
 
 
PLANNING COMMISSION 
City of Holladay 
June 25th, 2024 
City Council Chambers – 4580 S. 2300 E. Holladay 
 
This public meeting will be held in-person and also transmitted via live video stream on the City of Holladay webpage. 
Participation in a public hearing portion of this meeting can be accomplished in either of the following ways: 
 

• During the meeting: address the Commission when the item is called by the Commission Chair 
• Email: comments must be received by 5:00 pm on 06/25/2024 to the Community and Economic Development 

Department; cmarsh@holladayut.gov. Emailed comments will be read by the Commission Chair.  
 
 
MEETING AGENDA 

 
5:30 PM WORK SESSION – The Commission may discuss any or all agenda items. No decisions or 

voting to occur.  
 
6:00 PM   CONVENE REGULAR MEETING – Public Welcome & Chair Opening Statement 
 
 PUBLIC HEARING 

 
1. “Brinton House” Historic Site Modification Permit–– 1981 Murray-Holladay Road 

(R-M) 
 Review and consideration of a request by Applicant Katie Thibodeaux, representing Owner 

Roderick Enterprises, for modifications to a designated historic house and site.  Item reviewed as 
an administrative, conditional use application as per provisions stated in Holladay Ordinance 
§13.08.040, §13.86.030 & §13.86.050     File #24-2-05 

 
 PLANNING COMMISSION TRAINING – Required Quarterly Training 

  
 

 ADJOURN 
 

 
 
 
 
 
 

CERTIFICATE OF POSTING 
I, Stephanie N. Carlson, the City Recorder of the City of Holladay, certify that the above agenda notice was posted on the City 
of Holladay bulletin board, the City website www.holladayut.gov, the Utah Public Notice website www.utah.gov/pmn, and 
was emailed to the Salt Lake Tribune and Desert News and others who have indicated interest. 
 
DATE POSTED:  Monday, June 24, 2024 at 10:00 am 

Stephanie N. Carlson MMC, City Recorder 
City of Holladay 

Reasonable accommodations for individuals with disabilities or those in need of language interpretation service can be 
provided upon request.  For assistance, please call the City Recorder’s office at 272-9450 at least three days in advance.  
TTY/TDD number is (801)270-2425 or call Relay Utah at #7-1-1 

https://www.holladayut.gov/government/agendas_and_minutes.php
http://www.holladayut.gov/
http://www.utah.gov/pmn
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        CITY OF HOLLADAY 
Planning Commission 

June 25, 2024  
Item #1  

 
Request:   CONDITIONAL USE PERMIT – HISTORIC SITE MODIFICATION 
Project   “Brinton House” Historic Home and Site Modifications 
Address: 1981 E Murray Holladay Rd 
Zone:  R-M 
Applicant: Katie Thibodeaux, representing Roderick Enterprises   
File No:   24-2-05  
Notice;  Mailed 05/24/2024; Hearing continued/open from 6/4/2024 
Planner:   Carrie Marsh  
 
GOVERNING ORDINANCES:  13.03.020  CONDITIONAL USE- SUBMITTAL REQUIREMENTS 
     13.08.040  CONDITIONAL USE PERMIT REVIEW/APPROVAL STANDARDS 
     13.86  HISTORIC PRESERVATION   
 
REQUIRED PLANNING COMMISION ACTION TYPE  
Administrative.  
Public hearing required. PC shall make a motion of either, denial, approval or to continue. All motions require findings 
which support the decision. As directed by ordinance, applications shall be approved if the Land Use Authority finds 
Substantial Evidence of compliance with applicable approval standards and requirements. Holladay Ord. 13.08.040 
 
EXCECUTIVE SUMMARY 
The City of Holladay Code §13.86 addresses Historic Preservation 
within the City. This section of code designates sites and applies 
standards and additional uses specifically applicable to these sites. A 
conditional use permit is required for any modifications relating to the 
site or structure. Modifications are defined in §13.86.065 as: 
“demolition or construction where a demolition or building permit is 
required. Modification also include substantial changes to landscape, 
fencing, or appearance of a historic site. Modification does not 
include minor changes to landscape, fencing, or appearance of a 
historic site such as painting the historic site substantially the same 
color, changes to flowerbeds, or trimming.” 
 
Upon receipt of the application, it was reviewed by the Technical 
Review Committee and determined that the changes to the structure 
and site met the definition of modification within §13.86.065, 
requiring review by the Planning Commission for a Conditional Use 
Permit.  
 
As designated in §13.86.050: SITE MODIFICATION, “the Planning 
Commission may modify all yard, parking, landscaping, height, and 
other requirement of the zone in which the historic site is located, as 
necessary to fulfill the purposes of this chapter. In so doing, the nature 
and character of adjacent properties shall be considered to ensure 
that the health, safety, convenience, and general welfare will not be 
impaired. The Planning Commission may establish development 
criteria to control impacts associated with the heaviest permitted use in 
the base zone, including but not limited to: noise, glare, dust, or 
odor.”  
 
BACKGROUND 
Holladay has a number of historical properties and locations, though 
only five are designated within the City’s Code as Historical Sites. A 
historical overview article by Jacob Barlow is included in the packet 



for review and give a broader understanding of the historical significance of the property.  
The following points are a brief summary of the property’s history: 

• The David Branson Brinton House is significant for its association with the lives of three locally prominent 
historical figures: David Brinton, David Branson Brinton, Sr. and David Branson Brinton, Jr., all of who played 
important roles in the growth and development of Holladay, Utah, one of the state’s earliest settlements. 

• Among the settlers of 1848-49 was David Brinton (1814-1878) and his family. The Brintons had historically been 
builders and blacksmiths. 

• The home was built in 1877 by David Branson Brinton. 
• Added to the National Historic Register May 22 1978, #78002665 

A two-level addition to the rear of the original structure was added in 1979 with a secondary entrance. This addition is 
concealed behind the original structure from the street, but is visible while traveling west on Murray Holladay Road and 
abuts the parking lot.   

APPLICANT / PROPERTY SUMMARY 
Applicant, Katie Thibodeaux, representing the property owner, is seeking to modify some elements of the structure and site 
known as the “David Branson Brinton Home” in §13.86.020 of the City of Holladay Code, located at 1981 E. Murray 
Holladay Road. The applicant is seeking to make the following modifications: 
 
Existing Building: 

1. Paint exterior window trim, railing, soffit, and fascia a darker color 
2. Replace exterior doors on south (main) and east (side) entrances with black commercial/store glass doors, 

a. REVISION: Modifications to doors shown in revised submission with additional fill work 
for more traditional appearance with visual weight.  

3. Add entrance canopy to east entrance  
a. Clarified in previous meeting that “canopy” is a support beam, not canopy.  

Site Landscaping: 
1. Tree removal/trimming 

a. Remove two front trees 
b. Trim mature trees on east, north, and south property lines  

i. REVISION: No tree trimming on property line trees as they are not on the property.  
c. Removal of aspens on the east and north sides of the building. Replace with columnar evergreen trees 

i. REVISION includes: new trees/landscaping in area where detached garage is 
located, to be demolished. See new landscaping plan.  

2. Fencing to be removed and replaced  
a. REVISION: No fence replacement as fencing is not on property. 

Site Modifications: 
1. Demolition of detached garage and carports 
2. New detached garage on the rear corner of property 

a. REVISION: includes architectural detailing on new building that will match architectural 
features on historical structure and addition.  

3. Parking lot modifications – Remaining parking spaces meet requirements of spaces for office use.  
 
TECHNICAL REVIEW COMMITTEE RECOMMENDATION 
The Technical Review Committee (TRC) finds that the application for a conditional use permit for minor building and 
landscaping modification to a site listed on the Holladay Historic Preservation to be complete.  
 
The TRC recommends the PC to hold the required public hearing (as required 13.08.040). Public comments made should 
be considered as they relate to the set approval standards and mentioned above. Additional considerations or conditions, if 
any, should be applied carefully and reasonably as per 13.08.040.F.  The Holladay TRC has provided their suggesting 
findings and conditions to consider.    
 
Suggested Findings: 

1.  Modifications to the building and site are considered to be substantial as defined by 13.86.050 



2.  Proposed modifications, overall, do not detract from the historic nature of the building's architecture. 
3.  The detached garage was built in 1953 and is not found to be relevant to the David Brinton House's formal historic 

designation. 
4.  The structure’s rear addition was added in 1979 and while not an original part of the structure, there is a transition 

between the original structure and the addition.  
5.  Required on-site parking for the property’s use is met 

 
Suggested Conditions of Approval: 

1.  Painting of window trim, fascia, and railing to be dark paint, as proposed  
2.  Modern doors with traditionally styled fills for visual weight are considered appropriate 
3.  Landscaping plan showing replacement trees in accordance with Holladay code §13.77.060 
4.  Demolition of existing garage and carports appropriate as not historically relevant to the property 
5.  New garage design to feature architectural features found in the main home and 1979 addition.  
6.  No addition of lighting within the parking lot 

 
SUGGESTED MOTION FORMAT:  
 
“I motion the Holladay Planning Commission move to ___________ (APPROVE, DENY, CONTINUE) the application for a 
Conditional Use Permit for a Historic Site Modification for the “David Branson Brinton Home”, designated as a historic site by 
section 13.86.020 of the City of Holladay code, located at 1981 E. Murray Holladay Road. Based upon the findings that the 
application _________ (see above for staff suggested findings .This motion is subject to the following conditions_____________ (see 
above for staff suggested conditions”  
 



Roderick HQ 
Historical Site Changes



Building Changes:
 Painting:

➢ Exterior Painting of windows, railing, soffit and fascia
➢ We are proposing to paint the existing window frame, handrail, soffit and fascia 

black color on the existing mansion and replacing the windows on the 
addition. All new windows on the addition will look exactly the same 
architecturally as they do now with mullions and curved arches.

    Doors/Entrances:
➢ Currently the exterior doors are a yellow wood color.

➢ We are proposing to replace the South and East Entrances with Class A High 
End Store Front Glass Systems.

Landscape Changes:
 Tree Removal and Replacement:

➢ A new landscaping plan has been provided and abides by the current landscaping 
code for Holladay City.

Garage Relocation:
 The Current garage can be seen from Murray Holladay Blvd and does not have and tie into 

the historical nature of the site. We would demo the existing garage and relocate in the NE 
corner of the property away from the view of Murray Holladay Blvd and construct with the 
same brick, roof and architecture as the existing office building.

 



Existing Condition:



Existing Condition:
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3450 N. TRIUMPH BLVD. SUITE 102
LEHI, UTAH 84043  (801) 753-5644

www.pkjdesigngroup.com 

DRAWING INFOPROJECT INFORMATION DEVELOPER / PROPERTY OWNER / CLIENTISSUE DATE PLAN INFORMATIONPROJECT NUMBER LICENSE STAMPLANDSCAPE ARCHITECT / PLANNER

COPYRIGHT:
PKJ DESIGN GROUP

THIS DOCUMENT AND THE IDEAS AND DESIGNS INCORPORATED HEREIN AS
AN INSTRUMENT OF PROFESSIONAL SERVICE IS PROPERTY OF PKJ DESIGN

GROUP.  IT IS NOT TO BE USED IN WHOLE OR IN PART FOR ANY OTHER
PROJECT WITHOUT THE WRITTEN AUTHORIZATION OF PKJ DESIGN GROUP.

1981 E. MURRAY HOLLADAY RD.
HOLLADAY, UTAH

HOLLADAY PROJECT
RODERICK ENTERPRISES
ATT: BENJAMIN WHATON

801-506-5005
BENW@RODERICKREALTY.COM

EXISTING TREE NOTES

PURPOSE: THESE NOTES ARE INTENDED TO GUIDE GENERAL CONTRACTOR AND SUB-CONTRACTORS CREWS IN THE PRUNING AND REMOVAL OF
EXISTING TREES AND BE IN  COMPLIANCE WITH LOCAL STANDARDS.

C.   GENERAL STANDARDS FOR TREE PRUNING

1. ALL TREE MAINTENANCE WORK ON PROPERTY GROUNDS SHALL BE PERFORMED IN ACCORDANCE WITH THE LATEST REVISIONS OF ANSI
A300 AND ANSI Z133.1 STANDARDS AND AS FURTHER DETAILED IN THE  BEST MANAGEMENT PRACTICES TREE PRUNING BOOKLET.

2. ALL TREE PRUNING TO BE COMPLETED BY A LICENSED ARBORIST IN THE STATE OF THE PROJECT.
3. HANGING LIMBS AND BRANCH GROWTH SHALL BE MAINTAINED 13 FEET ABOVE STREETS AND 8 FEET ABOVE SIDEWALKS OR PER LOCAL

CODE.
4. AUTHORITY TO PRUNE TREES DOES NOT INCLUDE THE CUTTING BACK OF SOUND, HEALTHY TREE BRANCHES IN EXCESS OF 6 INCHES

OUTSIDE DIAMETER, UNLESS SPECIFICALLY DIRECTED BY THE OWNER OR CITY FORESTER.
5. TREE BRANCHES SHALL BE REMOVED AND CONTROLLED IN SUCH A MANNER AS NOT TO CAUSE DAMAGE TO OTHER PARTS OF THE TREE,

OTHER PLANTS, AND PROPERTY.
6. CLEAN-UP BRANCHES, LOGS OR ANY OTHER DEBRIS RESULTING FROM A TREE PRUNING OR REMOVAL SHALL BE PROMPTLY AND PROPERLY

ACCOMPLISHED. THE WORK AREA SHALL BE KEPT SAFE AT ALL TIMES UNTIL THE CLEAN-UP OPERATION IS COMPLETED. UNDER NO
CONDITION SHALL THE ACCUMULATION OF BRUSH, BRANCHES, LOGS, OR OTHER DEBRIS BE ALLOWED UPON PROPERTY IN SUCH A MANNER
AS TO CAUSE A PUBLIC HAZARD.

7. THE USE OF CLIMBING SPURS OR GAFFS SHALL BE PERMITTED ONLY IN THE CASE OF TREE REMOVAL OR IN AERIAL RESCUE EMERGENCIES.
8. UNDER NO CONDITIONS SHALL IT BE CONSIDERED PROPER TO LEAVE SEVERED OR PARTIALLY CUT LIMBS IN A TREE AFTER THE WORKERS

LEAVE THE SCENE OF OPERATIONS.
9. ALL TREES TO BE REMOVED SHALL BE TAGGED FOR OWNERS APPROVAL PRIOR TO REMOVING.

D.   TREES SHALL BE REMOVED IF:

1. THE TREE INTERFERES WITH OR CREATES A PUBLIC NUISANCE OR HAZARD TO PEDESTRIANS OR VEHICULAR TRAFFIC OR IS CONSIDERED A
PUBLIC NUISANCE BY THE CITY FORESTER.

2. THE TREE IS SIGNIFICANTLY DAMAGED OR DISEASED.
3. THE TREE IS SPECIFIED TO BE REMOVED ON THIS PLAN.
4. THE OWNER REQUESTS REMOVAL OF TREE. IN THIS CASE THE LANDSCAPE ARCHITECT SHALL BE NOTIFIED SO AS TO REVISE THE

PROPOSED PLANTING PLAN TO MEET CITY/COUNTY REQUIREMENTS FOR TREE REPLACEMENT.

E.   STUMP REMOVAL REQUIREMENTS AND STANDARDS

1. PERSONS PERFORMING STUMP REMOVAL DUTIES SHALL HAVE THE IMMEDIATE AREA INVESTIGATED FOR UTILITY LINES FROM
BLUESTAKES/DIG-LINE AS NECESSARY AND WEAR ALL REQUIRED SAFETY EYE AND EAR PROTECTION.

2. ALL REMOVAL OF TAGGED TREES SHALL BE DONE IN A MANNER SO THAT THE REMAINING STUMP WILL BE AT LEAST 8 INCHES BELOW
GROUND LEVEL UNLESS OTHERWISE DIRECTED BY OWNER.

3. EXCAVATIONS RESULTING FROM A TREE OR SHRUB REMOVAL MUST BE PROMPTLY FILLED IN TO NORMAL GROUND LEVEL WITH TOPSOIL
APPROVED BY OWNER OR FILL MATERIAL DEPENDING ON LOCATION.  THE TOPSOIL/FILL MATERIAL SHALL BE PROPERLY SETTLED AND BE
FREE OF DEBRIS.

EXISTING AND NEW LANDSCAPE AREA
SYMBOL SITE MATERIAL

TREE PROTECTION AND PRESERVATION
INTRODUCTION: THIS IS INTENDED TO GUIDE THE GENERAL CONTRACTOR AND SUB-CONTRACTORS CREWS AND OWNER IN THE PROTECTION

OF TREES LOCATED ON PROJECT SITE, AND SHALL BE IN COMPLIANCE WITH FOLLOWING SPECIFICATIONS. ALL PEOPLE THAT WORK
AROUND TREES ARE RESPONSIBLE TO PROTECT THE TREES FROM UNNECESSARY INJURY THAT WOULD DECREASE THEIR VALUE.  TREE
ROOTS OFTEN SPREAD 2-3 TIMES WIDER THAN THE DRIP-LINE OF THE CANOPY AND 90% OF A TREE'S ROOTS ARE FOUND IN THE TOP 2
FEET OF SOIL.  THESE FACTS ILLUSTRATE WHY IT IS SO IMPORTANT TO USE CARE WHEN WORKING NEAR EXISTING TREES.

A. TREE PROTECTION GUIDELINES FOR CONSTRUCTION SITES

PRIOR TO INITIATION OF DEMOLITION AND CONSTRUCTION WORK THAT WILL AFFECT TREES ON PROPERTY, THE FOLLOWING TREE
PROTECTION PLAN SHOULD BE IMPLEMENTED, WHICH PROVIDES FOR THE FOLLOWING INFORMATION:

1. TREE PROTECTION PRACTICES MAY INCLUDE, BUT ARE NOT LIMITED TO: PRUNING BRANCHES AND ROOTS, TEMPORARILY FENCING OFF
AREA AROUND THE ROOTING ZONE, WRAPPING TRUNKS TO PREVENT WOUNDS, SPREADING WOOD CHIPS OR GRAVEL TO REDUCE SOIL
COMPACTION, ENSURING PROPER TREE IRRIGATION IS PROVIDED THROUGHOUT THE TERM OF THE PROJECT, AND ADDING
WELL-COMPOSTED ORGANIC MATTER TO THE TREE'S GROWING LOCATION FOLLOWING CONSTRUCTION.

2. TREE PLANTING WORK SHALL BE DONE IN ACCORDANCE WITH LATEST LOCAL CODES, IE: BEST MANAGEMENT PRACTICES (BMP), ANSI
Z133.1, AND ANSI A300.  DIRECTIONS PROVIDED IN AUTHORIZING PERMITS SHALL BE FOLLOWED.

3. ANY TREE TO REMAIN THAT IS IRREPARABLY DAMAGED DUE TO CONSTRUCTION ACTIVITIES SHALL BE  REMUNERATED AT COST TO
CONTRACTOR RESPONSIBLE FOR DAMAGES.  THE VALUE OF ALL TREES TO REMAIN SHALL BE ESTABLISHED  IN WRITING AND AGREED
UPON BY ALL PARTIES INVOLVED PRIOR TO CONSTRUCTION ACTIVITIES.

4. ANY TREES TO REMAIN ON-SITE AND ON ADJACENT PROPERTIES THAT ARE DAMAGED DUE TO CONSTRUCTION ACTIVITIES THAT ARE
REPLACEABLE SHALL BE REPLACED WITH TREE OF SAME SPECIES, CALIPER SIZE AND SIMILAR SHAPE AT THE EXPENSE OF CONTRACTOR
RESPONSIBLE FOR DAMAGE.

5. TREES BEING PRESERVED DURING ALL CONSTRUCTION ACTIVITIES SHALL HAVE A TREE PROTECTION ZONE (TPZ), WHICH IS NO LESS THAN
THE WIDTH OF THE DRIP LINE OF THE TREES CANOPY, CLEARLY MARKED WITH A CONTINUOUS CHAIN LINK PROTECTIVE FENCE, OR OWNER
APPROVED EQUAL, PRIOR TO ANY DEMOLITION, CLEARING, TRENCHING OR TUNNELING PROJECTS COMMENCEMENT.

6. HEAVY EQUIPMENT SHALL NOT BE ALLOWED INSIDE THE TREE PROTECTION ZONE.  ALL HEAVY EXCAVATIONS SHALL BE MADE BY
EQUIPMENT FROM OUTSIDE OF THIS ZONE.

7. BUILDING MATERIAL, TOPSOIL, CHEMICALS, OR FILL SHALL NOT BE STOCKPILED IN THE TREE PROTECTION ZONE OR IN THE DRIP-LINE OF
ANY TREE THAT IS SCHEDULED FOR PRESERVATION.

8. PRIOR TO CONSTRUCTION, THE TREE PROTECTION ZONE WILL BE DESIGNATED BY PLAN AND IN COORDINATION WITH  BLUE STAKES,
OWNER, LANDSCAPE ARCHITECT AND/OR CITY URBAN FORESTER.  THE SIZE AND SHAPE OF THE ZONE WILL DEPEND ON THE TREE SPECIES
SENSITIVITY TO IMPACT, THE HEALTH AND AGE OF THE TREE, AND ROOT AND CROWN CONFORMATION AND DEVELOPMENT CONSTRAINTS.

9. TRENCHING SHOULD BE PERFORMED IN ACCORDANCE WITH THE STANDARDS LISTED ABOVE.  WHEN LARGE SCAFFOLD ROOTS ARE
ENCOUNTERED WHILE TRENCHING, HAND DIGGING AND BRIDGING OF THE ROOTS SHALL BE DONE.  IN SITUATIONS WHERE A ROOT HAS
BEEN DAMAGED, A CLEAN CUT SHALL BE MADE ON THE ROOT AT THE EDGE OF THE TRENCH CLOSEST TO THE TREE TRUNK.

10. TUNNELING OR BORING SHOULD BE DONE WHENEVER WORK MUST BE DONE WITHIN THE TREE PROTECTION ZONE.  TUNNELING OR BORING
IN THE TREE PROTECTION ZONE MUST BE AT LEAST 2 FEET DEEP.

11. EXCAVATION INVOLVING ROOT CUTS SHOULD BE DONE RAPIDLY. CUTS ON TREE ROOTS SHALL BE SMOOTH AND CLEAN.  THE TRENCH
SHOULD BE BACKFILLED AS QUICKLY AS POSSIBLE TO PREVENT THE EXPOSED ROOTS FROM DRYING OUT AND THE TREE SHOULD BE
WATERED IMMEDIATELY.  IF TREES ARE TO REMAIN EXPOSED FOR MORE THAN FOUR TO SIX HOURS, THEY MUST BE COVERED WITH
BURLAP AND KEPT MOIST AT ALL TIMES.

12. FOR TREES WITH A TRUNK DIAMETER IN EXCESS OF SIX INCHES, TUNNELING OR BORING SHOULD REPLACE TRENCHING ACCORDING TO
THE FOLLOWING MINIMUM DISTANCES FROM THE FACE OF THE TREE TRUNK IN ANY DIRECTION.

13. THE BOOKLET "TRENCHING AND TUNNELING NEAR TREES" THAT IS  PRODUCED BY THE NATIONAL ARBOR DAY FOUNDATION SHALL BE USED
AS A GUIDE FOR ALL CONSTRUCTION AND EXCAVATION WORK AROUND TREES.  THIS BOOKLET MAY BE OBTAINED BY CONTACTING THE
NATIONAL ARBOR DAY FOUNDATION.

14. TREE CARE CONTRACTOR PROVIDING SERVICES SHOULD BE CURRENTLY LICENSED TO DO BUSINESS IN THE STATE OF THE PROJECT,
INSURED AGAINST PERSONAL INJURY AND PROPERTY DAMAGE, AND CERTIFIED AS AN ARBORIST WITH THE INTERNATIONAL SOCIETY OF
ARBORICULTURE. PRIOR TO BEGINNING WORK ON TREE(S) THE TREE CARE CONTRACTOR SHALL CONTACT THE CITY'S URBAN FORESTRY
DIVISION TO RECEIVE AN AUTHORIZING PERMIT IF REQUIRED.

15. TREES SHALL NOT BE USED TO SUPPORT ANY SCAFFOLDING, SIGNS, TEMPORARY UTILITY, OR ANY OTHER DEVICE.  SIDEWALKS AND
PAVING LEVELS SHOULD BE CONTOURED WHENEVER POSSIBLE TO AVOID ROOT CUTTING.  IF DAMAGE OCCURS TO A PROTECTED TREE,
IMMEDIATE CONTACT SHALL BE MADE WITH THE CITY FORESTER IN ORDER THAT WOUNDS CAN BE TREATED.

16. NO ELEVATION OR GRADE CHANGES CAN BE MADE AROUND THE DRIP ZONE OF THE TREES UNLESS WRITTEN APPROVAL IS GIVEN BY THE
OWNER, LANDSCAPE ARCHITECT AND RECEPTION OF A ELEVATION/GRADE CHANGE PLAN.

17. EXCEPTIONS TO THE ABOVE GUIDELINES SHALL BE REVIEWED AND APPROVED BY THE OWNER PRIOR TO IMPLEMENTATION.
18. TREES SHALL BE WATERED ACCORDING TO THE FOLLOWING GUIDELINES:

a. ESTABLISHED TREES NEED DEEP WATERING ONCE A WEEK WITH LOW PRESSURE TO ENSURE THAT THE GROUND IS SOAKED TO A
DEPTH OF AT LEAST 12 INCHES.

b. YOUNG OR NEWLY PLANTED TREES NEED TO BE WATERED EVERY 3-4 DAYS.
c. TO KEEP WATER FROM EVAPORATING FROM THE SOIL AROUND THE TREE, APPLY AT LEAST TWO OR MORE INCHES OF ORGANIC

MULCH (WOOD CHIPS OR MULCH) AROUND THE BASE OF THE TREES UNLESS OTHERWISE DIRECTED BY OWNER OR LANDSCAPE
ARCHITECT.

B. UNDERGROUND UTILITY WORK

1. TRENCHING SHOULD BE PERFORMED IN A MANNER AND LOCATION LEAST DAMAGING TO TREE ROOTS.
2. TUNNELING OR BORING SHOULD BE DONE WHENEVER POSSIBLE WHERE LARGE SCAFFOLD ROOTS ARE ENCOUNTERED, HAND DIGGING

AND BRIDGING OF ROOTS SHALL BE DONE.
3. ANY CUTTING OF TREE ROOTS, OTHER THAN WHEN IN THE PROCESS OF TREE REMOVAL, SHALL GIVE DUE CONSIDERATION TO FUTURE

WELFARE OF THE TREE.  PROPER ACTION SHALL BE TAKEN SO AS TO PROTECT, PRESERVE, OR CORRECT THE ROOT PROBLEM.
4. THE "TRENCHING AND TUNNELING NEAR TREES" BOOK BY THE NATIONAL ARBOR DAY FOUNDATION SHALL BE USED AS A GUIDE FOR ALL

CONSTRUCTION AND EXCAVATION WORK AROUND PROTECTED TREES. 
5. EXCAVATION INVOLVING ROOT CUTS SHOULD BE DONE RAPIDLY. CUTS ON TREE ROOTS SHALL BE SMOOTH, AND CLEAN. BACKFILL BEFORE

THE ROOTS HAVE A CHANCE TO DRY OUT, AND WATER TREE IMMEDIATELY. IF TREE ROOTS ARE TO REMAIN EXPOSED FOR ANY EXTENDED
PERIOD OF TIME, THEY MUST BE COVERED WITH BURLAP AND KEPT MOIST AT ALL TIMES.

EXISTING TREES TO REMAIN AND TO PROTECT 

EXISTING TREES TO BE REMOVED 

6/18/2024

BLUE STAKES OF UTAH
UTILITY NOTIFICATION CENTER, INC

1-800-662-4111
www.bluestakes.org

NO. REVISION DATE
1
2
3
4
5
6
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SYMBOL CODE QTY BOTANICAL / COMMON NAME CONT CAL SIZE

CONIFERS

PA'C 9
Picea abies `Cupressina`
Columnar Norway Spruce
Te3; 30'x10'; AV 490; sun; z2

B & B 7'-8'

DECIDUOUS TREES

C'PS 2

Celtis occidentalis 'JFS-KSU1'
Prairie Sentinel® Hackberry
Low water; 45' x 12'; sun to part shade; Z4;
Utah Lake water tolerant

B & B 3"Cal

M'IS 5

Malus x 'JFS KW214MX'
Ivory Spear® Crabapple
Moderate to low water; 15-20' x 7'; sun; z4;
Utah Lake water tolerant

20 gal. 1.75"Cal

QR'A 3
Quercus robur x alba `JFS-KW1QX` TM
Street Spire Oak
Td4; 45x14; AV 176; sun; z4

B & B 2"Cal

1 LANDSCAPE
SYMBOL DESCRIPTION QTY

1" MINUS BROWN CRUSHED ROCK. 920 sf
SUBMIT SAMPLES FOR  LANDSCAPE ARCHITECT AND OWNER APPROVAL.
PROVIDE 3" DEPTH OF ROCK MULCH TOP DRESSING. SEE INORGANIC MULCH
LANDSCAPE NOTES FOR ADDITIONAL INFORMATION. SHEET LP-101.
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PLANT LEGEND (NOTE: PLANT QUANTITIES ARE PROVIDED FOR CONVENIENCE ONLY. IN CASE OF DISCREPANCY, THE DRAWING SHALL TAKE PRECEDENCE.)
IF YOU NEED HELP WITH A WATER AUDIT CONSULTATION, OR A PLANT MAIENTENACE SCHEDULE, CONTACT PKJ@PKJDESIGNGROUP.COM)

GRADING AND DRAINAGE REQUIREMENTS
 AS PER CODE, ALL GRADING IS TO SLOPE AWAY FROM ANY STRUCTURE. SURFACE OF THE GROUND WITHIN

10' FEET OF THE FOUNDATION SHOULD DRAIN AWAY FROM THE STRUCTURE WITH A MINIMUM FALL OF 6”

 AS PER CODE, FINISHED GRADE WILL NOT DRAIN ON NEIGHBORING PROPERTIES

 A MINIMUM OF 6” OF FOUNDATION WILL BE LEFT EXPOSED AT ALL CONDITIONS

 LANDSCAPE CONTRACTOR TO MAINTAIN OR IMPROVE FINAL GRADE AND PROPER DRAINAGE
ESTABLISHED BY EXCAVATOR, INCLUDING BUT NOT LIMITED TO ANY MAINTENANCE, PRESERVATION, OR
EXAGGERATION OF SLOPES, BERMS, AND SWALES.

 LANDSCAPE CONTRACTOR IS RESPONSIBLE TO CORRECT ANY DAMAGED OR IMPROPER WATERFLOW OF
ALL SWALES, BERMS, OR GRADE

 DEVICES FOR CHANNELING ROOF RUN-OFF SHOULD BE INSTALLED FOR COLLECTION AND DISCHARGE OF
RAINWATER AT A MINIMUM OF 10' FROM THE FOUNDATION, OR BEYOND THE LIMITS OF FOUNDATION
WALL BACKFILL; WHICHEVER DISTANCE IS GREATER

GENERAL LANDSCAPE NOTES
 LANDSCAPE CONTRACTOR SHALL HAVE ALL UTILITIES BLUE STAKED PRIOR TO DIGGING. ANY DAMAGE

TO UTILITIES SHALL BE REPAIRED AT CONTRACTOR'S EXPENSE WITH NO ADDITIONAL COST TO THE
OWNER.

 DURING THE BIDDING AND INSTALLATION PROCESS, THE LANDSCAPE CONTRACTOR IS RESPONSIBLE FOR
VERIFYING QUANTITIES OF ALL MATERIALS. IF DISCREPANCIES EXIST, THE PLAN SHALL DICTATE
QUANTITIES TO BE USED.

 ALL PLANT MATERIAL SHALL BE PLANTED ACCORDING TO ANSI STANDARDS WITH CONSIDERATION TO
INDIVIDUAL SOIL AND SITE CONDITIONS, AND NURSERY CARE AND INSTALLATION INSTRUCTIONS.

 SELECTED PLANTS WILL BE ACCORDING TO THE PLANT LEGEND. IF SUBSTITUTIONS ARE NECESSARY,
PROPOSED LANDSCAPE CHANGES MUST BE SUBMITTED TO THE LANDSCAPE ARCHITECT FOR APPROVAL
PRIOR TO LAYING SOD.

 SHOULD THE SITE REQUIRE ADDITIONAL TOPSOIL, REFER TO SOIL TEST WHEN MATCHING EXISTING SOIL.
IF A MATCHING SOIL IS NOT LOCATABLE, A 6” DEPTH OF SANDY LOAM TOPSOIL (MIXED PRIOR TO
SPREADING WITH 1% ORGANIC MATTER) CAN BE INCORPORATED INTO THE EXISTING SOIL USING THE
FOLLOWING DIRECTIONS: SCARIFY TOP 6” OF EXISTING SUBSOIL AND INCORPORATE 3” OF NEW COMPOST
ENRICHED TOPSOIL. SPREAD REMAINING TOPSOIL TO REACH FINISHED GRADE.

 EDGING, AS INDICATED ON PLAN, IS TO BE INSTALLED BETWEEN ALL LAWN AND PLANTER AREAS. ANY
TREES LOCATED IN LAWN MUST HAVE A 4-6' TREE RING OF THE SAME EDGING.

LAWN/GRASS AREA
 SOD

O ALL LAWN AREAS TO RECEIVE MIN. 6" DEPTH OF QUALITY TOPSOIL. IF TOPSOIL IS PRESENT ON SITE,
PROVIDE SOIL TEST TO DETERMINE SOIL QUALITY FOR PROPOSED HYDROSEEDING. FINE LEVEL ALL
AREAS PRIOR TO LAYING SOD ALL. LAWN AREAS SHALL BE IRRIGATED WITH 100% COVERAGE BY
POP-UP SPRAY HEADS AND GEAR-DRIVEN ROTORS.  ALL DECIDUOUS AND CONIFER TREES PLANTED
WITHIN SOD AREAS SHALL HAVE A FOUR FOOT(4`) DIAMETER TREE RING COVERED WITH CHOCOLATE
BROWN BARK MULCH, NO SHREDDED FINES. SUBMIT SAMPLES TO BE APPROVED BY LANDSCAPE
ARCHITECT AND OWNER BEFORE INSTALLATION.

 SEED

O SOIL: TEST SOIL FOR ADEQUATE FERTILITY. ANY WEEDS CURRENTLY ON THE SITE SHALL BE
REMOVED BY EITHER MECHANICAL MEANS SUCH AS HAND PULLING OR SPRAYING WITH AN
HERBICIDE SUCH AS GLYPHOSATE MIXED WITH A SURFACTANT. HERBICIDES SHOULD BE APPLIED BY
A CERTIFIED PESTICIDE APPLICATOR . COMPACTED SOIL SHALL BE SCARIFIED TO A DEPTH OF 18
INCHES BEFORE ADDING 6” OF WEED FREE TOPSOIL WITH HIGH ORGANIC MATTER. FINE LEVEL ALL
AREAS PRIOR TO HYDROSEEDING AND SET THE GRADE FOR POSITIVE DRAINAGE. TOPSOIL SHOULD
BE SOFT AT TIME OF APPLICATION. FERTILIZER IS TO BE ADDED WHEN HYDROSEEDING. REFER TO
SOIL TEST RESULTS AND HYDROSEEDING CONTRACTOR FOR APPLICATION RATES. 

O SEED: USE SEED MIXES AS SPECIFIED BY LANDSCAPE ARCHITECT OF PURE LIVE SEED (PLS) ON A
BASIS/ACRE. THE OPTIMUM TIME TO PANT IS IN NOVEMBER BEFORE THE FIRST SNOW. DO NOT SOW
OVER HEAVY SNOWPACK. SEED WILL LAY DORMANT AND BE READY TO GERMINATE ONCE THE
GROUND THAWS AND WARMS IN LATE WINTER. IF SEEDING IN LATE FALL IS NOT POSSIBLE, SEED
BEFORE APRIL 1. CONTACT SUMMIT SEED. DARRELL@SUMMITSEEDING.COM 435-709-8003.

 
O APPLICATION:  HYDROSEEDING SHALL CONSIST OF SEED, TACKIFIER, WOOD FIBER MULCH AND

FERTILIZER IN A WATER BASED SLURRY. TANK MOUNTED TRUCK SHALL HAVE CONTINUOUS
AGITATION. THE PUMP ON THE TRUCK WILL FORCE THE SLURRY THROUGH A TOP-MOUNTED
DISCHARGE NOZZLE (TOWER). USE 2000 POUNDS WOOD FIBER MULCH AND 50-100 POUNDS OF
TACKIFIER PER ACRE.

O IRRIGATION: ALL AREAS MUST BE KEPT MOIST WITHOUT PUDDLES OR RUNOFF USING FREQUENT
DAYTIME WATER CYCLES. ADJUST AND MONITOR SPRINKLERS AND CLOCK TO ACHIEVE PROPER
IRRIGATION.

 IF PERMANENT IRRIGATION IS NOT PLANNED, TEMPORARY IRRIGATION IS REQUIRED AT THE FOLLOWING
SCHEDULE: FOR 8 WEEKS SOIL SHALL REMAIN DAMP DURING ESTABLISHMENT PERIOD WITHOUT
PUDDLING ON SOIL SURFACE. APPLY WATER APPROXIMATELY THREE TIMES A DAY FOR 5-7 MINUTES FOR
EACH IRRIGATION EVENT DEPENDING ON TEMPERATURE AND TIME OF YEAR. A SPARSE DENSITY IS
EXPECTED. CONTINUE TEMPORARY IRRIGATION FOR ONE YEAR EVENTUALLY REDUCING WATER
APPLICATION TO ONCE A WEEK, THEN ONCE EVERY TWO WEEKS TO FINALLY ONCE A MONTH. MONITOR
PROGRESS OF ESTABLISHMENT AND ADJUST SPRINKLERS ACCORDINGLY. THE GOAL IS TO CREATE A
HEALTHY STAND OF GRASSES WITH LITTLE TO NO IRRIGATION.

 
O WEED CONTROL AND MAINTENANCE: MANDATORY WEED CONTROL IS REQUIRED TO REDUCE

COMPETITION AND WEED SEED PRODUCTION. WEEDS MUST BE KEPT UNDER CONTROL BY
MECHANICALLY PULLING OR CHEMICALLY SPRAYING AS DIRECTED BY THE APPLICATOR. APPLY A
BROADLEAF HERBICIDE BIANNUALLY AND ESTABLISH A CONSISTENT REGIMEN OF MOWING AND
FERTILIZING TO PREVENT WEEDS FROM PRODUCING SEED. MOW ONCE IN THE SPRING AND ONCE IN
THE FALL BEFORE FERTILIZATION. FERTILIZER OPTION IS SUSTAIN 4-6-4 DEPENDING ON SOIL
FERTILITY. DO NOT MOW SHORTER THAN 4 INCHES. BAG ALL CUTTINGS TO REMOVE WEED SEED
FROM PROPERTY. KEEP WEEDS CUT DOWN AND DO NOT LET THEM GO TO SEED. WEED SEED
PRODUCTION IS THE GAUGE FOR WHEN TO MOW, WHICH GENERALLY OCCURS IN APRIL OR MAY AS
WELL AS EARLY FALL DEPENDING ON TEMPERATURE AND MOISTURE. THIS PROCEDURE WILL BE
REQUIRED UNTIL A HEALTHY STAND OF GRASSES IS EVIDENT AND COMPETING WELL WITH WEEDS.
EXPECT FROM 1 TO 3 YEARS.

O PROGANICS BIOTIC SOIL MEDIA: WHERE CONDITIONS MAY PROHIBIT ADDING TOPSOIL, PROGANICS
BIOTIC SOIL MEDIA SHOULD BE APPLIED BY HYDROSEEDER AT 3500LBS/ACRE WITH SEED AND
FERTILIZER PRIOR TO THE APPLICATION OF WOOD MULCH(2000LBS/ACRE) COMBINED WITH
TACKIFIER (50-100 LBS/ACRE.)

O ADDING FORBS: SHRUBS AND PERENNIALS, BY SEED OR CONTAINER, CAN BE ADDED ONCE WEEDS
ARE UNDER CONTROL AND HERBICIDE IS NO LONGER NEEDED. USUALLY 1-2 YEARS AFTER
HYDROSEEDING.

MULCH
· ORGANIC

O PLANTING AREAS TO BE FREE OF WEEDS AND RECEIVE MIN. 12" DEPTH OF QUALITY TOPSOIL. IF
TOPSOIL IS PRESENT ON SITE, PROVIDE SOIL TEST TO DETERMINE SOIL QUALITY FOR PROPOSED
PLANTINGS. PROVIDE 3" DEPTH OF ORGANIC MULCH TOP DRESSING. KEEP MULCH AWAY FROM TOP
OF ROOT BALL OF ALL PLANT MATERIAL.

O IF REQUIRED BY CITY, INSTALL DEWITT  5OZ WEED BARRIER LANDSCAPE FABRIC UNDER ALL MULCH
AREAS. KEEP WEED BARRIER 1 FOOT AWAY FROM EDGE OF ROOT BALL OF ALL PLANT MATERIAL. IF
WEED BARRIER IS NOT REQUIRED OR INSTALLED, AT OWNER`S APPROVAL, USE TREFLAN 10 AS A
PRE-EMERGENT. APPLY ACCORDING TO LABEL DIRECTIONS BY CERTIFIED PESTICIDE APPLICATOR
AFTER PLANTING AND AFTER APPLYING MULCH.

O IF USING TREFLAN 10 WITHOUT WEED BARRIER, THIS AREA WILL ALSO NEED AN YEARLY
MANAGEMENT PROGRAM. SUBMIT PROGRAM TO OWNER.

O ANNUAL PLANTING AREAS AS SHOWN ON PLAN TO RECEIVE 4” OF SOIL AID MATERIAL (ORGANIC
MULCH). NO MULCH SHALL BE PLACED WITHIN 12” OF TREE TRUNK AND 6” WITHIN BASE OF SHRUBS
AND PERENNIALS. DO NOT COVER LOW BRANCHES OF SHRUBS WITH ROCK.

· INORGANIC
O ROCK MULCH PLANTING AREAS TO BE FREE OF WEEDS AND RECEIVE MIN. 12" DEPTH OF QUALITY

TOPSOIL. IF TOPSOIL IS PRESENT ON SITE, PROVIDE SOIL TEST TO DETERMINE SOIL QUALITY FOR
PROPOSED PLANTINGS. WHERE PLANTING IS SPARSE (GREATER THAN 4' DISTANCE BETWEEN PLANTS
OR 20' BETWEEN GROUPINGS), ADDITIONAL TOPSOIL IS NOT NECESSARY EXCEPT FOR BACKFILLING
PLANTING HOLE. PREPARE A HOLE TWICE THE WIDTH OF THE CONTAINER, WATER IN PLANT,
BACKFILL WITH A 4:1 RATIO OF SOIL TO COMPOST. TAMP LIGHTLY AND WATER AGAIN. KEEP ROCK 12”
AWAY FROM TRUNK OF TREES AND 6” AWAY FROM BASE OF SHRUBS AND PERENNIALS. DO NOT
COVER LOW BRANCHES OF SHRUBS WITH ROCK.

O IF REQUIRED BY CITY, INSTALL DEWITT  5OZ WEED BARRIER LANDSCAPE FABRIC UNDER ALL ROCK
AREAS. KEEP WEED BARRIER 1 FOOT AWAY FROM EDGE OF ROOT BALL OF ALL PLANT MATERIAL. IF
WEED BARRIER IS NOT REQUIRED OR INSTALLED, AT OWNER`S APPROVAL, USE TREFLAN 10 AS A
PRE-EMERGENT. APPLY ACCORDING TO LABEL DIRECTIONS BY CERTIFIED PESTICIDE APPLICATOR
AFTER PLANTING AND AFTER APPLYING MULCH.

O IF USING TREFLAN 10 WITHOUT WEED BARRIER, THIS AREA WILL ALSO NEED AN YEARLY
MANAGEMENT PROGRAM. SUBMIT PROGRAM TO OWNER.  UPON REQUEST, A PLANT GUIDE IS
AVAILABLE WITH OUR RECOMMENDATIONS REGARDING WEED BARRIER, PLANT CARE AND
MAINTENANCE.

GENERAL IRRIGATION NOTES
 A NEW UNDERGROUND, AUTOMATIC IRRIGATION SYSTEM IS TO BE INSTALLED BY CONTRACTOR IN ALL

LANDSCAPED AREAS. LAWN AREAS TO RECEIVE AT LEAST 100% HEAD TO HEAD COVERAGE AND PLANTER
AREAS TO RECEIVE A FULL DRIP SYSTEM TO EACH TREE AND SHRUB. POINT SOURCE DRIP OR IN-LINE DRIP
TUBING TO BE SECURED AT CENTER OF ROOT BALL, NOT AGAINST TRUNK. SEE IRRIGATION PLAN.

INSTALLER RESPONSIBILITIES AND LIABILITIES
 THESE PLANS ARE FOR BASIC DESIGN LAYOUT AND INFORMATION. LANDSCAPE CONTRACTOR IS

REQUIRED TO USE TRADE KNOWLEDGE FOR IMPLEMENTATION. OWNER ASSUMES NO LIABILITIES FOR
INADEQUATE ENGINEERING CALCULATIONS, MANUFACTURER PRODUCT DEFECTS, INSTALLATION OF
ANY LANDSCAPING AND COMPONENTS, OR TIME EXECUTION.

 LANDSCAPE CONTRACTOR IS RESPONSIBLE AND LIABLE FOR INSTALLATION OF ALL LANDSCAPING AND
IRRIGATION SYSTEMS INCLUDING CODE REQUIREMENTS, TIME EXECUTIONS, INSTALLED PRODUCTS AND
MATERIALS.

GENERAL LANDSCAPE NOTES

PKJ DESIGN GROUP
DECIDUOUS TREE PLANTING
NOT TO SCALE

A

CINCH TIES 1" DIA.

2" DIA. ROUND FIR POSTS; 2 PER TREE: REMOVE
AFTER FIRST YEAR, IF NEEDED.

MAINTAIN TREE BASE 1-2" HIGHER THAN EXISTING
GRADE, TO ALLOW FOR SETTLEMENT

3" MULCH TO BE PULLED 1' AWAY FROM THE TREE
TRUNK

TOPSOIL: 2" MIXED WITH TOP 3" OF EXISTING SOIL.
4" ON TOP OF THIS MIXTURE

BACKFILL MIXTURE: 75% NATIVE SOIL WITH 25%
TOPSOIL

CUT AND REMOVE ALL WIRE FROM THE BALL.
PLACE TREE AND THEN CUT DOWN THE BURLAP AS
CLOSE TO THE BASE OF THE ROOT BALL AS
POSSIBLE. NATIVE SOIL BASE

2X BALL DIA.
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PKJ DESIGN GROUP
EVERGREEN TREE PLANTING
NOT TO SCALE

B

CINCH TIES 1" DIA.

MAINTAIN TREE BASE 1-2" HIGHER THAN EXISTING
GRADE, TO ALLOW FOR SETTLEMENT

3" MULCH TO BE PULLED 1' AWAY FROM THE TREE TRUNK

TOPSOIL: 2" MIXED WITH TOP 3" OF EXISTING SOIL. 4" ON
TOP OF THIS MIXTURE

BACKFILL MIXTURE: 75% NATIVE SOIL WITH 25% TOPSOIL

CUT AND REMOVE ALL WIRE FROM THE BALL. PLACE
TREE AND THEN CUT DOWN THE BURLAP AS CLOSE TO
THE BASE OF THE ROOT BALL AS POSSIBLE.

NATIVE SOIL BASE2X BALL DIA.

EXISTING TREES TO BE REMOVED
CANOPY INVENTORY 11 TREES CANOPY SQ. FT. 881

NEW TREES 19 TREES ESTIMATED 
CANOPY SQ. FT. 
AT MATURITY: 1,223

PARK STRIP TREES:
NOT RECOMMENDED DUE TO PRESENCE OF UNDERGROUND UTILITIES

SITE REQUIREMENT CALCULATIONS

SITE MATERIALS LEGEND
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BRICK VENEER - MATCH EXISITNG 

BUILDING BRICK

SHAKE STYLE ROOF - MATCH 

EXISTING BUILDING

LEVEL 02
112' - 6 3/4"

LEVEL 02
112' - 6 3/4"

T.0. CMU WALL
124' - 0"

T.0. CMU WALL
124' - 0"

L002 PLATE HEIGHT
122' - 7 7/8"

L002 PLATE HEIGHT
122' - 7 7/8"

3
1

' -
 7

 3
/4

"

NOTE: BRICKWORK OVER WINDOWS 

SALL MATCH EXISTING BUILDING -

TYP

LEVEL 02
112' - 6 3/4"

LEVEL 02
112' - 6 3/4"

T.0. CMU WALL
124' - 0"

T.0. CMU WALL
124' - 0"

L002 PLATE HEIGHT
122' - 7 7/8"

L002 PLATE HEIGHT
122' - 7 7/8"

SEALED CMU FINISH

PAINTED METAL PARAPET CAP

BRICK VENEER - MATCH EXISITNG 

BUILDING BRICK

SHAKE STYLE ROOF - MATCH 

EXISTING BUILDING

NOTE: BRICKWORK OVER WINDOWS 

SALL MATCH EXISTING BUILDING -

TYP

6
/1

4
/2

0
2
4
 1

:5
3
:4

5
 P

M
G

:\
S

h
a
re

d
 d

ri
v
e
s
\A

E
2
0
2
4
\A

E
2
0
2
4
.0

9
4
 -

 B
E

N
 W

H
E

A
T

 -
 C

o
rp

o
ra

te
 O

ff
ic

e
 N

e
w

 G
a
ra

g
e
\A

E
2
0
2
4
.0

9
4
 -

 R
O

D
E

R
IC

K
 O

F
F
IC

E
 N

E
W

 G
A

R
A

G
E

 O
P

T
 P

L
A

N
2
.r

v
t

6/14/2024 1:53:45 PM

RODERICK OFFICE GARAGE
Presentation Elevations

PR201AE2024.094

1/4" = 1'-0"PR201

1 FRONT ELEVATION

1/4" = 1'-0"PR201

2 LEFT ELEVATION

FIBER CEMENT SIDING EXAMPLE

METAL SIDING EXAMPLE



LEVEL 02
112' - 6 3/4"

LEVEL 02
112' - 6 3/4"

T.0. CMU WALL
124' - 0"

T.0. CMU WALL
124' - 0"

L002 PLATE HEIGHT
122' - 7 7/8"

L002 PLATE HEIGHT
122' - 7 7/8"

SHAKE STYLE ROOF - MATCH 

EXISTING BUILDING

LEVEL 02
112' - 6 3/4"

LEVEL 02
112' - 6 3/4"

T.0. CMU WALL
124' - 0"

T.0. CMU WALL
124' - 0"

L002 PLATE HEIGHT
122' - 7 7/8"

L002 PLATE HEIGHT
122' - 7 7/8"

BRICK VENEER - MATCH EXISITNG 

BUILDING BRICK

SHAKE STYLE ROOF - MATCH 

EXISTING BUILDING
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RODERICK OFFICE GARAGE
Presentation Elevations

PR202AE2024.094

1/4" = 1'-0"PR202

1 REAR ELEVATION
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City of  Holladay

TRAINING
PLANNED UNIT DEVELOPMENTS AND 

ROYAL HOLLADAY HILLS SITE DEVELOPMENT MASTER PLAN (SDMP)



PLANNED UNIT DEVELOPMENTS



Planned Unit Developments 
are a Conditional Use
"A conditional use is a land use that has unique characteristics 
or negative effects that may not be compatible in an area without 
conditions to mitigate or eliminate the detrimental impacts." (source: 
Utah Property Rights Ombudsman)

What are Detrimental Impacts?
Detrimental impacts are the problem. The detrimental effects identified 
for a conditional use should be related to negative impacts on legitimate 
governmental interests, or on the public welfare.

How are Conditions Determined?
Conditions are the means to solve the problem. Conditions must 
be reasonable, address the identified effects, and must refer to the 
applicable standards already identified in the land use ordinance.

What are Applicable Standards?
Standards guide decisions on the nature and extent of 
the conditions. They are guidelines in an ordinance that help determine 
the type and extent of conditions that may be imposed.



Planned Unit Developments 
PURPOSE
• Permit flexibility in land use
• Allow diversification in the interrelationships of various uses and structures 

with their sites and thus offer an alternative to conventional development
• Encourage:

o Unique neighborhoods
o High quality housing
o Exceptional design
o Additional open space
o Facilities compatible with the present living environment in the City

Additional points:
o The objective is to preserve existing greenery and significant trees on the site.
o The PUD must create unique benefits for both the property owner and the city
o Applicants must justify why the project would be better for the community 

than a project developed as the underlying zoning would normally allow.



Planned Unit Developments 
OBJECTIVES
1. The stabilization and preservation of the existing or planned land uses 

in abutting areas and surrounding residential neighborhoods;
2. Preservation and enhancement of desirable site characteristics such 

as natural topography, vegetation and geologic features, and the 
prevention of soil erosion;

3. Preservation of buildings which are architecturally or historically 
significant or contribute to the character of the city;

4. Maximizing and preserving vegetation and open space and/or other 
special development amenities to provide light, air and privacy, to 
buffer abutting properties and to provide active and passive recreation 
opportunities for residents of the planned development and/or the 
community;

5. Minimize significant through traffic impacts on adjacent residential 
neighborhoods;

6. Provide an appropriate transition or buffering between uses of 
differing intensities both on site and off site; and

7. Provide safe and convenient vehicle and pedestrian connections 
between adjacent uses.



Planned Unit Developments
PROCESS
Three step review of Site Plan – Concept, Preliminary, and Final

Submission Requirements
• Standard Subdivision design with maximum density calculation of zone

• Minimum lot size, lot width, and setbacks
• PUD site plan showing, where pertinent

• Use, dimensions, elevations and locations of structures
• Dimensions and locations of areas to be reserved and developed for 

vehicular and pedestrian circulation.
• Architectural drawings outlining the general design and character of the 

proposed uses and the physical relationships of the uses
• Residential density, coverage and open space characteristics to make a 

determination that the proposed arrangement of buildings/uses makes it 
desirable to apply regulations and requirements differing from those 
ordinarily applicable. 

• Explanation of how the proposed PUD satisfies the purposes
• Phasing details, if applicable



Planned Unit Developments
What Can’t Be Waived?
• Use Regulations
• Overall building height regulations, including graduated height
• Density

The PUD must also be compliant with Subdivision Regulations



Planned Unit Developments 
Planning Commission Findings
The Planning Commission can approve, approve with conditions, or deny a PUD. 
Must have written findings of fact according to the following standards: 

• The PUD shall meet the purpose statement for a PUD
• Master Plan and Zoning compliance
• Compatible with the character of the site, adjacent properties, and existing development 

within the vicinity of the site. Consider the following to determine compatibility:
1. Does the street/access provide necessary ingress/egress without materially 

degrading the service level on the street/access or adjacent street/access?
2. Would the PUD and it’s location create unusual pedestrian or vehicle traffic patterns 

or volumes that would not be expected, based on:
a. Orientation of driveways
b. Parking area locations/size
c. Hours of peak traffic

3. Internal circulation system designed to mitigate adverse impacts on adjacent land 
uses, public series, and utility resources

4. Existing/proposed utility and public services are adequate to support the PUD and 
designed to avoid adverse impacts on adjacent land uses, public services, and utility 
resources. 

5. Buffering or other mitigation to protect adjacent land uses from excessive light, 
noise, odor, and visual impacts. Trash collection, deliveries, mech. equip.

6. Does the mass and scale of the buildings, the intended use, and intensity/size/scale 
are compatible with surrounding properties. 



Planned Unit Developments 
Minimum Area
PUDs require a minimum area by zone to qualify
Typically, 3 times the size of the minimum lot size

Zone Type Designation Minimum Area
Forestry and recreation zone FR-0.5 1.5 acres
Forestry and recreation zone FR-1 3 acres
Forestry and recreation zone FR-2.5 7.5 acres
Forestry and recreation zone FR-5 15 acres
Forestry and recreation zone FR-10 30 acres
Forestry and recreation zone FR-20 60 acres
Single-family residential zone R-1-4 12,000 sq. ft.
Single-family residential zone R-1-8 24,000 sq. ft.
Single-family residential zone R-1-10 30,000 sq. ft.
Single-family residential zone R-1-15 45,000 sq. ft.
Single-family residential zone R-1-21 1.5 acres
Single-family residential zone R-1-43 3 acres
Single-family residential zone R-1-87 6 acres
Multi-family residential zone R-2-8 24,000 sq. ft.
Multi-family residential zone R-2-10 30,000 sq. ft.
Multi-family residential zone R-M 12,000 sq. ft.
Commercial zone C-1 No minimum
Commercial zone C-2 No minimum



Planned Unit Developments 
Effect on Adjacent Properties
The Code gives specific standards to assess the effect on adjacent properties
The Planning Commission can require arrangement of structures and open spaces within the 
site plan, as necessary, to assure that adjacent properties will not be adversely affected. 

Height and Intensity
• Height and intensity of buildings and uses shall be arranged around the boundaries 

of the PUD to be compatible with existing adjacent developments or zones. 
• Unless conditions of the site warrant, buildings located on the periphery shall be 

limited to a maximum height of two stories. 
• Comply with graduated height restrictions of the underlying zone

Area, Width, Yard, and Coverage
• Lot area, lot width, yard, and coverage regulations shall be determined by approval 

of the site plan and shall meet the requirements of the underlying zone wherever 
possible. 

Density
• Cannot exceed limitations of the zone. Density calculation can include open space. 

Roadways cannot be included in the PUD for the purpose of calculating density



Planned Unit Developments 
Open Space, Landscaping, Fencing, Lighting

Open Space
To be preserved and maintained in perpetuity as open space

Landscaping, Fencing, and Screening
Anything related to the uses with the site and as a meaning of integrating the PUD 
into its surrounds should be planned and presented to the Commission with other 
required plans for the development

Signs and Lighting
Show size, location, design, and nature of any signs. Detail the intensity and 
direction of area lighting.

PUD details and specifications are recorded on the subdivision plat. 

Modifications to PUDs, including landscaping, require review and 
approval from the Planning Commission



ROYAL HOLLADAY HILLS
SITE DEVELOPMENT MASTER 

PLAN (SDMP)



Royal Holladay Hills SDMP
Background and History

Considering the significant size and regional economic importance of the former 
Cottonwood Mall site, a site development master plan was created in 2007 to 
guide cohesive development of the overall site, which was broken down into 
development blocks. 

Due to the recession from 2008 – 2012, development never occurred. The 
former SDMP was modified to include more in 2018 through a public process 
including public hearings. The modifications to primarily residential use was not 
an economically viable land use and the 2018 SDMP was rescinded, retuning the 
2007 SDMP as the regulating document for the site. 



Royal Holladay Hills SDMP
Overview of  Document
General Development Guidelines are found on the cover page

• Site acreage
• Building heights
• Parking (full site)
• Density (full site)
• Setbacks
• Open Space
• Total Square footage by use (commercial vs residential)

Parking, density, open space, and uses are regulated by minimums and 
maximums instead of a set number. 

The full document contains site specific details including phasing, land uses, 
building massing and heights, site parking, thoroughfares, traffic study and 
impacts, streetscape design examples, open spaces plan, building materials and 
design guidelines, lighting and signage plan, utility details, and civil details. 

When new sections of development come before the Planning Commission 
for approval, it is to ensure that the details of the new development are 
meeting the specific controlling regulations in the SDMP. 



TIMELINE & ACTIVITIES
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These plans are instruments of professional service and are protected by Common Law, Statutory, and other Reserved Rights including 
Copyright.  They may not be reproduced or used for any purpose without the written consent of General Growth Properties, Inc. 

Site Development Master Plan - Regional Mixed-Use Development 

Draft Date: 12/11/07 

Cottonwood 

Legal Description 
 
BEGINNING AT A POINT ON THE SOUTHERLY LINE OF MURRAY-HOLLADAY ROAD, SAID POINT BEING SOUTH 00º03’51” EAST ALONG THE SECTION 
LINE 658.03 FEET TO THE CENTER LINE OF SAID MURRAY-HOLLADAY ROAD AND NORTH 89º47’36” WEST ALONG SAID CENTER LINE 632.67 FEET 
AND SOUTH 54º39’59” EAST 83.42 FEET FROM THE NORTHEAST CORNER OF SECTION 9, TOWNSHIP 2 SOUTH, RANGE 1 EAST, SALT LAKE BASE 
AND MERIDIAN, AND RUNNING THENCE EASTERLY ALONG SAID SOUTHERLY LINE THE FOLLOWING (2) COURSES: (1) NORTH 54º39’59” WEST 26.07 
FEET, (2) SOUTH 89º47’36” EAST 127.55 FEET TO THE WESTERLY LINE OF THE UTAH POWER AND LIGHT PARCEL; THENCE ALONG SAID UTAH 
POWER AND LIGHT PARCEL THE FOLLOWING (4) COURSES: (1) SOUTH 21º59’01” WEST 42.15 FEET, (2) SOUTH 03º30’59” EAST 72.00 FEET, (3) 
SOUTH 06º38’59” EAST 127.12 FEET, (4) NORTH 78º59’01” EAST 179.90 FEET TO THE WESTERLY LINE OF THE SPRING FORTH INVESTMENTS PAR-
CEL; THENCE ALONG SAID SPRING FORTH INVESTMENTS PARCEL THE FOLLOWING (2) COURSES: (1) SOUTH 02º59’59” EAST 8.99 FEET, (2) NORTH 
78º59’01” EAST 167.85 FEET, MORE OR LESS, TO THE WESTERLY LINE OF MEMORY LANE; THENCE SOUTHERLY ALONG SAID WESTERLY LINE THE 
FOLLOWING (2) COURSES: (1) SOUTH 00º00’59” EAST 38.90 FEET, (2) SOUTH 44º45’59” EAST 929.25 FEET, MORE OR LESS, TO THE NORTHERLY 
LINE OF ARBOR LANE, AS PER DEDICATION PLAT RECORDED WITH THE OFFICE OF THE SALT LAKE COUNTY RECORDER IN BOOK N OF PLATS ON 
PAGE 1; THENCE ALONG SOUTHWESTERLY ALONG SAID NORTHERLY LINE THE FOLLOWING (10) COURSES: (1) SOUTH 46º48’01” WEST 200.20 
FEET TO A POINT OF CURVATURE, (2) SOUTHWESTERLY ALONG THE ARC OF A 127.34 FOOT RADIUS CURVE TO THE LEFT THROUGH A CENTRAL 
ANGLE OF 81º03’00” A DISTANCE OF 180.13 FEET (CHORD BEARS SOUTH 06º16’31” WEST 165.49 FEET), (3) SOUTH 34º14’59” EAST 64.50 FEET TO A 
POINT OF CURVATURE, (4) SOUTHEASTERLY ALONG THE ARC OF A 1121.28 FOOT RADIUS CURVE TO THE RIGHT THROUGH A CENTRAL ANGLE 
OF 18º38’00” A DISTANCE OF 364.65 FEET (CHORD BEARS SOUTH 24º55’59” EAST 363.05 FEET) TO A POINT OF COMPOUND CURVATURE, (5) 
SOUTHWESTERLY ALONG THE ARC OF 225.79 FOOT RADIUS CURVE TO THE RIGHT THROUGH A CENTRAL ANGLE OF 49º37’00” A DISTANCE OF 
195.53 FEET (CHORD BEARS SOUTH 09º11’31” WEST 189.48 FEET) TO A POINT OF COMPOUND CURVATURE, (6) SOUTHWESTERLY ALONG THE 
ARC OF A 821.00 FOOT RADIUS CURVE TO THE RIGHT THROUGH A CENTRAL ANGLE OF 19º35’00” A DISTANCE OF 280.61 FEET (CHORD BEARS 
SOUTH 43º47’31” WEST 279.25 FEET), (7) SOUTH 36º24’59” EAST 8.50 FEET TO A POINT ON THE ARC OF A 214.51 FOOT NON-TANGENT RADIUS 
CURVE TO THE RIGHT (CENTER BEARS NORTH 36º24’59” WEST), (8) SOUTHWESTERLY ALONG THE ARC OF SAID 214.51 FOOT RADIUS CURVE 
THROUGH A CENTRAL ANGLE OF 41º24’00” A DISTANCE OF 155.00 FEET (CHORD BEARS SOUTH 74º17’01” WEST 151.65 FEET), (9) NORTH 85º00’59” 
WEST 351.80 FEET, (10) SOUTH 00º36’39” EAST 40.93 FEET TO A POINT ON THE WESTERLY LINE OF HIGHLAND DRIVE; THENCE NORTHWESTERLY 
ALONG SAID EASTERLY LINE THE FOLLOWING (8) COURSES: (1) NORTH 56º10’59” WEST 151.55 FEET, (2) NORTH 39º48’39” WEST 1124.58 FEET TO 
A POINT OF SPIRAL CURVATURE, (3) NORTHWESTERLY ALONG THE ARC OF SAID SPIRAL CURVE, SAID CURVE BEING CONCENTRIC WITH AND 
50.00 FEET RADIALLY DISTANT EASTERLY FROM A 200.00 FOOT TEN-CHORD SPIRAL FOR A 4º CURVE TO THE RIGHT, 196.50 FEET, MORE OR 
LESS, TO A POINT OF CURVATURE OF A 1381.83 FOOT RADIUS CURVE TO THE RIGHT (CENTER BEARS NORTH 54º11’10” EAST), (4) NORTHWEST-
ERLY ALONG THE ARC OF SAID 1381.83 FOOT RADIUS CURVE THROUGH A CENTRAL ANGLE OF 30º02’13” A DISTANCE OF 724.42 FEET (CHORD 
BEARS NORTH 20º47’43” WEST 716.15 FEET), MORE OR LESS, TO A POINT OF SPIRAL CURVATURE, (5) NORTHWESTERLY ALONG THE ARC OF 
SAID SPIRAL CURVE, SAID CURVE BEING CONCENTRIC WITH AND 50.00 FEET RADIALLY DISTANT EASTERLY FROM A 200.00 FOOT TEN-CHORD 
SPIRAL FOR A 4º CURVE TO THE RIGHT, 196.50 FEET, MORE OR LESS, TO A POINT OF TANGENCY, (6) NORTH 01º43’40” WEST 3.89 FEET, (7) SOUTH 
88º12’51” WEST 10.00 FEET, (8) NORTH 01º43’40” WEST 43.18 FEET TO A POINT ON THE SOUTHERLY LINE OF SAID MURRAY-HOLLADAY ROAD; 
THENCE EASTERLY ALONG SAID SOUTHERLY LINE THE FOLLOWING (3) COURSES: (1) SOUTH 89º47’36” EAST 144.66 FEET, (2) SOUTH 00º11’01” 
WEST 15.00 FEET, (3) SOUTH 89º47’36” EAST 682.56 FEET TO THE POINT OF BEGINNING. 

General Development Guidelines 
 
Zoning: Regional Mixed-Use (R/M-U) 
Total Site Acreage: 57.37 Acres 
Building Height*: 
  Restricted:  
   Maximum: 40 Feet Height*** 
   Maximum: 35 Feet Height for single family lots greater than .20 acres *** 
   Minimum: No Dwellings shall contain less than one story 
  Limited:  
   Maximum: 60 Feet Height (4 Stories)*** 
   Minimum: No Dwellings shall contain less than one story 
  Open:  
   Maximum: 90 Feet Height (5 Stories); including screening walls,  
   architectural features and mechanical equipment.*** Not to exceed 80 Feet 
   Height in 50% or less of  Total Square Footage located in District Area 
   Architectural Tower Feature not subject to height restrictions 
   Minimum: No Dwellings shall contain less than one story 
*All Height Measurements are measured on New Proposed Grade Levels and shall be 
measured from the center point average of  each  building structure (see page  23 of  the 
SDMP for proposed finished grade elevations) 
 
Parking: Stalls (Min/Max) 2,643/4,421 
Density: 
   Residential Units (Min/Max): 454 Units/614 Units 
   Average DU/A (Min/Max): 7.91 Units per Acre/10.70 Units per Acre  
Setbacks: 
   45 Foot Average Setback from Big Cottonwood Creek to Building.     

  Minimum of  40 Foot Setback along Big Cottonwood Creek to 
   Building. 
   Protected Zone: Minimum 10 Foot Setback from Right of  Way along    

  Memory  Lane and Arbor Lane.  Minimum 25 Foot Setback for 4     
  Single Family Lots over 0.20 Acres on Arbor Lane. 0 Foot Setback     
  for Murray/Holladay Road and Highland Drive (excluding creek section) from  
  Right of  Way. 

Total Open Space (Min/Max):  
   479.232 square feet/648,372 square feet 
   11.00 acres/14.88 acres 
Total Square Footage by Uses**: 
   Commercial (Min/Max): 579,169 square feet/772,225 square feet 
   Residential (Min/Max): 762,141 square feet/ 1,031,131 square feet 
**Developer is required to submit building permit approvals for the minimum required 

commercial square feet by block/subdivision (page 4) on or before the time of  building 
permit  approvals are granted for residential building uses by each block/subdivision. 

Owner/Developer Primary Contact 
Kathy Olson 

General Growth Properties, Inc. 
35 Century Park Way 

Salt Lake City, Utah 84115 
(801) 486-3911 

Contents 
 
 

1. General Guidelines/Site Statistics 
2. Project Description and Vision Statement 
3. Permitted Land Uses by District and Building Functions 
4. Conceptual Phasing/Subdivision Plan 
5. Land Use Regulating Plan - Uses by Story 
6. Building Massing and Heights Plan 
7. Conceptual Massing Renderings 
8. Site Parking Plan  
9. Site Parking Average Analysis 
10. Thoroughfare locations, types and travel direction 
11. Thorough Fare Types & Street Cross Sections 
12. Traffic Study and Impacts 
13. Traffic Study and Impacts, Continued 
14. Streetscape Design Examples/Branding Precedents 
15. Open and Gathering Space Plan 
16. Sample Building Materials and Design Guidelines 
17. Conceptual Site Lighting and Signage Plan 
18. Utility Capacity and Availability 
19. Civil Plans: Site 
20. Civil Plans: Grading and Drainage 
21. Civil Plans: Creek Relocation Model 
22. Civil Plans: Topographical Model 
23. Civil Plans: Center Building Point Elevations  
24. Civil Plans: Utility Model  
25. Environmental and Energy Efficiency Statement of  Intent  
26. Site Construction/Environmental Quality Control Plan 
27. Geotechnical Data and Studies Summary 
28. Geotechnical Data and Studies Summary 

Project Vicinity Boundary 

Cottonwood 
Site Development Master Plan (SDMP) 

Regional Mixed-Use Development 
City of  Holladay, County of  Salt Lake, State of  Utah 

Site Mixed-Use Allocations Summary by Total Square Footage 
Total Site Square Feet (Vertical & Horizontal) 
 
           Max SF  Min SF  Average  %    
Commercial Building      772,225  579,169        16%   
Residential Building      1,031,131 762,141        21% 
Landscaping & Open Space     648,372  479,232        13% 
Impervious Structures (Parking Decks/Street) 3,013,173 1,386,398       49%     
TOTAL Allocations       5,464,901 3,206,939      100% 
 

Site Mixed-Use Allocations Summary by Site Acreage (Avg.)  
Total Site Acreage: 57.37 Acres/2,499,057 Square Feet 
 
           Average Footprint (Acres)  Average  %   
Commercial/Residential  Footprint      24                  42% 
Landscaping & Open Space        13         23% 
Impervious Structures Footprint (Parking Decks/Street)  20       35%     
TOTAL Allocations         57.37 Acres        100% 
 
Minimum and Maximum Allocations Represented in this Document are included for project use  
flexibility but are not used to be dictated as absolute amounts. 

***Council Member Orton moved to adopt Resolution 07-51 and the site plan 
as presented with the date of December 11, 2007 with the inclusion of page 26 
dated December 12, 2007 with the following addition:  It is intended that height 
be the maximum as stated therein with the requirement that if additional height 
is requested by the developer that they must first appear before the Planning 
Commission and City Council for proper approvals.  Council Member Peterson 
seconded the motion. Motion was unanimously approved by The City Council. 
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These plans are instruments of professional service and are protected by Common Law, Statutory, and other Reserved Rights including 
Copyright.  They may not be reproduced or used for any purpose without the written consent of General Growth Properties, Inc. 

Site Development Master Plan - Regional Mixed-Use Development 

Draft Date: 12/11/07 

Cottonwood 

Project Description and Vision Statement 
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These plans are instruments of professional service and are protected by Common Law, Statutory, and other Reserved Rights including 
Copyright.  They may not be reproduced or used for any purpose without the written consent of General Growth Properties, Inc. 

Site Development Master Plan - Regional Mixed-Use Development 

Draft Date: 12/11/07 

Cottonwood 

Permitted Land Uses by District and Building Functions 

(Height Exception Allowed) 

(60’ / 4 Story Maximum) 

Site Districts 

(90’ / 5 Story Maximum) 

(40’ / 3 Story Maximum) 

Note: Live/Work Units are not regulated as home occupational units. 

DISTRICT 
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These plans are instruments of professional service and are protected by Common Law, Statutory, and other Reserved Rights including 
Copyright.  They may not be reproduced or used for any purpose without the written consent of General Growth Properties, Inc. 

Site Development Master Plan - Regional Mixed-Use Development 

Draft Date: 12/11/07 

Cottonwood 

Conceptual Phasing/Subdivision Plan 

Total Land Area by Block 

Residential Uses by Block 

Commercial Use by Block 
Block 

*Phasing shown on master plan is subject to market conditions and change 

370,672 

278,004 

- 

- 
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Site Development Master Plan - Regional Mixed-Use Development 

Draft Date: 12/11/07 

Cottonwood 

Land Use Regulating Plan - Uses by Story 
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Copyright.  They may not be reproduced or used for any purpose without the written consent of General Growth Properties, Inc. 

Site Development Master Plan - Regional Mixed-Use Development 

Draft Date: 12/11/07 

Cottonwood 

Building Massing and Heights Plan 

General Height Guidelines 
  Building Height*: 
  Restricted:  
   Maximum: 40 Feet Height 
   Maximum: 35 Feet Height for single family lots greater than .20 acres  
   Minimum: No Dwellings shall contain less than one story 
  Limited:  
   Maximum: 60 Feet Height (4 Stories) 
   Minimum: No Dwellings shall contain less than one story 
  Open:  
   Maximum: 90 Feet Height (5 Stories); including screening walls,  
   architectural features and mechanical equipment.  Not to exceed 80 Feet  
   Height in 50% or less of  Total Square Footage located in District Area 
   Architectural Tower Feature not subject to height restrictions 
   Minimum: No Dwellings shall contain less than one story 
*All Height Measurements are measured on New Proposed Grade Levels and shall be 
measured from the center point average of  each  building structure (see page  23 of  the 
SDMP for proposed finished grade elevations) 
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These plans are instruments of professional service and are protected by Common Law, Statutory, and other Reserved Rights including 
Copyright.  They may not be reproduced or used for any purpose without the written consent of General Growth Properties, Inc. 

Site Development Master Plan - Regional Mixed-Use Development 

Draft Date: 12/11/07 

Cottonwood 

Conceptual Massing Renderings 
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These plans are instruments of professional service and are protected by Common Law, Statutory, and other Reserved Rights including 
Copyright.  They may not be reproduced or used for any purpose without the written consent of General Growth Properties, Inc. 

Site Development Master Plan - Regional Mixed-Use Development 

Draft Date: 12/11/07 

Cottonwood 

Site Parking Plan 

General Parking Guidelines* 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
*All Parking Ratios and Final Stall Counts subject to modification  
determined by Shared Parking Analysis and by overall Master Plan. 
General Parking Guidelines  are calculated by ULI and ICSC  
Standards and Guidelines. 
 

Conceptual Parking Deck Cross Section Sample 

4 Levels Maximum 
(Above Grade) 

4 Levels Maximum 
(Above Grade) 

4 Levels Maximum 
(Above Grade) 

4 Levels Maximum 
(Above Grade) 

4 Levels Maximum 
(Above Grade) 

5 Levels Maximum 
(Above/Below Grade) 

4 Levels Maximum 
(Below Grade) 

** 

** Site may consist of both parallel and angled parking.  

Minimum Parking Requirements** 

**All Minimum Parking Requirements shall be  
required prior to each subdivision approval. 

2.0/ 1000 sq. ft. 
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Site Development Master Plan - Regional Mixed-Use Development 

Draft Date: 12/11/07 

Cottonwood 

Site Average Parking Analysis 

Available Site Development Parking compared to Average Required Parking based on Shared Parking Analysis 

* Current Parking Analysis Study of current Development Program.  Should the current program increase more than 10%, a new study will be submitted to the City of Holladay 
for Review.  
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Site Development Master Plan - Regional Mixed-Use Development 

Draft Date: 12/11/07 

Cottonwood 

Transportation Thoroughfares 

Proposed Street Diagram 

Traffic Control Plan During Construction 
 
 During Construction the following guidelines will be enforced in order to mitigate traffic impacts on neighborhood 
and surrounding community: 
• Limited Construction Vehicle Access on Memory and Arbor Lanes 
• Construction Access Points will ONLY be allowed on Highland Drive and Murray-Holladay Road 
• Egress/Ingress for Site Construction Access to vehicles Prohibited on Arbor and Memory Lanes 
• Signs will be placed on property limiting access for construction vehicles in neighborhood 
• 24/7 Security Access will be provided to monitor Site Access 

Moormont Drive 

Mea
dow

 M
oor R

oad
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Site Development Master Plan - Regional Mixed-Use Development 

Draft Date: 12/11/07 

Cottonwood 

Thoroughfare Types and Street Cross Sections 

Bridge(s) Cross Sections  

Street + Sidewalk Width 

Street Width 

All turning radii on street cross-sections are subject to final approval by City Traffic \ 
Engineer and the City’s Fire Prevention Officer. 

Bridge Section Details: Sidewalk length shall be 6 Feet or greater for Pedestrian access to 
site.  Adequate measures of pedestrian protection from vehicular traffic will be included and  
submitted in the Building Permit Approval Process. 

Setbacks: 
   45 Foot Average Setback from Big Cottonwood Creek to Building.     

  Minimum of  40 Foot Setback along Big Cottonwood Creek to 
   Building. 
   Protected Zone: Minimum 10 Foot Setback from Right of  Way along    

  Memory  Lane and Arbor Lane.  Minimum 25 Foot Setback for 4     
  Single Family Lots over 0.20 Acres on Arbor Lane. 0 Foot Setback     
  for Murray/Holladay Road and Highland Drive (excluding creek section) from  
  Right of  Way. 
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Draft Date: 12/11/07 

Cottonwood 

Traffic Study and Impacts* 

Traffic Study Impacts Summary 

* Current Traffic based on Average Study of current Development Program.  Should the current program increase more than 10%, a new study will be submitted to the City of Holladay for Review.  

Existing/Previous 
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Traffic Study and Impacts 

Existing/Previous 

EXISTING/PREVIOUS 
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Streetscape Design Examples/Branding Precedents 

Streetscape Design Examples 

Signage and Branding Examples 
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Cottonwood 

Conceptual Open/Gathering Space Plan 

*All Landscaping and Vegetation will be sensitive to site as well as surrounding conditions. 
**All samples are representational of potential site vegetation and do not constitute all inclusive green and vegetative landscaping. 

General Open Space Guidelines 
 
Open Space (Hardscape/Softscape) (Min/Max): 
   479,231 square feet/648,372 square feet 
   11.00 acres/14.88 acres 
Private Streets (Min/Max): 
   440,577 square feet/596,074 square feet 
   10.11 acres/13.68 acres       
Total Open Space + Private Streets (Min/Max):  
   919,808 square feet/1,244,447 square feet 
   21.12 acres/28.57 acres 

Creek Cross Sections 

Note: General Growth Properties recognizes that significant vegetation will need to be removed and/or relo-
cated during the creek relocation, however General Growth Properties will use all reasonable efforts to pre-
serve native mature non-invasive species of vegetation during the redevelopment and construction process. 
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Sample Building Materials & Architectural Design Styles 

Mixed-Use Precedents 

Mixed-Use Precedents 
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Cottonwood 

Conceptual Site Lighting & Signage Plan 

* 

*Detailed Project Sign Criteria will be required as adopted by Planning Commission and City Council as an  
Appendix prior to building permit approvals. 

Temporary Site Signage Criteria 
 
 
  Fencing Signage: Surrounding Area Proximity: Maximum limit of 6 Foot Height wrapping project fencing area 
  Development Signage: Limited to a maximum of 7 two-sided development signs on property with maximum   
  square footage of 800 square feet per side.  
  Construction Banners: A Maximum of 1 (one) banner per building wall side with a maximum of 10% wall coverage. 
  Directional Signage:  Limited to site entrances, relocated entrances, private roads, streets, and construction areas. 
   

*Detailed Photometric Plan required as adopted by Planning Commission and City Council as an  
Appendix prior to building permit approvals. 
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Utility Capacity & Availability 

Additional Capacity Letters to be Submitted to City of Holladay Prior to Subdivision Approval: 
• Salt Lake City Water Corporation 
• Holliday Water Company 
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Civil Plans - Site Plan 
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Site Development Master Plan - Regional Mixed-Use Development 
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Cottonwood 

Civil Plans - Grading and Drainage 
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Cottonwood 

Civil Plans - Creek Relocation 
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Civil Plans - Grading 
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Civil Plans - Center Building Proposed Elevations 
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Civil Plans - Site Utility Plan 
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Environmental/Energy Efficiency Statement of  Intent  

1 2 3 4 5 

6 7 8 
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Draft Date: 12/11/07 

Cottonwood 

Site Construction/Environmental Quality Control Plan 

Groundwater Pumping Intent Statement: 
 
Groundwater pumping with discharge to Big Cottonwood Creek has historically 
been utilized to protect Cottonwood Mall structure(s).  Groundwater pumping will 
continue to be utilized to protect current and future structure(s) that penetrate 
the groundwater table, subject to city approval of means and methods during the 
building permit process. 
___________________________________________________ 
 
GGP shall comply with Salt Lake Valley Noise Ordinance: 

 
SALT LAKE VALLEY HEALTH DEPARTMENT 

HEALTH REGULATIONS 
#21 

NOISE CONTROL 
Adopted by the Salt Lake City-County 

Board of Health 
September 6, 1984 

Amended September, 2000 
Under Authority of Section 26A-1-121 

Utah Code Annotated, 1953 as amended 
CERTIFIED OFFICIAL COPY 

SALT LAKE VALLEY HEALTH DEPARTMENT 
By 

Kathryn N. Vedder, M.D., M.P.H. 
Executive Director 

DRAFT COPY February 2001 
HEALTH REGULATIONS 

#21 
NOISE CONTROL 

 

In addition to compliance with Salt Lake Valley Noise Ordinance, GGP shall 
comply with the City of Holladay Noise Ordinance Amendment which states 
working hours shall only consist during the times of 8:00am to 10:00pm.  

Air Quality Monitoring:  General Growth Properties will monitor air quality of the site during demolition and  
construction according to compliance with all State and Federal Regulations associated with Air Quality Control and 
Dust Mitigation as further described above. 

Draft Date: 12/12/07 



Page 27 of  28 

These plans are instruments of professional service and are protected by Common Law, Statutory, and other Reserved Rights including 
Copyright.  They may not be reproduced or used for any purpose without the written consent of General Growth Properties, Inc. 

Site Development Master Plan - Regional Mixed-Use Development 

Draft Date: 12/11/07 
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Geotechnical Data and Studies 
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Site Development Master Plan - Regional Mixed-Use Development 

Draft Date: 12/11/07 

Cottonwood 

Geotechnical Data and Studies 

Prior to approval of each building permit(s) a site-specific geotechnical report, 
including liquefaction analysis and foundation design recommendation must 
be submitted for review. 
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