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Community Council Staff Memo 
 
Meeting Date:          September 6, 2022  
 

Applicant:                 Jay Larsen 
 

Property Address:    4750 South Highland Drive 
 

  Acreage:              0.73 acres 
 

  Zone:                         Commercial (C-2) 
 

  Prepared By:            Brad Sanderson, Current Planning Manager  
 

  SYNOPSIS AND SCOPE OF DECISION  
 
Jay Larsen is seeking a Site Plan and Conditional Use Permit approval to reconfigure the existing drive-thru, 
as well as add a second drive-thru on property generally located at 4750 South Highland Drive. The property 
is within the Commercial (C-2) Zone whereupon “drive up uses with outside order windows or structures, 
such as restaurants, banks, etc.”, are listed as a conditional use.  
 
The property includes two parcels, both of which are part of the larger Cottonwood Shopping Center. The 
southern and smaller parcel was previously used as a fuel station which is no longer in service and will be 
removed as part of this proposal. The existing building on the adjacent northern parcel has been used for 
several business; including a lending institution which previously utilized the drive-thru along the west side of 
the building.  
 
The applicant is proposing the following modifications to the site:  
 

• Remove an out-service fuel canopy and related facility. 

• Update building façade, (bldg. square footage remains the same). 

• Remove driveway access along Highland Drive, near intersection.  

• Shift driveway access along Murray/Holladay Road further away from intersection and reduce overall 
width to 30 feet wide. 

• Eliminate approximately 30 parking stalls immediately west and south of existing building. 

• Reconfigured west drive-thru access and circulation. 

• Add an additional drive-thru along south side of building with new access and circulation.  

• Add planter islands at the ends of parking rows with trees and other landscape material as required by 

File # CU-22-010 

 



Cottonwood Square  File #: CU-22-010 

 
 

city code. 

• Add landscaped berm near intersection as a buffer between drive-thru and right-of-way. 

• Relocate dumpster enclosure to a more accessible location near south property line. 

• Add approximately 11 new parking stalls back into the site. 

• Provide a shared parking and access agreement/easement.  
 

                        FINDINGS, CONCLUSIONS, & RECOMMENDATION  
 
Findings:  

1. See Conditional Use ‘Standards for Approval’ per Millcreek code section 19.84.060.  
2. Staff has identified the following possible determinants resulting from the proposed drive-thru 

facilities and site plan layout:  

- Safety concerns with vehicles utilizing existing accesses which are currently too close to the 
Murray/Holladay Rd and Highland Drive intersection. 

- Safety concerns with drive aisle obstruction without barrier between drive aisles and vehicle 
queuing. 

- Loss of parking stalls than what is currently available. 
   

3. Per the proposed plans, or through the proposed conditions of approval the above determinants can 
be mitigated in the following ways: 

- Remove and/or relocate the existing driveways away from the intersection. 

- Provide signage to help better direct vehicular traffic circulation throughout the site.  

- Provide a physical barrier between the drive aisles and drive-thru queuing areas. 

- Limit uses to those contemplated per the traffic study. 

- Provide a shared parking and access agreement, to better utilize the excess parking from the 
larger Cottonwood Shopping Center. 
 

4. The property is comprised of multiple parcels which appear to bisect the existing building. This can 
be corrected through a property line adjustment or property consolidation. 

5. Millcreek commissioned a traffic study which provided a few recommendations, one of which was to 
close the fuel station access currently located along Highland Drive; the other was to shift the accesses 
along Murray/Holladay Rd. away from the intersection. Both recommendations are reflected on the 
plans. 

6. Public utilities are likely to exist along major abutting streets, in which easements should be provided 
to allow sufficient legal access and maintenance to existing and future to utilities.  

 
Conclusions:  

Based on the findings listed above: 

• The plans comply with the recommendations of the traffic study and other recommendations 
made by city staff. 

• Subject to the conditions and requirements listed below, the proposal will comply with all other 
city code and other utility service provider’s requirements. 

 
Recommendation:  

Based on the Findings and Conclusion listed above, Staff recommends that the Community 
Council take comments at the public meeting and forward a recommendation to the Planning 

https://millcreek.municipalcodeonline.com/book?type=planzone#name=19.84.060_Standards_For_Approval
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Commission to approve the Site Plan and Conditional Use Permit, application file number CU-
22-010, per the proposed plans and subject to the conditions listed below, unless during the 
hearing facts are presented that contradict these findings or new facts are presented, either of 
which would warrant further investigation by Staff. 

              MODEL MOTION  
I recommend that the Community Council forward a positive recommendation to the 
Planning Commission to approve the Site Plan and Conditional Use Permit, application 
number CU-22-010 as proposed, subject to the following conditions and requirements: 
 
Conditions related to drive-thru:  

1. The applicant shall install and maintain adequate directional signage and drive-thru 
separation barriers such as, median with bollards or other similar physical barrier between 
the south drive through and south drive aisle, as recommended by the City Engineer.  

2. If a tenant generates more traffic than as anticipated per the findings and recommendations 
listed within the traffic impact study, conducted by Hales Engineering on 3/07/2022, then 
a new traffic study shall be conducted, whereupon a new conditional use permit shall be 
obtained through the City.  

3. The applicant shall record a shared access and parking agreement/easement prior to 
construction. 
 

Requirements: 
1. The applicant shall provide approvals for all utility providers, including but not limited to 

water, sewer, power, gas communication, etc.  
2. The applicant shall provide all geotechnical, hazards studies, and floodplain development 

permit, as required by the City Engineer.  
3. The applicant shall obtain City approval and subsequently record a property line adjustment 

or property consolidation with Salt Lake County Recorder’s Office, ensuring that the 
property lines do not bisect the building. 

4. The applicant shall provide a 10’ public utility easement parallel to and abutting both 
Highland Drive and Murray/Holladay Road. 

5. The applicant shall install a 3-foot-tall screen wall, landscape berm or combination thereof, 
between driveways and abutting streets, as recommended by the Planning Director.  

 

        SUPPORTING DOCUMENTS  
 
•   Aerial Map 
•   Zoning Map 
•   Proposed Plans 
•   Traffic Study (available upon request) 
 


