY OF NORTH SALT LAKE
PLANNING COMMISSION MEETING
NOTICE & AGENDA
February 10, 2026
6:30 PM

Notice is given that the City of North Salt Lake Planning Commission will hold a regular meeting on the above
noted date and time at City Hall, 10 East Center Street, North Salt Lake, Utah. Some Commissioners may
participate electronically.

The following items of business will be discussed; the order of business may be changed as time permits:

AGENDA ITEMS

1. Welcome and Introduction
2. Public Comment

3. Consideration of a Plat Amendment for NSL City Center Commercial Condos affecting Unit 004 located
at 45 East Center Street, Brighton Homes, applicant

4. Consideration of a Plat Amendment for River Bend Industrial Subdivision Lot 7 creating River Bend
Industrial Condominium Subdivision, a 2 unit commercial condo at 215 South Riverbend Way, CIR
Survey, applicant

5. Consideration of a Site Plan Approval for McDonalds at 1096 N Redwood Road, Joanna Graham
applicant

6. Report on City Council actions on items recommended by the Planning Commission
7. Approval of Planning Commission Minutes of January 27, 2026
8. Adjourn

Planning Commission meetings are open to the public. If you need special accommodation to participate in
the meeting, please call (801) 335-8709 with at least 24 hours’ notice. This meeting will be broadcasted live

through the City’s YouTube channel: https://www.youtube.com/@nslutah4909/streams

Notice of Posting:

I, the duly appointed City Recorder for the City of North Salt Lake, certify that
copies of the foregoing agenda were posted on the Utah Public Notice Website:
https://www.utah.gov/pmn/, City’s Website: https://nslcity.gov/, and at City Hall:
10 East Center Street, North Salt Lake.

Date Posted: February 5, 2026
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Wendy Page, City I&e&order Q




10 East Center Street
North Salt Lake, UT 84054

ciTY oF 801.335.8700
NORTH SALT LAKE www.nslcity.gov
UTAH COMMUNITY DEVELOPMENT
DEPARTMENT
MEMORANDUM

TO: Planning Commission
FROM: Sherrie Pace, Community Development Director
DATE: February 10, 2026

SUBJECT: Plat Amendment for the North Salt Lake City Center Condominiums

RECOMMENDATION

The Development Review Committee (DRC) recommends approval of the Plat Amendment for
North Salt Lake City Center Condominiums with the following conditions:

1. Correction of minor redlines to the signature blocks and owner dedication.

BACKGROUND/REVIEW

The owner of Unit #004 in the basement level of the building is proposing to amend the unit to add a
storage closet that is presently located in the common area. The proposed amendment has no
impact on the overall layout or functionality of the development and is minor in nature.

Outstanding redline corrections are to the signature blocks for the Mayor and Owners Dedication
and corrections of the date and name of the City.

PROPOSED MOTION

I move that the Planning Commission approve the plat amendment for North Salt Lake City Center
Condominiums with the following condition:

1. Correction of minor redlines
Attachments:

A) Aerial/Zoning Map
B) Proposed Amended Plat



Development/Application
Aerial
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10 East Center Street
North Salt Lake, UT 84054

CITY OF 801.335.8700
NORTH SALT LAKE www.nslcity.gov
UTAH COMMUNITY DEVELOPMENT
DEPARTMENT
MEMORANDUM

TO: Planning Commission
FROM: Sherrie Pace, Community Development Director
DATE: February 10, 2026

SUBJECT: Plat Amendment for River Bend Industrial Condominium Plat

RECOMMENDATION

The Development Review Committee (DRC) recommends approval of the plat amendment for River
Bend Industrial Condominium Plat with the following conditions:

1. Verification of or installation of a firewall between Units A & D, if required by the Building

Code or Fire Code;
2. Correction of minor redlines to the signature blocks

BACKGROUND/REVIEW

The property at 215 River Bend Way (River Bend Industrial Subdivision, Lot 7) has an existing 33,540
sg. ft. industrial building on the site that was constructed in 2008. The property owner has
requested to re-subdivide the property into a 2 unit commercial condo building. Unit A will be
23,464 sq. ft. and Unit D will contain 10,076 sq. ft. The remainder of the property will be common
area, jointly held and managed by association of the unit owners.

The property and proposed subdivision meet the minimum requirements for the MD Zone and all
but a few minor redline corrections have been completed. The only other outstanding issue is to
determine if the wall between the new Unit A & Unit D was constructed as a firewall, as required by
the building code. The architect is currently evaluating the construction and to confirm the
existence of the fire wall. If no firewall was constructed the owners will be required to obtain a
building permit and add the necessary firewall to separate the units.

PROPOSED MOTION

I move that the Planning Commission approve the proposed subdivision at 215 South River Bend
Way with the following conditions:

1. Verification or installation of a firewall between units A & D; and
2. Completion of minor redlines.



Attachments:
A) Aerial/Zoning Map
B) Proposed Plat
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RIVER BEND INDUSTRIAL CONDOMINIUM PLAT
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10 East Center Street
North Salt Lake, UT 84054

ciTY oF 801.335.8700
NORTH SALT LAKE www.nslcity.gov
UTAH COMMUNITY DEVELOPMENT
DEPARTMENT
MEMORANDUM

TO: Planning Commission
FROM: Caden Baines, Planning Intern
DATE: February 10, 2025

SUBJECT: Site Plan for McDonald’s at 1096 North Redwood Road

RECOMMENDATION

The Development Review Committee (DRC) recommends approval of the site plan for
McDonald’s located at 1096 North Redwood Road with the following conditions:

1. All necessary approvals are granted by the Federal Aviation Administration prior to
issuance of a building permit.

BACKGROUND

The subject 2.64 acre property is zoned General Commercial (CG) and has no existing
structures. There is currently a lot line adjustment being processed administratively which
will reduce the size of the lot to 1.54 acres. The proposed lot line adjustment moves the
property line to the extent of this site plan. According to the applicant, the multinational
chain McDonald’s intends to build a fast-food restaurant with a drive-thru and parking. This
site plan adds a new 4,515 sq. ft. building to be used by McDonald’s as a restaurant.
Restaurants including drive-thrus are permitted uses in the CG zone.

REVIEW

There is one existing drive approach on the southwest portion of the property along
Redwood Road that is 40 feet in width. This drive approach provides access to the property
to the south operated by Hughes Trucking. The site plan indicates that the drive approach
will not be modified regarding location and size. The plans show a new drive approach on
the north side of the property along 1100 North which is 36 feet in width. This drive
approach is intended to be shared with the lot to the east. The plans indicate that asphalt
paving will be installed and striped for parking.



City Code requires that parking for fast food restaurants be installed at a rate of 1 stall for
every 75 square feet of floor area. The building square footage of the restaurantis 4,515
which requires 61 stalls. The applicant proposes to provide 61 stalls, 3 of which meet ADA
requirements. Additionally, code requires a minimum of 3 stacking spaces per drive-
through lane. The proposed site plan conforms to this requirement.

City code requires that developments along the east side of Redwood Road install a 24
foot wide landscape buffer from the curb and gutter with a 5 foot wide sidewalk. The plans
submitted by the applicant meet this requirement. The trees intended for the park strip
were moved behind the sidewalk due to conflicts with overhead utilities. The minimum
required landscape percentage is 15%. The applicant has provided 13,628 square feet of
landscaping in the 67,082 square foot site (20%). No more than 5% of the lot or 5,000
square feet, whichever is less, may be landscaped with sod/lawn. The plans indicate that
there will be 2,851 square feet of sod on the site or 4.2%. This area will be irrigated with
sprinklers. The applicant is proposing to install rock mulch with a drip irrigation system to
support the other landscaped areas.

The proposed building meets all required setbacks and lot coverage regulations in the CG
zone. City code 10-1-33 requires adequate screening of dumpsters by a masonry or
concrete wall not less than six feet (6') in height that matches the architecture of the
structure. The proposed trash enclosure meets these requirements.

ARCHITECTURAL REVIEW

The proposed building will be 21 feet 7 inches tall from finished grate to roof peak. The
front facades of the building will be built with ALPOLIC panels with aluminum accents. The
facades on the rear and side of the building will primarily consist of Hardie trim panels.
Below is an outline of the architectural standards for the sides of the building visible from
the public right of way:

Massing

. Horizontal Articulation every 100 feet - Each facade greater than one hundred
feet (100') in length, measured horizontally, shall incorporate architectural
features such as wall plane projections, recesses, or other building material
treatments, colors and textures that visually interrupt the wall plane. No
uninterrupted length of a facade may exceed one hundred (100) horizontal feet.
(meets standard)

. Vertical Articulation every 30 feet in height - Each principal building greater than
thirty feet (30') in height shall have a change in cladding material or surface
plane or other building material treatments, colors and textures that visually
interrupt the wall plane. No single cladding material or surface plane (as



applicable) may extend for an uninterrupted vertical distance of more than thirty
feet (30'). (meets standard)

o Parapet Variation every 60 linear feet - All facades visible from a public right of
way shall include a parapet that varies in height by at least two feet (2') for each
sixty (60) linear feet of facade length. (meets standard)

o Primary Building Entrance - Any primary entrance shall be clearly defined by
either recessing the entrance or with a sheltering element such as an awning,
arcade, or portico to provide shelter from the sun and inclement weather.
(meets standard)

Materials
o High quality materials - factory finished, integrally colored, or otherwise suitably
treated. (meets standard)
o Metal siding, or materials which appear to be metal siding, prohibited except as
accents (20%). (meets standard)
. Metal roofs & doors permitted. (meets standard)

PROPOSED MOTION

I move that the Planning Commission approve the site plan for McDonald’s located at 1096
North Redwood Road with the following conditions:

1. All necessary approvals are granted by the Federal Aviation Administration prior
to issuance of a building permit.

Attachments:
1) Zoning Map
) Aerial Map
) Site Plan
4) Landscape Plan
) Building Elevations
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CITY OF NORTH SALT LAKE
PLANNING COMMISSION MEETING
CITY HALL-10 EAST CENTER STREET, NORTH SALT LAKE
JANUARY 27, 2026

DRAFT
Commission Chair Larson called the meeting to order at 6:30 p.m.

PRESENT: Commission Chair BreAnna Larson
Commission Vice Chair Ryan Holbrook
Commissioner Scott Jones
Commissioner Ron Jorgensen
Commissioner Jacob Kapp
Commissioner Jonathan Marsh
Commissioner Irene Stone

STAFF PRESENT: Sherrie Pace, Community Development Director; Ali Avery, Long Range
Planner; Caden Baines, Planning Intern.

OTHERS PRESENT: Mark Morris, VODA Landscape + Planning.

1. WELCOME AND INTRODUCTION
Chair Larson welcomed new Commissioner Jacob Kapp and invited him to introduce himself.
Commissioner Kapp commented that he had lived in the City for ten years. He continued that he
owned a construction business related to site development and utility work. He added that he was
eager to give back to the community by serving on the Commission.

2. PUBLIC COMMENT

There were no public comments.

3. UPDATE PRESENTATION-TOWN CENTER URBAN DESIGN STANDARDS,
MARK MORRIS

Ali Avery introduced Mark Morris with VODA Landscape + Planning as the consultant for the
Town Center Urban Design Standards project. She explained that Mr. Morris would provide a
presentation related to the results of the survey that had been sent to the Planning Commission.
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Mark Morris, VODA Landscape + Planning, commented that this would be a review of the
Urban Design Standards. He explained that several groups would be providing input on the
survey including the Planning Commission. He noted that in 2016 a Town Center Master Plan
was completed which laid the foundation for current efforts including updating the City’s code to
better reflect that vision. He clarified that the town center included City Hall, Hatch Park, and the
surrounding area. Mr. Morris said these design standards would guide code and zoning over the
next 20 years for walkable and vibrant town center. He shared the following goals related to the
Town Center (and US-89 corridor): creating a distinct and positive identity, encouraging intensity
of activity, and improving the appearance and enhancing safety.

Mark Morris shared a map of the proposed four subdistricts for the Town Center area. He noted
how this would determine building heights and development intensity for the following districts:

e (Core Center (CO)

¢ Boulevard (BD)

e Neighborhood Transition (NT)
e Park Neighborhood (PN)

Commissioner Jorgensen asked if other communities had implemented the subdistrict concept
into their town centers. Mark Morris replied that VODA had been involved in the master plan
development for Millcreek which included subdistricts.

Commissioner Holbrook mentioned the Form Based Code which included the Boulevard District
and asked if it was the same. Ali Avery replied in that project that there were separate north US
89 and Boulevard districts with different standards. She commented that these standards had
been simplified and height restrictions would be based off different locations in the district and
proximity to single family neighborhoods.

Commissioner Kapp asked if the Boulevard District would take into account the future I-15
interchange. Mark Morris said the proposed code focused on the existing properties and
mentioned future changes including bus rapid transit (BRT) and the interchange and that
construction of the interchange could warrant a map amendment to include those areas in the
future.

Mark Morris continued that the intent of the subdistricts was to include context into the standards
across the Town Center. He spoke on making the standards concise and simple with a focus on
the elements of design that were difficult to change, such building location, setbacks, and height.
He said this would be a tool for development and a focus on the pedestrian level of a building
such as ensuring buildings were near the street and had active ground floor uses. He shared a



80
81
82
83
84
85
86
87
88
89
90
91
92
93
94
95
96
97
98
99
100
101
102
103
104
105
106
107
108
109
110
111
112
113
114
115
116
117
118

City of North Salt Lake
Planning Commission
January 27, 2026

Page 3

draft table and said once the code was finalized that it would include a series of tables related to
the parameters for each subdistrict.

Commissioner Marsh asked about minimum heights in the Town Center. He mentioned the
requirement for four stories and why it could not be five stories. Mark Morris said there was a
range of minimum and maximum heights for the design standards. He explained that the
reasoning behind a minimum height was to ensure critical mass to create a vibrant Town Center.
He spoke on increasing the intensity of use in the Town Center. He was in favor of higher
building heights but said the general public might push back on increased building heights.

Mark Morris spoke on fagade articulation and explained that these were not architectural
guidelines. He explained the purpose was to ensure the form of development would lead to a
vibrant town center. He added that the design standards also included pedestrian area
improvements (curb of street to the facade of building) and had different requirements in each
district (street trees, furnishings, etc.). Mr. Morris provided examples and details for the
following design standards:

e Building height

e Facade articulation

e Pedestrian space

e Transparency (frequency of windows)

e Blank wall limitation

¢ Building use (ground floor versus upper floors)

Mark Morris elaborated on ground floor use and the recently completed market study related to
retail. He explained the study showed that retail should not be required in all areas as due to
market conditions and demands. He said the goal would be to establish a list of acceptable uses
for ground floor spaces. He shared an example of high and low activation buildings and spoke on
giving property owners more flexibility for uses in exchange for more requirements related to
building form. Mr. Morris focused on pedestrian spaces for the Town Center including
landscaping, parking, lighting, and signage.

Mr. Morris then reviewed the survey which was shared with the Planning Commission, Arts
Committee, and Trails and Active Transportation Committee. He shared the questions from the
survey and the ranked results:

1) Which elements of urban design would you rank as most important to you to implement
in the Town Center area (ranked by priority)?
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2)

3)

4)

5)

6)

7)

8)

Engaging ground floor uses and pedestrian oriented spaces
Traditional look and feel

Which types of public gathering spaces do you think would be the most impactful for the
North Salt Lake Town Center?

Central civic gathering spaces

Which maximum building heights would you support at the heart of the Town Center to
create enough concentration to support a vibrant center?

4-5 story buildings

Which approach to a transition requirement between the core of the Town Center core
and adjacent residential areas would you rank most important?

Step down in building height closer to single family neighborhoods

Which “streetscape” elements, in your opinion, would have the largest impact on
improving the quality of the Town Center?

Pedestrian scale, lighting, benches
Which primary materials best reflect your vision for the Town Center character?
Brick or stone, more contemporary

Which parking management methods would you support to promote a more walkable
Town Center?

Reduced parking requirements near BRT station areas

Please share any additional thoughts, concerns, or ideas about the future urban design
character of North Salt Lake Town Center

Commissioner Jorgensen mentioned Town Center development if this translates into affordable
housing. Mark Morris commented on affordable housing and taller buildings which may relate to
income restrictions and tax credits for developers as well as proposals for luxury and affordable

housing projects in the Town Center.
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Mark Morris mentioned that there were five or six housing development under construction in
Millcreek today which were kickstarted through master planning. Commissioner Marsh asked if
Millcreek utilized RDA funding. Mark Morris replied that the City purchased land for more
control in the area including for public space. He was unsure if Millcreek utilized RDA funds.

Chair Larson asked about the height of the main building in Millcreek Commons. Mark Morris
replied that Millcreek city hall was six stories. He added that there were multiple factors to
consider related to height including economic viability, construction methods, vibrancy and lot
depth. He said 5-6 feet was a good height to aim for in the City’s Town Center.

Commissioner Jorgensen asked a question related to the Core subdistrict and the transition to
single family homes. Mark Morris spoke on buffers between areas with 5-6 stories buildings and
a single family neighborhood. He explained that those areas that bordered single family would
have height restrictions to mitigate these concerns.

Ali Avery clarified that the bus rapid transit (BRT) would have more frequency in the number of
buses with fewer stops and would be installed along Highway 89 in the City. She noted the
proposed transit stop locations for BRT included City Hall, Eaglewood Village, and Camelot.

Mark Morris said that in the final design standards, parking requirements would be regulated by
subdistrict. He suggested that reduction in parking requirements for the Town Center was an
important consideration. He said the Planning Commission would provide the final design
standards to the City Council for adoption.

Commissioner Holbrook asked about the feasibility of a requirement to bury utilities. Mark
Morris replied that he had not seen this specific requirement in design standards as it was
generally a public works focus.

Ali Avery commented that it could be included in the Town Center design standards. She noted
that it was part of the Planned (P) District requirements for Highway 89. She added that RDA
funds had previously been used to bury utilities in exchange for affordable housing units.

Chair Larson commended the usability and simplicity of the proposed standards. Mark Morris
replied that there would also be a worksheet with a focus on usability for staff and property
OWners.

Commissioner Stone mentioned bike lanes and the vision for this. Mark Morris responded that
these design standards were focused on back of curb to the building. He said the South Davis



197
198
199
200
201
202
203
204
205
206
207
208
209
210
211
212
213
214
215
216
217
218
219
220
221
222
223
224
225
226
227
228
229
230
231
232
233
234
235

City of North Salt Lake
Planning Commission
January 27, 2026

Page 6

Greenway project and other documents related to bike-ability and multi use pathways on US 89
and Orchard would address bike lanes. He spoke on ensuring that these standards would be
compatible with those plans but were separate.

Commissioner Marsh was excused at 7:43 p.m.

Ali Avery commented that there would be design standards to address street types, which had
been proposed as part of the Form Based Code, and would focus on the pedestrian space. She
said this would include Center Street and Highway 89 related to pedestrian and cyclist pathways.
She continued that the South Davis Greenway would run through the City from Orchard Drive to
the Eagleridge Drive roundabout to the Hwy 89 trail and continue south into Salt Lake and north
to Farmington.

Commissioner Holbrook asked if the intention was to encourage a P District in the Boulevard
and Core districts to require specificity. Ali Avery replied that this would replace the use of P
Districts in this area and set clear standards for developments within the Town Center.

Commissioner Holbrook spoke on the development on Orchard Drive that was built per code but
did not match the aesthetic of the street. He mentioned that these design standards seemed vague.
Sherrie Pace replied that these design standards would give the City tools to prevent that. She
said the design standards would guide setbacks, glazing, materials, etc. She explained that, the
development mentioned was on a property zoned RM-20 where the city only had standards for
setback, height, and number of units, and no standards related to design or material usage.

Mark Morris said the hope was that these would not be vague but give property owners some
leeway in their choices of materials and colors. He explained that each of these parameters would
have a range while being straightforward.

Commissioner Jorgensen asked about the timeline to complete this process including the General
Plan and the South Davis Greenway project. Mark Morris replied that this project was currently
in the draft mode for all of the design standards. He said the project was fifty percent completed
and would come back to the Commission for review in several months.

Ali Avery commented on the timing of this project related to the other projects and said they
would conclude around the same time. She said those projects could be incorporated into these
standards, including the South Davis Greenway, US 89 corridor agreement, and Hatch Park. She
noted the design standards would be adopted as a zoning ordinance and available to be
implemented by the end of summer.
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4. REVIEW 2026 MEETING CALENDAR

Sherrie Pace noted that the City Council approved this calendar and said if any revisions were
necessary, they could still be made. She noted that the primary election on June 23" had caused
the rescheduling of that Commission meeting to June 24,

5. REPORT ON CITY COUNCIL ACTIONS ON ITEMS RECOMMENDED BY THE
PLANNING COMMISSION

Sherrie Pace provided an update from the January 20" City Council meeting which included the
appointment of Frances Marcus to the Civic Events Committee. She noted the Council also
approved the Highway 89 UDOT Corridor Agreement. She said the February 3™ City Council
meeting would include the Commission recommendation related to General Development plan
for Village station and the vacation of the south portion of Orchard Drive. She mentioned several
other possible items related to fast food restaurants and Brighton Homes.

6. APPROVAL OF PLANNING COMMISSION MINUTES
The Planning Commission meeting minutes of January 13, 2026 were reviewed and approved.

Commissioner Jorgensen noted there were four typographical errors on lines 112, 176, 187, and
275.

Commissioner Jorgensen moved to approve the Planning Commission minutes for January
13,2026 as amended. Commissioner Holbrook seconded the motion. The motion was
approved by Commissioners Holbrook, Jones, Jorgensen, Kapp, Larson, and Stone.
Commissioner Marsh was excused.

7. ADJOURN

Commission Chair Larson adjourned the meeting at 7:47 p.m.

The foregoing was approved by the Planning Commission of the City of North Salt Lake on
Tuesday, February 10, 2026 by unanimous vote of all members present.

BreAnna Larson, Chair Wendy Page, City Recorder
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