PLANNING COMMISSION

City of Holladay
June 25th, 2024
City Council Chambers —4580 S. 2300 E. Holladay City of 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
e 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

1, 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. Carison 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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Department City of Holladay
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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 ' 2 )
The City of Holladay Code 813.86 addresses Historic Preservation o A

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 813.86.050: 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
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:

e 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.

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

e The home was built in 1877 by David Branson Brinton.

o 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:

. Painting of window trim, fascia, and railing to be dark paint, as proposed

. Modern doors with traditionally styled fills for visual weight are considered appropriate

. Landscaping plan showing replacement trees in accordance with Holladay code §13.77.060

. Demolition of existing garage and carports appropriate as not historically relevant to the property
. New garage design to feature architectural features found in the main home and 1979 addition.

. No addition of lighting within the parking lot

OO WN PR

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.
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EXISTING AND NEW LANDSCAPE AREA

SYMBOL  SITE MATERIAL

EXISTING TREES TO REMAIN AND TO PROTECT

EXISTING TREES TO BE REMOVED

EXISTING TREE NOTES

TREE PROTECTION AND PRESERVATION

INTRODUCTION: THIS IS INTENDED TO GUIDE THE GENERAL CONTRACTOR AND SUB-CONTRACTORS CREWS AND OWNER IN THE PROTECTION
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17.
18.

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.

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:

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.
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.
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.
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.
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.
HEAVY EQUIPMENT SHALL NOT BE ALLOWED INSIDE THE TREE PROTECTION ZONE. ALL HEAVY EXCAVATIONS SHALL BE MADE BY
EQUIPMENT FROM OUTSIDE OF THIS ZONE.
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.
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.
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.
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.
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.
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.
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.
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.
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.
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.
EXCEPTIONS TO THE ABOVE GUIDELINES SHALL BE REVIEWED AND APPROVED BY THE OWNER PRIOR TO IMPLEMENTATION.
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

TRENCHING SHOULD BE PERFORMED IN A MANNER AND LOCATION LEAST DAMAGING TO TREE ROOTS.

TUNNELING OR BORING SHOULD BE DONE WHENEVER POSSIBLE WHERE LARGE SCAFFOLD ROOTS ARE ENCOUNTERED, HAND DIGGING
AND BRIDGING OF ROOTS SHALL BE DONE.

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.

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.

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.

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.

7.
8.

9.

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.

ALL TREE PRUNING TO BE COMPLETED BY A LICENSED ARBORIST IN THE STATE OF THE PROJECT.

HANGING LIMBS AND BRANCH GROWTH SHALL BE MAINTAINED 13 FEET ABOVE STREETS AND 8 FEET ABOVE SIDEWALKS OR PER LOCAL
CODE.

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.

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.

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.

THE USE OF CLIMBING SPURS OR GAFFS SHALL BE PERMITTED ONLY IN THE CASE OF TREE REMOVAL OR IN AERIAL RESCUE EMERGENCIES.
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.

ALL TREES TO BE REMOVED SHALL BE TAGGED FOR OWNERS APPROVAL PRIOR TO REMOVING.

D. TREES SHALL BE REMOVED IF:

Bl el

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.

THE TREE IS SIGNIFICANTLY DAMAGED OR DISEASED.
THE TREE IS SPECIFIED TO BE REMOVED ON THIS PLAN.

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

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.

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.

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.
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N VICINITY MAP

e

SYCAMORE LANE

2000 EAST

PROJECT SITE

MURRAY HOLLADAY ROAD

CINCH TIES 1" DIA.

c
A

z

i

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

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

1/3 HEIGHT
OF TREE

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

/

BACKFILL MIXTURE: 75% NATIVE SOIL WITH 25% TOPSOIL

1L CUT AND REMOVE ALL WIRE FROM THE BALL. PLACE
e TREE AND THEN CUT DOWN THE BURLAP AS CLOSE TO
[ —I 1 —@dE= THE BASE OF THE ROOT BALL AS POSSIBLE.

X BALL DIA. T~ NATIVE SOIL BASE

/‘

N EVERGREEN TREE PLANTING

Y PK] DESIGN GROUP

NSITE REQUIREMENT CALCULATIONS

EXISTING TREES TO BE REMOVED

——

(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)

—

NPLANT LEGEN

CANOPY INVENTORY 11 TREES CANOPY SQ. FT. 881 SYMBOL CODE QTY BOTANICAL/COMMON NAME CONT CAL SIZE
NEW TREES 19 TREES ESTIMATED CONIFERS
CANOPY SQ. FT. —_—
AT MATURITY: 1,223 Picea abies “Cupressina’
PARK STRIP TREES: PA'C 9 Columnar Notway Spruce B&B 7-8'
NOT RECOMMENDED DUE TO PRESENCE OF UNDERGROUND UTILITIES Te3: 30510" AV 490: sun: 22
NSITE MATERIALS LEGEND
‘\ DECIDUOUS TREES
1LANDSCAPE Celtis occidentalis JFS-KSU1'
SYMBOL  DESCRIPTION Qry C'PS ) Praitie Sentinel® Hackberty B&B 3Cal
— Low watet; 45' x 12'; sun to pat shade; Z4;
-~ | [1-16] 1" MINUS BROWN CRUSHED ROCK, 920 sf Utah Lake water tologant
—— SUBMIT SAMPLES FOR LANDSCAPE ARCHITECT AND OWNER APPROVAL. Malus x JFS KW2 1AM
PROVIDE 3" DEPTH OF ROCK MULCH TOP DRESSING. SEE INORGANIC MULCH Ivory Spear® Crabapple 20 odl
LANDSCAPE NOTES FOR ADDITIONAL INFORMATION. SHEET LP-101. MIS 2 Modetate to low water: 15-20' x 75 sun; 74 gl L7I5CG
Utah Lake water tolerant
T\ Quercus robur x alba JFS-KW1QX' TM
| QR'A 3 Street Spire Oak B&B 2"Cal
Td4; 45x14; AV 176; sun; z4

(3)QR'A

(1)C'PS (1)C'PS

(6)PA'C

2

(3)PA'C

Q{Z}G’\ OSORORORO,

MURRAY HOLLADAY ROAD
(Public Right-of-Way)

NGENERAL LANDSCAPE NOTES

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. ¢" 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#") 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
e 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 50Z 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.

e 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 50Z 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

= ANEW 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.

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

TOPSOIL

2X BALL DIA. \ 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

N DECIDUOUS TREE PLANTING
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"\ A6 - DOOR ELEVATIONS

AL/HM FRAME

NIV ART I

GLAZING LEGEND

4" CLEAR TEMPERED GLASS

@) veemoune

CLAING NOTES
P ROV AL FRARES TO TRATCR DOOR SPEC.
{SOORMINSON R PANT SERUN

WLLALS --CAV ). TENANT REVIEW AND
ROV PEOURED KRS SUBTTAL

TEMPERED GLAZING NOTES:

HUMAN IMPACT LOADS.INDIVIDUAL GLAZED AREAS INCLUDING GLASS MIRORS N
MO OLS LOANONS A5 BEPIED BE.0W 1 COMPLY W4 SeCTONS 40k 1
THROUGH 2405.15 OF HE IAGNIERNATIONAL BUILDING CODE)

IDENTHICATION OF SAFETY GLAIING. EACH PANE OF SAFETY GLAIING INSTALED I\
HAZARDOS LOCATIONS SHALL BEIDENTIFED B1 A LABEL SPECIFYING THE LABELER.
WHETHER ANDTHESAFETY G

s e

coo) SanD
BLASTED. CERAMIC FIRED O AN EMBOSSED MARK, OR SHALLBE OF A 17 THAT ONCE
APPLIED CANNOY B RENGVED WITHOUT BEIG DESTROVED.

v OIHERTHAN TEMPERED GLASS, LABELS ARE MOT REGUIRED.
FROVIDED THE 8 LONG OTFICAL ATEFOVES T Ut OF A CEFTCATE ABAVIT
OR O EDeLCE CONRNING C M CoDE

TENPERED SPANDREL GLASS S PERWITTED 1O BE IDENTIFED BY THE
MANUFACTURER W1 A REIOVABLE AP LA

S LOCATIONS THE FOLLOWING SHALL5E CONSIDERED SPECIFC
NAzAnDou& LOCATIONS REGUIRING SAFETY GLAZIG MATERIALS
"GLATING N SWINGING |
LD P
AND PANELS INSLDING AND 801D CLOSET DOOR ASSEMELIE
3 GLAINGIN STORM
4 GLAINGIN UNFRAMED SWINGING DO
e AN N BOOTS MO G FOR o 1055 WHEZO0LS
W ROOMS, BATHILBS AND SHOWERS, GLAZNG I ANY POR]
BB VAL LGSG. e ConaRies wese e soTon oS
AN cDINCHES

sweace
GLATING N AN INDIVIDUAL FIXED OR GPERABLE PANEL ADJACENT 10
4000 Wizt THENART POSD DOEOF T LBNG I TN A 248G
EITHER VERTICAL

] ABOVE THE WALKING SURFACE

PAELS NS R 0 NTERVENING WALL OR O FERuANENT
AR BB T D008 A G
RCCES THROUGHH THE DOOF IS TO A CLOSET OR STORAGE

AFEAD FEET 9 14114] OR LES N DEPTA. GLAZIG N THS APFLICATION S4AL
(CORPLY WITH SECTION 24043 1184 7.

'GLATING N WALLS PERPENDICULAR 1O THE PLANE OF THE DOOR IN A
(CLOSED POSITION, OIHER THAK THE WALL TOWARDS WHICH THE DODR SWINGS WHEN
(OPENED, I ONE. ANDTWG: FAVILY DWELLINGS OR WITHIN DWELLING UNTS N

G IN AN INDIVIDUAL FYED OR OPERABLE PANEL OIHER THAIL
TS LocHTENS DESCHIED N PRECEOING TS S 41D & WHICH WEES AL OF
THeFolOMIG COD
AFOSED AREA OF A INDIVIDUAL PANE GREATERTHAN'
SoussereeT 0ty
72, BAPOSED BOTION EDGE LESS THAN 18 INCHES (457 M)
rOEMEROCR
EXPOSED TOP EDGE GREATER THAN 361NCHES (914144
AROVETHE| nm "~
ONEOR WORE HALING SISACE) WIHN 35 NCHES 14
i Nomomnw OF THE FLANE OF TH
CEPON-SAFET CLAING R 807 5T REGURED FOR T
rouomIG w&mumou
ROTECTVE AR 1 1/2INCHES 50 M) O MORE I HEGHT
CapanE OF withTA FOUNDS PLE (730N
HOUT COMTACTAG HE GLASH15 ISTALED ON THE ACCESSBLE S0 OF HE

THE OUIEOARD PANE N NSULATING GLASS UNIS OF MULTIPE
LATING WHERE THE SOTIOM EXPORED EOGE O T AR 133526 7620 02
MORE AGOVE ANY GRADE ROOF, WALKING SURFACE.

SLCTED N 45 DEGRES O HCRIONTAL 0757401 UFFACE Pyl
GLASS EXT

G I 0455 A RALINGS INCIUING STRUCTRAL
SALSIE PSS D NONSTRUCTUA IS PANES FECATOLSS O ATEA 02
OVE A WAKING SLEFACE. ST ASC BE LMD P15 207
IO WAL A FENGES SNCLOING DOk A3 OLTD00R
o oFTHE

ARE PRESENT
5.1, THEBOTIOM EDGE OF THE GLAZING ONTHE POGL OR SPA SIDE.
15LE55 THAN 601ICHES[1524 M) ABOVE A WALKING SURFACE ON THE FOOL OF S
SIE OF 118 GLATNG: AN
THE GUAING I I 40 NCHE 1524 ) HORIONTALY
OF THEWATERS G2 0 A SHIAMIG 7001 08
0
s o4 fomEOALY onw,«mNe SRFACE WA T X0
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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 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.

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.



Planned Unit Developments
PURPOSE

e Permit flexibility in land use

e Allow diversification in the interrelationships of various uses and structures
with their sites and thus offer an alternative to conventional development

* Encourage:

(0]

O O OO

Unique neighborhoods

High quality housing

Exceptional design

Additional open space

Facilities compatible with the present living environment in the City

Additional points:

O OO

The objective is to preserve existing greenery and significant trees on the site.
The PUD must create unique benefits for both the property owner and the city
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
e Standard Subdivision design with maximum density calculation of zone
*  Minimum lot size, lot width, and setbacks
e 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.
e Architectural drawings outlining the general design and character of the
proposed uses and the physical relationships of the uses
e 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.
e Explanation of how the proposed PUD satisfies the purposes
e Phasing details, if applicable



Planned Unit Developments
What Can’t Be Waived?

* Use Regulations
e 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:

e 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?
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
Internal circulation system designed to mitigate adverse impacts on adjacent land
uses, public series, and utility resources
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.
Buffering or other mitigation to protect adjacent land uses from excessive light,
noise, odor, and visual impacts. Trash collection, deliveries, mech. equip.
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

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 sg. 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 Cc-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.
e Unless conditions of the site warrant, buildings located on the periphery shall be
limited to a maximum height of two stories.
e Comply with graduated height restrictions of the underlying zone

Area, Width, Yard, and Coverage
e 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
e 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
e Site acreage
e Building heights
e Parking (full site)
e Density (full site)
e Setbacks
* Open Space
e 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.







Cottonwood

Site Development Master Plan (SDMP)

Regional Mixed-Use Development
City of Holladay, County of Salt Lake, State of Utah
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THENCE EASTERLY ALONG SAID SOUTHERLY LINE THE FOLLOWING (3) COURSES: (1) SOUTH 89°47°36” EAST 144.66 FEET, (2) SOUTH 00°11'01” - . s 19 C|V|| Plans: Slte

WEST 15.00 FEET, (3) SOUTH 89°47'36” EAST 682.56 FEET TO THE POINT OF BEGINNING. Maximum: 40 Feet Height .. . .
Maximum: 35 Feet Height for single family lots greater than .20 acres *** 20. Civil Plans: Grading and Drainage

Minimum: No Dwellings shall contain less than one story
Limited:
Maximum: 60 Feet Height (4 Stories)***

N
-

. Civil Plans: Creek Relocation Model
. Civil Plans: Topographical Model

N
N

Minimum: No Dwellings shall contain less than one story 23. Civil Plans: Center Building Point Elevations
Open: W . HH
Maximum: 90 Feet Height (5 Stories); including screening walls, 24. CW'! Plans: Utl|lty Model ..
“*Council Member Orton moved to adopt Resolution 07-51 and the site plan architectural features and mechanical equipment.*** Not to exceed 80 Feet 25. Environmental and Energy EfflClency Statement of Intent
as presented with the date of December 11, 2007 with the inclusion of page 26 Height in 50% or less of Total Square Footage located in District Area 26. Site Construction/Environmental Quality Control Plan
: . e . . Architectural Tower Feature not subject to height restrictions 27 G . D S . S
dated December 12, 2007 with the following addition: It is intended that height Minimum: No Dwellings shall contain less than one story 7. Geotechnical Data and Studies Summary
be the maximum as stated therein with the requirement that if additional height *All Height Measurements are measured on New Proposed Grade Levels and shall be 28. Geotechnical Data and Studies Summary
1S requested by the developer that they must first appear before the P| anning measured from the cgqter point average gf each building structure (see page 23 of the
Commission and City Council for proper approvals. Council Member Peterson SDMP for proposed finished grade elevations)
seconded the motion. Motion was unanimously approved by The City Council. Parking: Stalls (Min/Max) 2,643/4,421 Site Mixed-Use Allocations Summary by Total Square Footage
Density: Total Site Square Feet (Vertical & Horizontal)
Residential Units (Min/Max): 4564 Units/614 Units
Average DU/A (Min/Max): 7.91 Units per Acre/10.70 Units per Acre Max SF Min SF Average %
Setbacks: Commercial Building 772,225 579,169 16%
45 Foot Average Setback from Big Cottonwood Creek to Building. Residential Building 1,031,131 762,141 21;%
Minimum of 40 Foot Setback along Big Cottonwood Creek to Landscaping & Open Space 648,372 479,232 13%
Building. Impervious Structures (Parking Decks/Street) 3,013,173 1,386,398 49%

Protected Zone: Minimum 10 Foot Setback from Right of Way along TOTAL Allocations 5,464,901 3,206,939 100%

Owner/Developer Primary Contact Simgle barily Lats over 0.20 Asres on Arbor Lane. 6 Faot Setback Site Mixed-Use Allocations Summary by Site Acreage (Avg.)

for Murray/Holladay Road and Highland Drive (excluding creek section) from Total Site Acreage: 57.37 Acres/2,499,057 Square Feet
Kathy O'SO“ Right of Way.
% Total Open Space (Min/Max): Average Footprint (Acres) Average %
Genera' GrOWth Propertles’ lnC. 479.232 square feet/648,372 square feet Commercial/Residential Footprint 24 42%
35 Centu ry Park Way 11.00 acres/14.88 acres Landscaping & Open Space 13 23%
. Total Square Footage by Uses**: Impervious Structures Footprint (Parking Decks/Street) 20 35%
Salt Lake C|ty, Utah 84115 Commercial (Min/Max): 579,169 square feet/772,225 square feet TOTAL Allocations 57.37 Acres 100%
Residential (Min/Max): 762,141 square feet/ 1,031,131 square feet . . . s . )
(801 ) 486-391 1 “*Developer is requi(red to s&bmit bui/digg permit approvals fo?' the minimum required Minimum and Maximum Allocations Represented in this Document are included for project use

commercial square feet by block/subdivision (page 4) on or before the time of building flexibility but are not used to be dictated as absolute amounts.

Draft Date: 12/11/07 permit approvals are granted for residential building uses by each block/subdivision. P ag e 1 Of 2 8
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Project Description and Vision Statement

COTTONWOOD

PROJECT DESCRIPTION

HOLLADAY, UTAH

Situated on the eastern edge of the Salt Lake Valley, the Cottonwood site is largely defined by its proximity to two
mountain ranges. The presence of Mt. Olympus and the Twin Peaks promontory to the east provides a constant
reminder of the site’s views and location.

Long before the Salt Lake City metropolitan area sprawled into Holladay, early settlement groups appreciated the
Cottonwood area for its natural beauty. Solitary aesthetes communed with the nature through art; community groups
gathered to share enjoyment of the setting; travelers stopped for respite and meals along the banks of the creek.

In the early twentieth century, Cottonwood’s first buildings represented an investment in the area’s long term engage-
ment. Both household and community buildings displayed an appreciation of the climate, with porches and galleries
extending living space into the outdoors. A large local farm even boasted a formal landscape of tree allies, implying
that the settlement was designed for the enjoyment of future generations.

These Inaugural settlers’ responses to location, climate and geography remain valid today. The comfort and beauty of
outdoor living still define the Cottonwood site, and will continue to play and important role in its planning and archi-
tecture. Likewise, historic models of building and infrastructure responding to the landscape can be found throughout
the Salt Lake Valley.

The plan for the new Cottonwood looks to its history and geography to bring a new generation of residents and visitors
to the site. A grid of streets and pedestrian blocks will replace the monolithic structure of the site’s mall and its continu-
ous pavement of parking lots, ultimately accommodating a mix of uses and housing types. The new Cottonwood will be
a pedestrian-friendly, walk-able neighborhood which prioritizes the public civic realm. The majority of the site will be
accessible to residents and visitors within a five minute walk from town center to town edge, enabling residents to
easily access their daily needs on foot.

The heart of the Cottonwood community is the main street, which follows views of the peaks promontory as aligned
from the entries off Highland Drive. All of Cottonwood’s streets connect back to the main street, either as part of the
vehicular network or through pedestrian passages that navigate the change in level with stairs and elevators. This
vertical transition takes place and is marked by the campanile, a tower located as vista rumination not only for the main
street but also for Highland Drive as it approaches Cottonwood from the South.

Draft Date: 12/11/07

General Growth Properties, Inc.
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The Cottonwood center primarily features mixed-use buildings and live/work units, to provide the community with com-
mercial vitality. The main street is bordered by continuous retail frontage with residential and office floors above
extending from Macy's to the far side of the square. The community’s western blocks are comprised of five-story
mixed-use buildings facing the main street, with four stories of live-work and townhouses lining a three/four-level
parking garage at the block interim. Additionally, three/four-story residential buildings face a paved river-walk and the
creek.

The Macy’s store serves as both a historical and contemporary functional anchor for the plan. A plaza in front of
Macy's forms the north entry of the main street, with its axis aligned with the mountain peaks. The street’s vista
terminates on the square’s campanile, bending to provide a view of the Twin Peak promontory.

The square will serve as a focal point and gathering place for the community, and is formed by this five-story mixed-
use buildup. To the east is the cinema building, with restaurants on the ground floor, and two pedestrian passages
connect the square to the townhouse mews to the east.

Opportunities to enjoy the site’s landscape also exist throughout Cottonwood. The south entry of the main street
crosses the creek and the park with a bridge that provides a picturesque pedestrian crossing. A restaurant is sited to
view the creek, the park and the bridge. The creek is banked and landscaped to provide flood control and a continuous
green space for Cottonwood. Additionally, the south entry of the main street creek park expands to allow the creek to
be released from the paved channel of its mall days, providing a landscaped park to serve both Cottonwood and the
adjacent neighborhood.

Cottonwood’s traffic network neatly connects with the streets around it, and with the major streets framing the devel-
opment. The main street connects to Highland Drive to the west through the creation of two short blocks aligned with
the existing mall entries. To the south, the entrance to Cottonwood aligns with Highland Drive’s southern approach.

East of the main street and the square, residential blocks of townhouses and cottages provide a transition to the
surrounding residential neighborhoods. Along Memory Lane, several pedestrian-only entries facilitate neighborhood
mobility. The entry to neighborhood is reformed to allow entry from Highland Drive while precluding traffic exiting from
the main street.
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Permitted Land Uses by District and Building Functions

Land Use Plan
] Commercial - Mixed Use

Flex
Residential - Live-Work
Parking

Paved Plazas
Tower (Height Exception Allowed)

Open Space
Arcades

Property Line

Site Districts \
B R = Restricted(40’ / 3 Story Maximum)
L = Limted(60° / 4 Story Maximum)
O = Open(90’/ 5 Story Maximum)

Draft Date: 12/11/07
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This table sets forth Land Use categories to delegate specific Functions and uses within established

Districts

RESTRICTED LIMITED

OPEN

RESIDENTIAL

Attached Housing =

Detached housing m m

Ancillary Units (only permitted on lots
greater than 0.20 acres m

LODGING

Hotel (no room limit)

Inn (up to 12 rooms)

Bed and Breakfast (up to 5 rooms) m

School Dormitory

COMMERCIAL

Office m

Live-Work Unit m

Open-Market Building

Retail Building

Department Store Building

Display Gallery

Push Cart (mobile)

Restaurant

Kiosk (fixed)

Liquor Selling Establishment

*kkkk

CIVIC

Bus Shelter m m

Assembly Spaces

Fountain or Public Art m m

Library m

Live Theater

Movie Theater

Museum

Outdoor Auditorium

Parking Structure

Playground = =

Surface Parking Lot m

Religious Assembly

CIVIL SUPPORT

Police Station

Funeral Home

Hospital

Medical Clinic

Postal Office

EDUCATION

College

Trade School

Elementary School

Childcare Center

m__ Permitted by Right

xxxx*% Permitted subject to compliance with applicable State of Utah regulation

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

DISTRICT

Open

BUILDING FUNCTIONS

[RESTRICTED

[LIMITED

JOPEN

RESIDENTIAL

Restricted Residential:

The number of dwellings on each Lot
is restricted to one within a principal
building and one within an Accessory|
Building, with 2.0 parking places for
each. Both dwellings shall be under|
single ownership. The habitable area
of the accessory dwelling shall not
exceed 1,000 square feet. Accessory|
buildings are only permitted on lots
greater than 0.20 acres.

Limited Residential:

The number of dwellings on each Lot
is limited by the requirement of 2.0
parking places for each dwelling, a
ratio which may be reduced
according to the shared parking
standards.

Open Residential:

The number of dwellings on each
Lot is limited by the requirement off
1.0 parking places for each
dwelling, a ratio which may bel]
reduced according to the shared
parking standards.

LODGING

Limited Lodging: The number of]
bedrooms available on each Lot for
lodging is limited by the requirement
of 1.0 assigned parking place for
each bedroom, up to twelve, in
addition to the parking requirement
for dwelling. The lodging must be
owner occupied. Food service may|
be provided in the am. The
maximum length of stay shall not
exceed ten days.

Open Lodging: The number o]
bedrooms available on each Lo
for lodging is limited by the
requirement of 1.0 assigned
parking places for each bedroom,
Food service may be provided af]
all times.

OFFICE

Limited Office: The building area
available for office use on each Lot is
limited to the first Story of the
principal building and/or to the
Accessory building, and by the
requirement of 3.0 assigned parking
places per 1000 square feet of net
office space in addition to the parking
requirement for each dwelling.

available for Office use on each
Lot is limited by the requirement o
2.0 assigned parking places per
1000 square feet of net office]
space.

Open Office: The building arej

RETAIL

Open Retail: The building area
available for Retail use is limited
by the requirement of 3.0
assigned parking places per 1000
square feet of net Retail space.

Limited

Restricted

TOTAL

Area (SF)
Acres
Maximum Density (DU/A)

DuaNny PLATER - ZYBERK & Co.
ARCHITECTS AND TowN PLANNERS

1,797,013.00
41.25

ToRrTI GALLAS AND PARTNERS

12

445,023.87

10.22
9

¢*p McNEIL

Engineering, Inc.

257,020.98

5.90

SH ARCHITECTS

5

2,499,057.85

S57.37
10.70
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Total Land Area by Block

Conceptual Phasing/Subdivision Plan

Block A B C D E F G H | J K L Total SF
Area (SF) 144 635 362,779 153,475 158,780 170,583 201,485 241,009 148,380 162,394 195,374 311,066 249,097 2,499 057
Area (Acres) 3 8 4 4 4 5 §] 3 4 4 7 4] 57.37
Block A B C D E F G H | J K L TOTAL
370,672 32,647 28 204 25303 28,854 20874 65,814 91171 108,686 - - 772225 Maximum
Total Commercial
278,004 24 485 21,153 18 977 21,641 15,656 49 361 68 378 81,515 - - 579 169 | Minimum
Residential Units
Blocks A B C D E F G H | J K L TOTAL
105 114 84 76 77 26 21 23 37 21 583 Maximum
Multi Family
(Attached)
7 84 62 56 57 20 15 17 27 15 431 Minimum
- - 23 8 31 Maximum
Single Family
(Detached)
- - 17 [ 23 Minimum
105 114 84 76 77 26 21 23 60 29 614 Maximum
Total
77 84 62 56 57 20 15 17 44 21 454 Minimum
Residential Square Footage
Blocks A B C D E F G H | J K L TOTAL
175,717 191,165 140,960 127,443 129,374 44 412 34,757 38,619 61,791 34,757 978,996 Maximum
Multi Family
(Attached)
129,878 141,296 104,188 94 197 95,624 32,826 25,690 28,545 45,671 25,690 723,605 Minimum
38,619 13,517 52,136 Maximum
Single Family
(Detached)
28,545 9,991 38,535 Minimum
175,717 191,165 140,960 127,443 129,374 44,412 34,757 38,619 100,410 48,274 1,031,131 Maximum
Total
129,878 141,296 104,188 94,197 95,624 32,826 25,690 28,545 74,216 35,681 762,141 Minimum

Draft Date: 12/11/07
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Phasing Diagram
| | Phase 1
| | Phase 2
[ | Phase 3

I Phase 4

*Phasing shown on master plan is subject to market conditions and change
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First Story Land Use
I Commercial
| Residential - Attached

| ' Residential - Detatched

N Flex

Third Story Land Use

I Commercial
[ | Residential - Attached

| ' Residential - Detatched

I Flex

&

0 100 200 400
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Second Story Land Use
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Fourth Story Land Use Fifth
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Building Massing and Heights Plan

Mot
.-'-'"—FH""-'_J;
|1:'H-ﬂ
L".
: .
\ =
\ o D —— 1 — = .
= === e =T
\ f L — '
\ MAIN ARBOR Section 1
\ STREET LANE
N L
57— H ? |:_._1 3 .H—=r ::LLL_I o e
| — 3| - | - IJ_ T e e e e T e o S =
| B — % oVc mm SO &N
Building Height Guidelines :
_ ) \ MEMORY MAIN HIGHLAND Section 2
I Tower - Variable Height ., W) N R G
I 5 Stories \ !
I 4 Stories } y
e 3-4  Stories i / jﬁ —
3 Stories - Existing Superstore = z—;;_-”f / Tows
2-3 Stories ;’;
2 Stories X R: /
Sy i o o = e o e
e, | vy e & — B T O N 1y 10| | WL, TR R, &7 PR e
N S — = oo mmOOhaSE>
N e AR Section 3
DREIVE
3 : 4 ?
. R = e e P R s e B e
> * A Section 4
1
Building Height*: 2 NS S T oy '.‘i .
Restricted: N AR N A ” :
Maximum: 40 Feet Height ' ® — L i
Maximum: 35 Feet Height for single family lots greater than .2Q/acres. ¢ g ' —
Minimum: No Dwellings shall contain less than one story RN \ W
Limited: 3 oy 2 IS C VR 2 Y e ;
Maximum: 60 Feet Height (4 Stories) /S SR /3T T LA |
Minimum: No Dwellings shall contain less than one story VAV TARRIRES — fronl
Maximum: 90 Feet Height (6 Stories); including screening walls, " - | il =
architectural features and mechanical equipment. Not to exceed 80 Feet ; 5 NS RASE ] -
Height in 50% or less of Total Square Footage located in District Area N "k s — e L EreEee— gy e
Architectural Tower Feature not subject to height restrictions X SUDMEE g a8 s cprer 1y & = — e it EF‘T fﬁ 000 omm OO T ED
Minimum: No Dwellings shall contain less than one story : oy e ' ' o O Gt M di :
*All Height Measurements are measured on New Proposed Grade Levels and shall be ’ LANE STREET P BRIVE Section 6
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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4. Townhouse Green
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5. Town Center Plaza
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Site Parking Plan

5 Levels Maximum
(Above/Below Grade)

Parking Design Standards Life Safety /Fire Protection Requirements

A Size: Required parking stalls shall be rectangular with a minimum width of nine feet (9") and a minimum length of eighteen feet (18'), in ac- Roads-
cordance with table 1 of this section. If the stall 1s perpendicular to a curb, the length shall be measured from the curb face. Each parking stall

shall have independent access from a driving aisle. A parking stall may contain less than eighteen feet (18') of pavement in length if all of the Approved fire apparatus access roads shall be provided for every facility, building or

following conditions are met: portion of a building hereafter constructed or moved nfo or within the jurisdiction. The
1. The stall has a standard six inch (6") curb face that will allow vehicles to extend over a landscaped area of no less than six feet (6') in width; fire apparatus access road shall comply with the requirements of this section and shall
2. Each stall contains no less than sixteen feet (16') of pavement in length measured from curb face; extend to within 150 feet of all portions of the facility or any portion of the exterior wall
3. ?Ifdpe‘lesmaﬂ pathway or landscaping that prevents a standard vehicle from overhanging the curb is within two feet (2) of any curb face; " of the first story of the building as measured by an approved route around the exterior of

the building or facility. The building 1s equipped throughout with an approved automatic
sprinkler system. Fire apparatus access roads shall have an unobstructed width of not

B.Location: Required parking stalls shall not be located in delivery areas, service driveways, driving aisles, drive-in stacking lanes, shopping cart less than 20-26 feet except for approved security gates or bollards. An unobstructed
storage areas, or areas in front of overhead service doors. Designated loading space shall not encroach into any fire lane or pedestrian pathway. vertical clearance of not less than 13 feet 6 inches 1s ]‘_'equi]_‘ed_

4. All other requirements of this code are met.

C_Separation From Rights Of Way: Except as provided above, wheel or bumper guards shall be placed in parking stalls where necessary to pre-
vent any part of a standard sized vehicle from extending beyond a parking stall boundary line, intruding on a pedestrian way, or contacting any
wall, fence, or planting. A physical separation or barrier, such as vertical curbs, may be required in order to separate parking stalls from access

Fire apparatus access roads shall be designed to support the imposed loads of fire
apparatus and shall be surfaced so as to provide all weather driving capabilities. A

to a second travel lane. minimum 75,000 Ib. road base/weight capacity is required.
D Layout: All off street parking stalls shall be designed in accordance with the dimensions and specifications set forth in table 1 and table 2 of Dead end fire apparatus roads in excess of 150 feet in length shall be provided with an
this section. N

4 Levels Maximum

approved area for turning around fire apparatus.
(Below Grade)

E Accessibility Requirements: All parking facilities shall comply with accessibility requirements of the city's then cuirent building code. The

number of accessible spaces required by the city's building code as of the enactment of this section is shown in table 3 of this section. Bridges-
Where a bridge or elevated surface is part of a fire apparatus access road, the bridge shall
F.Markings: All required parking stalls shall be marked and maintained to be permanently visible. be constructed in accordance with AASHTO Standard Specifications for Highway 2 Lovels Maimam
_ _ _ _ o _ _ Bridges. Bridges and elevated surfaces shall be designed for a live load sufficient to carry (Above Grade)
G Surface: Required parking stalls, loading spaces, maneuvering areas, and driving aisles shall be paved with asphalt, concrete, paving stone :

or masonry to a sufficient thickness to withstand repeated vehicular traffic, and shall be constructed according to the city's street standards and the 1mp osed loads of fire apparatus.

specifications.
Water Supply-
H Tables: ** An approved water supply capable of supplying the required fire flow for fire protection 4 Le\t/)els Maxigwm
shall be provided to premises upon which facilities, buildings, or portions of buildings are (Above Grade)
T:ELE:W s hereafter constructed or moved into or within the jurisdiction.
TABLE 1 TARLL . g T Mirkmem
Al E,Mhm ELer@ith E,;mm 1 . posert | ;El)f;iu:z;aaine Fire hydrants shall comply with Section 508.5.1 through 508.5.6. Site Parking Plan
talls) tals) isle) . q .
;:. ;:f ‘:i iz [EI I it . ! zel:iﬁj 2 | | P'ﬂﬂ‘ﬂﬂg Decks 4 Levels Maximum
® 3 . = | | i e [ Surface Parking (Above Grade)
w9 w oo 00 5 | | On-Site Parking
a0 g & 4 : 151 o .
* One-way traffic only. 2:' 1a ii ? Oﬂ—StIE'Et PaIkJ_ﬂg 4 Levels Maximum
301 to 400 8 (Above Grade)
;Ti};:. zpe:mtnf N = 4 Levels Maximum
(Above Grade)
1,001 and 20 plea 17100
over 51.a‘.;:ngu
I'Parking Structures: . . . .
1. May cover all buildable area of a block Minimum Parki na Req ui rements**
2 Shall generally be concealed by liner buildings. Liner buildings shall be built up to the frontage lines and have a minimum depth of Dt v
20 feet. i . . - . . .
3. The facade of a parking garage that is not concealed behind habitable space shall be screened to conceal all internal elements such as The Required Parking table summarizes the minimum parking requirements for each site or, conversely, the
plumbing pipes. ducts and lighting. ramping shall be internalized and spandrels shall not be exposed. amount of building allowed on each site given the parking available. These numbers are subject to adjustment . . . *
4. Parking structure vehicular access at frontage lines shall be a maximum of 42 feet wide and shall be setback 20 feet from the : ; G e n e ra l Pa rk| n G u l d e | | n e S
frontage line. based on the accepted Shared Parking Analysis. g
3. Parking structures shall provide at least one pedestrnian entrance directly onto the sidewalk in addition to any internal connections to the
building served. Parking Stalls (Reference from Walker/Desman)
RESTRICTED LIMITED OPEN Site Parking Requirements Table
** 1 1 1 - . "
Site may consist of both parallel and angled parking. RESIDENTIAL 2 0/dwelling 1.5/ dwelling 1.0/ dwelling Quantity | Ratio Total Spaces _[Max/Min
LODGING 1.0 / bedroom 1.0 / bedroom Retail oo 4511000 L
: : 481,137 2,165 [Minimum
OFFICE 2.0/ 1000 sq. ft. 2.0 /1000 sq. ft. Office 13&;22 3/1000 ggj ﬂﬁm‘
RETAIL 3.0/ 1000 sq. ft. : i
: Residential e 1.86/DU L cadatflu
ASSEMBLY 1/ 5 seats inimum
Total 4,421 |Maximum
: : 3,303 (Minimum
Conceptual Parking Deck Cross Section Sample oS — s il
**A/l Minimum Parking Requirements shall be Parking Reduction T T
VU= Sl required prior to each subdivision approval. GRAND TOTAL 2,643 [Minimum
@ i Bkl | | Paring Deck [ Mamst: (| StewlRed;dtdsRoand, | *All Parking Ratios and Final Stall Counts subject to modification
50 a0 . . .
Block ‘E” SW-NE Section determined by Shared Parking Analysis and by overall Master Plan.

010 0 4 8 General Parking Guidelines are calculated by ULl and ICSC

Standards and Guidelines.
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S

WALKER

FARFING CORSULTAMTS

6602 East 75th Strest Suvite 210
Indionapolis, IN 44250

Voice: 317.842.68%0

Site Average Parking Analysis

UNSHARED PARKING DEMAND

Base parking demand ratios, as found in the ULl Shared Parking model, as developed with
Walker Parking Consultants, were used to determine the parking requirements for the

Table 4: Peak Day Parking Demand by Hour

Diac: &:00 AM to @00 PM

Fox:  317.577.4500
srenwalkerparking. com development as if each component were a free-standing development. Land Uss SO0 AM  TO0 AWM B:ODAM T:00AM 10:00 AM 11:00 AM 1Z:00PM 1:00BM 200 B 300 PR 4:00 PR S:00PM &00 R 700 PR 5:00 PR 9:00 Frd
Tommunky Shopping Lenter (=400 k=0 T a7 E¥ T ] rd Il LA 2] 3] =20] 0] =oad 7] piie] E51 Ln
July 31, 2007 ——— Emploryes 24 26 o7 182 204 231} 742 242 242 242 242 230 230 230 218 182
ooe |1 “owe Torking emand Fotios Fine'Casual Dining . - - . az 218 409 409 255 218 273 409 484 544 T4& £44
Walker Parking Consultants {or “Walker”) is pleased to submit our findings regdrding the shared Weekd Weekends Employes - 23 =1 25 105 105 1% 105 105 L &2 17 17 117 117 117
parking analysis for the proposed Cottonwood Mall recevelopment in Holladay, Utah. We Base Ratio UIT Base Ratio Units Fast Faod =) 15 21 45 a5 131 154 154 133 o2 45 72 145 1= 57 52
conclude that the planned parking supply of 4,253 parking spaces will be sufficient to Community Shopping Center (<400 ks 700 Jksf GLA 720 kel GLA Errq:-lc-‘_.-'ii 7 10 14 13 d4 4= 44 4= 45 23 20 13 47 4] 20 12
accommodate the projected demand at Cottonwoed Mall. Employes 0.70 /ksk GLA 0.80 /ksf GLA i r..g.plg,n.; 'l.'.n'g.;l.;.;l.:-_l.-s . i, i, . . . 24 53 &5 &5 &5 71 71 = 118 118
Subtotal 3.60 /ksf GLA 4.00 fksf GLA Emphoryes . - - . . . & = 5 10 10 13 13 13 13 13
Walker's study projects that peck condifions will occur on a weekday in December at Fire/Cosual Dining 15.25 Jksf LA 17.00 /ksf =LA Pasidantial Sueat . a 14 14 14 & 1& & 14 14 1& ' 45 B0 &0 ]
approximately 1:00 PM, at which time nearly 3,480 parking spaces will be demanded, a surplus Employes 2.75 Jkst GLA .00 kst GLA Rasidantial Beservad A oA 208 08 908 o0E oA o0E 08 200 oA 0E P08 200 oA 0E
to the planned supply of 4,253 parking spaces. Walker believes that the plonned garages, lots _Subtotal 18.00 /st GLA 20,00 kst GLA Crhice 25k ho 100k sq k - B 4 11 18 -g . 9 -g 15 ] . 9 -2 1 ) B -
and on sireet parking will be able to support peak parking conditions at Cotionwood Mall. Fast Food 12.75 kst GLA 12,00 kst GLA Errolies B " 54 140 178 187 107 14d 145 187 127 14d od i7 1% 19 &
o | Employes el sl Miadredl ‘Daatal Cfics i . 125 135 150 150 45 135 18 18 135 120 100 45 2 :
TI'TE WEEI(EJ'ICI F!ECI]{ clemcmd FDT CCI'HDI'IWDDd Ml:l” 15 proieciecl ta bE UbQUf 3,425 pﬂrklng spaces. SUI-"I'}I':'I 15.00 "'Ilk‘s'l: GLA 14.00 "'Ilk‘al: GLA E L:l' 43 l-_r-l l-_r'l l-_r'l -_rl l-_r'l l-_r'l -_rl -_rl l-_r'l -1-5 EI 'I I
This weekend peck demand is projected o occur at approximotely 7:00 PM in December, and Cineplex 0.19 /seat 0.26 /seat mpiyas ] ) o y , ) ) i o
can be comfortably supported given the planned supply of 4,253 spaces. The following details Empleyes l:l'(.:'] fwoat 0'(.:'] { et Gmcary e - f . = L HE Il:lg e S L I SE .Ilj? L e — .
our methodologies and findings regarding the Cotionwood Mall redevelopment. Subtotal 0.20 /st 0.27 /seat EmFJq'W : 4 11 21 24 2 2% 29 9 2 2 2 =7 27 26 2]
Office 25k 1o 100K sq it 0.30 /ksf GLA 0.02 /ksf GLA - ustomer - wlghor K | ok EIik BE| 1215 T.611  1.747 1291 1491 1456 1,047 1074 1297 1.ar T1.o¢
SHARED PARKING DEMAND Employes 3.24 kst GLA 0.33 /kst GLA Employss 34 71 Ex 310 371 410 430 432 479 402 198 420 430 430 403 352
Subtotal 3.64 kst GLA 0.36 kst GLA - P P - N n P n
- Residental Ressread P08 =T} =T} =T P04 P04 A0S P04 =T = =T} A0S P04 = =T} A0S
When the provided program dafa was input info the model, along with adjusiments for modal Wedlen /enial Cifcs b o Rasidantial Gusat 0 a 16 14 14 14 14 14 14 14 16 12 45 80 50 a0
split and captive faclors, the synergy between the different land uses and apporiunities for shared Shisen Fiee jﬁkif = e ik:f o Cfice/Medical Employssss & 56 153 247 255 258 239 239 258 258 239 145 a5 40 24 &
parking could be identified. The peak shared parking demand of 3,480 spaces is projecied fo r—T— T IET RN LET iedica Cffics Potienis Viziors: 0 o 125 135 150 150 45 135 | 50 | 50 135 120 107 45 21 iy
occur at 1:00 PM on @ Weekday in December. This is a 25 percent reduction from the number Employes 0.60 /ksf GLA 0.50 /ksf GLA TOTAL DEMAMD AT 1,114 1,625 20210 2.524 1960 20e 347¢ 3454 3225 A 082 32,09 3,256 3,100 2980 1451
of parking spaces required if all of the land uses were considered individually. Substotal 410 Jksf GLA 4.20 /ksk GLA
Plannsd Supphy 4,252 4,251 42531 4257 4253 4253 4,251 4253 425 4253 4,251 4253 4252 42531 4251 4,253
DRAENGRATICS _ Parking Surplus 3,286 3,037 2420 2232 179 273 1,004 774 7R 102 1,071 1081 9% 1083 1273 1,602
Adjustments were made to account for the number of patrons who arrive at the development by Sources

means other than personal vehicle. Based on 2000 U.S. Census data, approximately 95 percent

i. Shared Parking, Znd Edifion. Urbar Land insfifvre, infemafional Cowcil of Shopping Cenfers, 200

of employees drive or ride to work in o personal vehicle to Holladay, Utah. That is, it is assumed 2. Parking Generafion, Thrid Edition. Washingfon DC: Insfifvte of Transporfafion Enginesrs, 2004
that 95% of the employees on the sile arrive via personal vehicle, while the other 5% utilize 3. Darg collected by Team Members
cln.r:riher means of fransportation, such as mass fransit, bicycle, walking or riding with another 4. John W. Dorsen, *Parking Requirements for Healfh Ciubs” The Parking Professional April 2004 Table 5: F"r.:}ie.:;red Pmrk[ng Demand b}-’ Time of D[]}-’ and Month I:WEELQE:IE:I}-’:I
driver. - 5. Gerald Salzman, "Hoiel Parking: How Much Is Enough#® Urban Lond | January 1988,
&. Walker Parking Consurants
NON-CAPTIVE RATIQS : S00 a0 700 AN B00 AM O 200 AN 1000 AN 1100 a0 12:00 PMY T:00 PM] 2:00 PM 3:00 PM 4:00 P 5:00 PM &:00 PM 700 P 8:00 P 2:00 PM TO:O0PM 1100 PR 12:00 AM
Adjustments were also made to account for pafrons on the sile visiting more than one land use on Table 2: Unshared Parking Demand  [Maximum parking demand) January Y33 1,080 1,524 1,842 2,221 2327 2,688 2850 | 2815 25¥2 L2585 470l 2706 27867 2588 2274 1.9%7 1,837 1,181
the site. In this case, employees were assumed to visit the restaurants and retail vses: Demand is February 255 1,080 1,524 1,844 2,228 2,534 2,695 2850 1 2811 2,585 2,581 24825 2771 2757 2570 2254 1,977 1,420 1,189
further reduced through the assumption that residents will visit the retail and restaurant uses. Waakdays Weskends March 254 1,088 1,542 1,884 2,301 2,443 2,824 2,984 | 2,932 24687 2488 2815 2900 2897 2493 2350 2,053 1,448 1,183
During the evenings, people will choose to walk to multiple locales instead of returning to their Communty Shegping Canter <433 ks g;"% Basa ﬁ; ,I-thsli!-ELa. Unad) FI"“EJE'E E"’“Eﬂ'&‘ﬁsm ”"’dlﬁéﬁ April 48 1,087 1,540 1,879 2,290 2,623 2,799 2,956 | 2,907 2665 2446 2790 28RO 2847 24643 2325 2031 1,453 1,178
cars, and driving to their new destinaiions. A similar situation will occur during daytime hours. Emeloyse " ' 0.70 253 0.80 251 Mary @54 1,090 1,547 1,895 2,321 2,649 2,844 3,033 | 2984 2735 2738 2849 2946 2963 27480 2407 2097 1,700 1,199
Office employees, over their lunch or after work, will choase to visit nearby retail and restaurant F'E'mm""ﬂ S 1;3; Sk Gl 'i'gg 'ig; L) :g‘i June @54 1,090 1,548 1,897 2,327 2,676 2,850 3,077 | 3,034 2785 2787 29264 3,022 3,032 2843 2,488 2,140 1.74% 1,231
uses. Fazt Fecd 22,052 1275 ke GLA 28l 12,00 kst GLa 265 Julby 254 1,085 1,525 1,845 2,287 2,637 2,872 3,071 | 3,034 2783 2786 2935 3035 3070 2898 2556 2,221 1,802 1,265
cf::ﬂ?x“ T E;; P 5;‘5 E_é'g st o1 August Q57 1,088 1,535 1,885 2,324 2,484 29215 3,097 | 3,048 2793 2797 2944 3049 3,069 2873 2514 2,182 1,763 1,235
TIME OF DAY ADJUSTMENTS Employso ' 0. 27 0.1 a7 September 254 1,087 1,541 1,880 2,290 2,625 2,794 2947 | 2896 2,455 2455 2777 2.B&é 2847 2,440 2,301 2,009 1,435 1,148
Ths shered pafkiog elemiand T the resili-al ta fadel avaliing fisiing demand far cod land pesdertl G S T a October 95 1089 1546 1892 2317 2665 2847 | 3002 | 2946 2696 2698 2828 2928 2907 2693 2343 2044 1659 1175
use from 6:00 AM to midnight on weekdays and Saiurdays for every month of the year. An Dffice 2% 4= 100k sq B 58,924 0,20 kst GFa i 033 fhst GRA z Movember P41 1,094 1,584 1,935 2,379 2737 2,934 3,104 | 3,050 2802 2803 2934 3030 3022 2807 2,434 2,101 1,492 1,191
additional analysis of the last week of December is included and considered a “thirieenth month.” ﬂﬂ?&lm. Dffics 50,000 g:-?;; etk GFA Ei:- gj-g st GFA, 1§E December 957 1,114 1,625 2,021 2,524 2,950 3,249 3479 | 3454 3225 3,182 3,192 3,236 3200 Z980 26351 2,243 1.751 1,197
Special analysis is required due to the difference in parking demand patterns during this week of Employae ) 1,50 7 150 75 Late December 3,385 3,385 3,385 3,385 3,385 3,385 3,385 3,385 | 3,385 3,385 3,385 3,385 3,385 3,385 3,385 3,385 3,385 3,385 3,385
. Grezaty Skors 50,000 2.50 ke GLA 175 170 kst GLA 188
the month, as opposed to the firsi three weeks of December. Employes 0.40 A0 050 25
Suetcal s Gusa Spocas 2351 330 Weekday peck occurs at 1:00 PM
SHARED PARKING FINDINGS R el - ~Owerall Paak
Tkl Farkirg 2pocas AL R
Based on the analysis performed, the resultani peak demand after considering the variations of
each of the land use demands by hour and month together is projected to occur at 1:00 PM on a
Weekday in December. Woalker projects a peak parking demand of approximately 3,480 YR ——r—
] able 3: Shared Parking Demand
spaces af this time. This equates to a blended project ratio, excluding residential, of 4.37 spaces
er 1,000 sf. WEEKDAY " " I " " " I
P e o =+ Avallable Site Development Parking compared to Average Required Parking based on Shared Parking Analysis
adj n i r Adj Mon Captive iwe Ratic cember
No parking deficiis are projecled to occur during the year. The following graph illusirates the Commanity Shopping Canter 400 ke Domone Decenber  1:00PM __ Doptine  Dogtine  1.00 7M.
Trki?g de;nﬂnd. Jb}"' 1;5"35 on the design Sﬁﬂk demﬂns day from 6:03 AMhiol:Nhidnighl. Based on F'Emfclzmel g igg lg:'D;: 1?‘-’% 123[:"; ]gﬂﬂ: ﬁg Figure 3: Parking Demand by User, Weekday in December Figure 4: Projected Peak Hour Parking Adequacy by Month (1:00 PM on a Weekday)
the planned supply of 4,253 spaces, adequate parking is projected. The following graph and Erployes 122 100% 90 100% 95% 105
table identify parking demand by user in the peak month (December). A monthly demand graph F‘zi;:“;;e 28 Joow oo ook 00 b 4,500
follows. Cineplex 512 ram o 45k s o0 53 e e e e e e e
e o B BB o 400 B | | |
Eiilﬁhi Reserved °08  100%  100% oo 100% 508 NN NN NN NN NN NNNNSNNNNNN ‘ ‘ E
SUMMARY OF FINDINGS nplarae 17l ok loox o 1es 3,500 5 5 5
Medizal/Tental o £ 1 1
ki 5 dow  wor  losk e 71 : -
Based on the above analysis, Walker projects that adequate parking is planned io serve the Gracery Stora [ 100% 10k 173 3,000 oy
_ Employen 30 100%  100% 1008 @55 29
proposed Cottonwood Mall redevelopment in Holladay, Uiah. Changes to any of the stated ToEionl Curiomer] Gusst Spoces T3 — T el
assumpfions, including changes to the location or quantity of the stated program data, may result e Er,fméiff i =5 J
in a change the number of parking spaces required. These findings assume program and EolE e e ST 2,000 -
planning data as received as of July 26, 2007.
1,500 -
YWEEKEMD
REQUI‘C‘SI Unad] Month Ad] Bk Hr Ad| Hon Captive  Drive Ratio De[?:inl:n%nj 1,000 4
mens  December . vanin nin p
Community Shopping Center (=400 ksf D?_.]c-d = 100 703?;-;-’: : ';'IS“‘E B?D-EZI"E ?ODEPELD"
WAILKER PARKING CONSULTANTS Emplyee 291 100°% B0% 100°% 95% 2321 500 1
Fine,/Casual Dining 760 100% 95% 75% 100% 542
Employes 134 100%  100% 100% 05% 127 0
Farst ool 2435 1005 B0% 62% 100% 131 ' ' ' ' ' ' ' ' ' ' ' '
- % % % % T P L A A T T L
Gy AR Jocd (Eeploe = AT FFFTPE OO IR R RN R T R e
ST - 4P @S F TG T S o
kel Tl 2B Resicenfiol Resarved 0B 100%  100% 100% 100% 208
ody L. Todd, Office 25k ¥ 100k sq f 2 loow 0% 100% 100% o
FﬂTang Consultant .hfe-";ﬁ:lgﬁ;enml COffice 1%3 }ggz gi }ggz 1;;‘5: g B Customer/Visitor E Employee B Residential Reserved O Residential Guest B Office/Medical Employees B Medical Office Patients /Visitors & Surplus |l Customer/Visitor B Employee B Residentiol Reserved O Residential Guest B Office/Medical Employees B Medical Office Patients/Visiters @ Surplus |
Employee 75 100% 0% 100% o5% o
Grocery Skore 185 100% 75% 100% 100% 139
Ermployee 25 100t a0% 100% 95% 19
St Employes Spom e *2
u mkoyes Spaces . . . . . .
Subltl Restdent Spoces _oee _e8 * 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
whal Parking Spacas . : .
% redluction 20% for Review.
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Transportation Thoroughfares

Traffic Flow Diagram
One-Way

<«—— [wo-Way

<

0 300 600 1200

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

Trathic Control and Pedestrian Paths Plans
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Existing Right of Way Diagram Q’.ﬁaf;,

Uy N
| | Street Network O%G\
I_  Pedestrian Passages ‘@ | y

Sidewalks N
Bus Stop ~ /

Street Connections o -

Traffic Signal = 5

CO0®

\aday
Murrd =
\ #_'F':rr:'ﬂ':r
\
'.\ :___;_"._,...
Q_ g
14 _. %J:-** { [ —»7@
Proposed Right of Way Diagram
| | Street Network
| . Pedestrian Passages
 Sidewalks
©  Pedestrian / Emergency Connections
@ Bus Stop
@  Street Connections
O Trafﬁc Slgnal Moormont Drive O
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Thoroughfare Types and Street Cross Sections

Thoroughfare Types
AL:  Alley Voo
y
ST:  Street \ \-1,.
CS:  Commercial Street /, A it Bridge(s) Cross Sections
PR
Garage | / \\H"‘-\ \\ ‘ .
_ CS'78'38 ,-"' f‘\i “gl\' \ o 5 & e - . N 7 ; - Frocast Wingwsi gmtm;‘f,ffaf Precast Winawal
Y B "'-. vy . e -",” P’ — . AN . - ﬂ 10 Headhwal! 10" Headwall
AN Y / - NS DA Detail GG~ |
' \ [/l : / ' i aif on this sheet :-5 |
ST-62-38 i
|
!
ST-50-36 l
19
ST-35-20 }
3
i
BN Al-24-24 _ |
« Street Width =
O o e e e e e e e o e e e e e I RO S -
L Street + Sidewalk Width SECTION @
Thoroughfare Type
All turning radii on street cross-sections are subject to final approval by Clty\l'r i T B - e _
Engineer and the City’s Fire Prevention Officer. i R - J 'E . .
: | : ! i "L ofn ntn
. £ s ! ’F: m§ o _Hl ,__pj ORI 7 . ot N
Setbacks: ! R 1l ! E ; ,1: ,%‘:Aj* J:ii“% \ '%i/ **2
45 Foot Average Setback from Big Cottonwood Creek to Building. o I 4 e . L N o Mﬂ -
Minimum of 40 Foot Setback along Big Cottonwood Creek to ‘L“ A — e i [ 1 ‘l_ jrl L E S |
Building. LD e T o T e T

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.

UPSTREAM END ELEVATION DOWNSTREAM END ELEVATION
.H;: o P [

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.

ST-50-36 ST-35-20 | AlL-24-24

~. (S-78-38 _~ CS-68-38

. -
13 10 s, 8 3 kLS
MR i
R i . Ei
e i | i
' : b — 14 5" TURNING RADA)
bs fad
++'+:: | | e [
CURB CUT FOR ALLEY/GARAGE CURB CUT FOR ALLEY/GARAGE CURB CUT FOR ALLEY/GARAGE ; CURB CUT FOR ALLEY/GARAGE | 5
22" TREE SPACMG 22" TREE SPACING 22 TREE SPACING 22 TREE SPACING _ ‘ R —
l = I REAR SETBACK
Ne
TREE GRATE 5 FLANTING STRIF 5 PLANTING STRIP i 5 PLANTING STRIP : ; 55
: £ | 5' PLANTNG STRE J} ﬁ
| f— SETHACK VARIES i H0 0 . SETBACK VARIES [ e
 con 0B e ‘ Ny
PEDESTRIAN AREA i | *+:‘
20 SIDEWALK 15" SIDEWALK 7 SIDEWALK = T SIDEWALK : o DEW
% e
5' VERGE FOR SIGNAGE % | e
5' VERGE FOR TREES, LIGHTING, AND STREET FURNISHINGS i e
i Frad
i B " . 2 pd B b
STRIPED &' X 27 STRIPED &' X 22 STRIPED &' X 22 4 | ot _‘: .
PARALLEL PARKING | i
COLONNADE ] 5 ['-:> o
SETEACK 2 FROM GURE FAGE _ ] :
i T
CURE RAMP 1:12 | CURE CUT
CURE RAMP 1:12 CURE RAMP 1:12 CURE , cuRg 112 ; -
: TURNING RADIUS
10' TURMING RADIS 10 TURNING FADILS - ﬁ% e FaMP 15 5" TURMING RADI
. T L " WHITE STRIPE CROSSWALK
£~ WHITE STRIPE CROSSWALK G__WHITE_STRIPE CROSSWALE £ WHITE STRIFE CROSSWALK £ WHITE STRIPE CROSSWALK £
12" STOP BAR 12° STOF AR 12" STOP BAR 127 STOF_BAR
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Traffic Study and Impacts™

Traffic Study Impacts Summar Table 1 Table 5
y P y .. ] D I t Trip G tion Table 4 o EXISTING CONDITIONS ROADWAY LEVEL OF SERVICE
e AN , , , Existing/Previous Development Irip Generalio Census Tract Population Distribution Cottonwood Mall
FINDINGS AND RECOMMENDATIONS Cottonwood Mall (Existing Entitiements) Cottorwoad Mall
This secti fth -ides a brief - of th v findines and . Existing Pk-Hour | Existing Background
5 section o_ the report provides a brie 5umnqn- of the stud ‘_i,-_ 1 1dings and any BV P H*H o f“_ Ends Lanes/ Service PM Peak-Hour Peak
recommendations developed to address the existing traffic conditions or the traffic eax-no P — N - . Eacili A t | Vol Directional Yol R . H
. R ) - i . i Out w ract = opulation ww o 0 ota acility coept. -3 ume irectional Volumes emaining our
impacts associated with the proposed project. ITE Daily Trip in ‘ Roadway Segment Type LOS @ Std. NE/ED SEIWE | Capacity LOS
A Roadway Seements Land Use Code Intensi Ends Total Yo Trips _% Trips Murray-Holladay Road S 13th E to Highland Drive 4LD D 1.860 862 572 1,182 c
' e v s o , Retail 820 734.7 KSF 24 B26 2,.335] 48% 1,121} 52% 1,214 NW 1114.00 6,515  100% 6,515 3.5% Highland Drive to West Access 4LD D 1.860 652 T 1.180 c
Based on the study findings, there are no roadway segment modifications necessary to T y————— - — - —
address the mall entitlement or future development conditions. Some modification to the Total 24 826 2,335 1,121 1,214 1049 00 2903 100% ;_': 903 1.6% . —5;-# \CCESS ‘-':'_|—-3I5' d "-"‘5;55| : 4LD D (BED 878 883 1,177 c
section of Highland Drive adjacent to the site will be necessary to accommodate the . o 440 235 255 ’ o O ast ~Access o nolladay Soulevan 2LD ] go0 850 AEd 23z O
changes to the access plan and driveway locations along this project boundary. EEE?SE?i:mﬂ 21% 04 876 1,644 aa5 950 1048.00 5 138 50 .:-E_l.- ;—l: 569 1 -'d':‘“' Spring Lane S 12th E to Highland Drive LU o 530 8 5@ 4R2 o
- 1117.00 6,644 100% 5:544 3.6% Highland Drive Spring Lane to Moorment Drive 4L 8] 1,305 700 bt 410 c
B. Study Area Intersections . . 1118.00 7916 100% 7 916 4 3%, Moorment Drive to Meadow Moor Road 4LD o 1 860 755 1.018 542 C
Based on the findings from the Existing, Mall Entitlements and Proposed Development Source: Glatting Jackson Kercher Anglin, Inc. 110400 7 A5 20% 1 45” 0 8% Meadow Moor Road to South Access aLD o T 880 - i 287 c
Program evaluations. the only recommendation not associated with the site access and ITE Trip Generation Manual, Tth Edition . a ! L o South Access 1o Central Access 4D o 1860 45 ooa e c
entn roads tha.t shguld be gonsidered 15 the Dp:ti.mizar.ion oftiming'; at the E 45% ITE THP Generation Handbook, 2nd Edition 1119.01 TT;_'E. 100% T: 725 4 2% e VT W— A0 5 - .EED - pp— Eﬁ; -
5/Highland Drive intersections. The Appendix to this report includes the cycle lengths 111902 7 336 100% 7 336 4.0% : = i =
i . . i . ] : o : ; . ] : D Morth Aczess to Murray-Holladay Road 40O ] 1.8R0 705 1.043 817 C
and phasing scenario identified 1n order to improve the intersection operations. The a o —
access drive configuration and locations, along with changes to the signalization plans 1107.01 3,365 100% 3355 1.8% Murray-Holladay Road - E 45th 5 4LD o 1,880 730 1.071 728 C
will present a high quality level of access and circulation options for the development and 1108 00 5 245 20% 1049 0 63 _ _
will also provide the opportunity for proper distribution of traffic onto the external Subiotal . 17 . 513 55 99 Scurce: lf:"-'_|:3'l'tl_F'El Jackson Kercher Anglin, Inc.
roadway network. ubtola . i ] FOOT QualityLevel of Service Handbook
C. Traffic Calming . as . o
The results of the demographic analysis, the existing conditions evaluations and the SW 1120.00 E' 181 100% E"= 181 4.5%
findings from the license tag surveys conducted show currently that the majority of the 1123.01 4':“] 1 100% 4 . 001 2.2%
traffic entering the neighborhoods to the west and east are not “cut through™ or Table 2 1111.01 6193 100%, 5193 3.4%,
neighborhood traffic intrusion, but in fact are residents of those neighborhoods. - . . ’ ! ) : |
Proposed Project Trip Generation 1111.02 6.267 100% R 267 3 4%
Based on the current conditions, our recommendation 1s to monitor the traffic as the Cottonwood Mall 1 -1 23':' ;_. E'TD EI- -1 |:||:|':'"'|:| 3 _I"'DE E.':lﬂ'.-"l-u-
project development occurs to see what changes in traffic patterns are occurring. - as ' o
Measures for dealing with any significant increase in cut through traffic could then be PM Peak-Hour Trip Ends 1111.03 EGEH 100% E;': 029 3.3%
addressed through a formal traffic calming program. ITE Daily Trip 7 !“T ; 7 GU‘: : 1125.01 3'9 97 100%; 3: 997 2.2%
Land Use Code Intensity Ends Total rips fo rips ay o
Based on these findings. there are no current recommendations made for suggested traffic Single Family 210 26 DU 301 32| B3% 20| 37% 12 1125.02 6,538 1 Dl:luf E= 238 S'E:ﬂ'
calming measures. However, should the local jurisdiction decide to implement any [Mid-Rise Apariment 223 451 DU 1,880 210] 58% 122 42% 88 1112.01 24 h8 100% ;_': 458 1.3%
viable features, they should be analvzed to compare the benefits to potential negative Townhouse/Condomimum 230 114 DU 77 67! B87% 45] 33% 22 1 '] 25 |:| 3 4 EEB 1 |:||:|':'"'|:| 4 52 E ;_I 5-:1-'..-'_:}
umpacts to the residents i those areas. {Mowie Theater 444 53.8 KSF 205| 64% 131 36% 74 . ' ay : . 0,
Health / Fitness Club 492 20.3 KSF 668 82! 51% 42| 49% 40 : 111202 £982) 100% 4,982 2.7%
D. Access Plan Office 710 83.8 KSF 1,164 173 17% 28| B3% 143 Subtotal 26,880 31.0%
The proposed access svstem for the new Cottonwood development 1s shown on Figure 2 Retail az0 A80.0 KSF 18,826 1,763 48% Bdg} 52% a17
in a previous section of this report. As can be seen. the new system will not require Supermarket 850 50 4 KSE 5.365 818] 51% 315] 49% 303
major modification to the driveways/entry roads from Murrayv-Holladay Road. The Total 30 021 3 149 1.550 1 599 NE 1048.00 5 138 50% 2: 569 1.4%
prqposed access plan dpes include mndiﬁcgtion to rhe lo;atipn and function of the access Internal Capture 25.19% 24 .81% 7.234 710 255 355 1103.00 5 ERT2 100%, n 572 3 0%
points on Highland Drive. These changes include signalization of the northernmost 7 T ! '
: o _ o Pass-By (Health/Fitness) 0.00%| 20.00% 12 6 8 1102.00 4914 100% 4 914 2 T
connection, restrictions of the next two drives to the south to nght-in/right-out only Pass-By (Retal) 0.00% 28.71% 381 180 190 . . A0 ' S0
:E:u]:-;i ;;1;};;:;&;1}&; ;_nLd ;;céo;:rit:;;czf the signal at the Meadow Moor Foad entrance to PassBy (Supermarkel) 0.00%% 36 009 167 84 i 1104 00 ._I'r 455 a0% 5: G654 3 2%,
' Modal Spii - 2.00% 580 63 31 32 1005.00 6184  100% 5,164 3.4%
Each of these mpdiﬁc;tinns are recmmnended to facilitate improved trafﬁc flow and Net External Daily Plk-hour £l 1.816 B84 932 1101.03 33 36 100% 3-: 336 1.8%
service along this corndor and to provided protected access at those points where 1107.02 4753 100% 4 753 2 B
volumes are anticipated to be highest. Each entrance will operate at a good level of . ) . : -4 " -
service and the spacing between signals will be sufficient to provide for lefi-turn lanes Source: ﬁ_'lgi'%l_l'lg ‘::d{mn_ﬁar:qher AF%!;E'EH-:‘} 1106.00 55 92 100% 5-: 692 3.1%
and good traffic platooning. rip Generation Manual, IHIomn o 0
. P £ ITE Trip Generation Handbook, 2nd Edition 1108.00 51245 80% il: 197 2.3%
Glatting Jackson Kercher Anglin, Inc. Traffic Impact Analysis 1 1 Dg . I:I I:I 4,54 I:I 1 DDD{J 4 . E‘ﬂﬂ ;l_ 5':];"..'{}
otromwood Mall Redevslopment
- = ceptomben 2007 1101.04 52421 100% b,242 2.9%
Subtotal 23,063 28.9%
SE 1110.01 4450  100% 44900  24% e Tl SRR ] M R oty -
: -, | g : Tl | oL )
1 1 1 DI:I.::_l E.,I ?E’ 1 Dl:ll:ul:l EF 1 ?E B.dﬂ:'lll'ﬂ' " ¥ S g B (N B i . —— Esabry Background
1113.05 41559 100% 4,159 2.3% s
; Study Area Intersection Turning Mevements
Table 3 1 1 1 3['2 E'E 1 3 1 DDU{J E: 5 I3 S'Eﬂ.'llllﬂ- [€ cuarrinG sackson kercHER anGLIN ) i
TRIP GENERATION OF AN EQUIVALENT PERMITTED POWER CENTER 1101.02 4736 100% 4 736 2.6%
Cottonwood Mall Subtotal 26,074 14.2%
Daiy - P edifont Tp nes TOTAL:| 183530 100.0%
ITE Trip Enter Exit  Internal Capturg Pass-by Total : ! (0%
Land Use Code intensity Ends | Total % | Trips| % | Trips | Enter | Exit % | Enter | Exit In Out
Apparel Store BT0E | 40.0 KSF [ 28561 327| 50%| 163 50%| 163| 22| 23 141 mnl
IE[HJH supersiors BEAR" 40.0 KaF 7812 TB1| 52% 406 48% 75 ar 46 369 32?
IElectronics Superstore BG3IR 80.0 KSF 2702 270 49%| 132) 51%| 138 26 23 106] 113
Shoppmyg Cenler B20E 2000 KSF 10,656 789 49% 386 51% 402 48 421 32% 108 113 230 245
{Free-slanding Discount Superstore B13E 250.0 KSF 22507 1.,265) 50% 633] 50% 33 44 45 5849 587
[Ofiice Suppty Superstore BGTR™ 40.0 KSF 13600  136] 53% 72l 47% G4 17 18 55 46
{Home Improvement Superslore BE2R 250.0 KSF 74501 613 47%|  288] 53% 325 40 43 248) 282
Toy/Children's Superslore BG4R*" 30.0 KSF a9y an|  50% 45 50% 45 17 18 28 ETE
[Pel Supply Supersiore BeGR™ 40.0 KSF 1,984 108] 50% g9)  50% a9 i7 18 g2 B1
[Quality Restaurant 931R 10.0 KSF 900 75| 67% 500 33% 25 10 0 400 28]
High T/C Restaurari 932R 10.0 KSF 1275 108] &1% 67] 39% 43 g 10} 43% 25 14 33 19
Total ) 970.0 KSF__| 60,199 | 4,652 2342 | 2.311] 287| 287 133| 12| 1.021] 1,89

‘internal Capture caleulated wsing FOOT TiPs pragram. Total internal capture 15 approxmately 12.3%
** Mo daily rate 1s published by ITE. PM peak hour volume estmated at 10% of daily tnp generation.
Source: GIatting Jackson Kercher Anglin, Inc
ITE Trip Generation Manual, 7th Ed,
ITE Trip Generation Handbook, 2nd Ed.

* 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.
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Traffic Study and Impacts

- Table 6 _ Table 8 Table 10
Existing Conditions - Intersections Existing/Previous Mall Entitlements - Intersections Proposed Development - Intersections
Cottonwood Mall Cottonwood Mall Cottonwood Mall
EXISTING (YEAR 2007) EXISTING MALL ENTITLEMENTS PROPOSED DEVELOPMENT
Intersection APPROACH | Intersection APPROACH Intersection APPROACH
Intersection Stop Control Cﬂ"dltll}nﬁ DUER'&LL EB ."MDE NB SBE Intersection Stop Control Conditions OVERALL EB WEB NB SB Intersection Ston Control Eﬂ"dltlﬂ"ﬂ OVERALL EB WEB NB S5B
S 13th E @ Spring Lane Two-Way Stop Dela}r [sec.n'veh 25 1 25 1 10.2 Two-Way Stop =2 = = = Two-Way Stop 2 2 5
Cantrol = 5 13th E @ Spring Lane Contral Delay (sec/veh) 254 : : 5 13th E @ Spring Lane Dela'-.-' sec."vehh 35 4
95% Queue (feet) 40 5 95% Queue (feet) Contraol 359 O ool
oS D E| D] C|E 05 B (fest)
E 45th 5 @ Highland Drive Signal Delay (sec/veh) 50 7021361 306|565 E 45th S @ Highland Drive Signal Delay (sec/veh) ) _ ] _ _ :
959 Clusus |:fE.‘Et} 10001 620 | 425 TaE = 9E% Qusle [fEEtj : E 45th S @ nghlaﬂd Drive Elgnﬂl Dfla'-.-' {SECl‘IVEh:l.
Two-Way Stop |— LOS C C_ A S E 95% Queue (feet)
Highland Drive @ Mall North Access Control Delay {sec/veh) } 16.2 16.2 9.3 Highland Drive @ Mall North Access | 0. 2/ *'%P I~ Befay (secven] . 72 _ E 45th S @ Highland Drive (Optimized . LOS__
95% Queue (feet) 14 5 ontrol 3 - . Signal Delay (seciveh)
95% Queue (feet) signal) - .
LOS C C C C C [0S ' 95% CQueue (feet)
Highland Drive @ Meadow Moor Road Signal Delay (sec/veh) 26.3 323(328| 228|278 Highland Drive @ Meadow Moor Road Signal Delay (sec/veh) K _ _ _ | | Two-Way Stop LOS _
95% Queue (feet) 50 | 90 | 200 | 605 95% Queue (feet) Highland Drive @ Mall North Access Control Delay (seciveh)
Two-Way Sto LOS D D D B A LOS 95% Queue (feet)
Highland Drive @ Moormont Drive Cm;}l P I Delay (seciven) 325 | 325]| 26 | 106 96 Highland Drive @ Moormont Drive Signal Delay (seciveh) _ 5 HEIEED [0S
95% Queue (feet) 5 25 0 1 95% Queue (feet) Highland Drive @ Meadow Moor Road Signal Delay (seciveh)
LOS A A A LOS 95% CQueue (feet)
AT . |
Moormont/Arbor @ Mall Access Twocﬁi:;rﬂlﬂmp Delay (sec/veh) 8.6 74 8.6 Moorment/Arbor @ Mall Access T""[Ew atg,r '?mp Delay (sec/veh) _ _ 11. LOS
95% Qusue (feet) 3 1 ontro 95% Queue (feet) Highland Drive @ Moormont Drive Signal Delay (seciveh)
| _ _ | LOS B B B B LOS 95% Queue (feet)
Highland Drive @ Spring Lane Signal Delay (sec/veh) 11 13.8 1051 11.2 Highland Drive @ Spring Lane Signal Delay (sec/veh) ' 13. : 1. TwoWay St LOS
95% Queue (feet) 35 260 | 345 95% Queue (feet) Moormont/Arbor @ Mall Access wo-rvay Siop Delay (seciveh)
Murray-Holladay Road @ Highland : LOS c ¢ C C C Murray-Haolladay Road @ Highland : LOS Control 95% CQueue (feet)
’ . = Signal Delay (sec/veh) 27 211 22 [ 257 | 342 . Signal Delay (sec/veh) . . : } . LS
Drive = T T e s Drive - , = _
95% Queue (feet) 245 | 300 | 300 | 61 95% Queue (feet) Highland Drive @ Spring Lans Signal Delay (seciveh)
Murray-Holladay Road @ Mall West | Two-Way Stop LOS 5 AL S Murray-Holladay Road @ Mall West | Two-Way Stop LOS ___ : 95% Queue (feet)
Delay (sec/veh] 13.3 97 | 133 Delay (seciveh) . . ] LOS
Access Caontrol - - Access Contral - . M ‘Halladav Road @ Hichland
95% Cueue (feet) 2 2 95% CQueue (feet) urray-rolladay Hoad @ Righlan Signal Delay (sec/veh)
LOS B B B C C LOS Drive _
_ _ - - : 95% Q feet
Murray Hclladziiuszd @ Mall East Signal Delay (seciveh] 3 168155218 225 Murray Hc:ulladigécﬁenszd @ Mall East Signal Delay (seciveh) E 5 _ _ _ o EE}L,ISE (feet)
95% Queues (feet) 30| 275 | 45 | 75 95% CQusue (feet) Murray-Holladay Road @ Mall West | Two-Way Stop Delay (saciveh
LOS C ClCclCc|D [0S Access Control EVEEL UL
Murray-Holladay Road @ Holladay : —T== Murray-Holladay Road @ Holladay : . 95% Queue (fzet)
Blvd Signal Delay (sec/veh] 31.5 249 217257 | 41 Blvd Signal Delay (sec/veh) _ : . oS
' 95% CQueue (feet 300 [ 10U | 420 | /735 ' 95% Queue (feet) Murray-Holladay Road @ Mall East . .
Access Signal Delay (seciveh)
Source: Glatting Jackson Kercher Anglin Lopez Rinehart, Inc. Source: Glatting Jackson Kercher Anglin Lopez Rinehart, Inc. 95% {]IL_JE}I:ISE (feet]
Murray—Hnlladagngﬂad @ Holladay Signal Delay (seciveh)
va. 95% Queue (feet)
Tabia 7 _ _ _
EXISTING/PREVIOUS ENTITLEMENTS ROADWAY LEVEL OF SERVICE Source: Glatting Jackson Kercher Anglin Lopez Rinehart, Inc.
Cottonwood Mall
Existing FI-;-Huu-.: Existing Background Prajact Total
Lapasi Service PM Peak-Hour P Peak-Hour PM Peak-Hour
Facility | Accept. | Volume | Directicnal Volumas Dirsctional Volumes Directional Volumes | Remaining
Hoadway Segment Typa LCHS E Std, HEER SEWER NEB/EB S8WB MWEB/EG S5pWwWa Capacily v
Murray-Holladay Road |3 13th E la Highland Drrve 4LD D 1,850 BE2 | €78 103 187 765 B85 955 0.47 Table 9
IFighiond Drive fo West Access ao | o [imeo | sse | w0 | ves | e | 77 | ere [ wen | 047 PROPOSED DEVELOPMENT ROADWAY LEVEL OF SERVICE
West Areess ko East Access 4.0 o 1,860 BTG B83 Gib 257 | 743 940 8.0 051 Cottonwood Mall
East Accass to Holladay Boulevard Z2LD o 530 650 &68 154 205 el 873 27 0.97
Spring Lane 5 13th E lo Highland Drive 2LU D 530 68 56 &8 58 138 114 354 0.26 m— - _
Hiohiand Diove Sprng Lane & Moomant ive L 5 1395 = vy e a7 | 208 422 57 103 E1:|5t|n4lg F'I'II-H-I_:II.IF Existing Background Project Total
""" Mearment Drive o Meadew Mear Road Lo o 1,860 765 | 1018 152 121 817 1,139 721 0,51 Lanes| Service FM Peak-Hour FM Peak-Hour FM Peak-Hour
Nieadow Moor Fend 1o Sooih Acsass 5 : . éga = ps P -|I153 o ﬂlsz Facility | Accept | Volume | Directional Volumes Directional Volumes Directional Volumes | Remaining
LD L ald 2 : : Roadway Segment Type Los | @std | NBEB SE/WE NEIEE SB/WE NB/EB SBAWE | Capacity |  wiC
South Access o Central Socess aLb o 91,8680 T46 564 B =] 830 1,157 T3 062 p = 130 E 12 Hahland D - p_— - - - -
“eniral Access 1o Morh Access aLD 5 1,850 595 | 027 17 147 333 1174 BEE 053 | Nurray-Holladay Rosd o g Ell'.ll s 4L0 0 1.860 662 a7 103 162 785 aad 1,000 0.24
Morih Access io Murray-Haolladay Road 4L0 [ | 350 705 1.043 300 309 1,005 1,352 £08 073 | Highland Drive to West Access 4LC 0 1.860 @52 880 125 183 T 473 Qa7 0.47
Murray-Halladay Read - £ 45th 5 LD D 1,360 730 1,971 301 275 West Access to East Access 4D O 1,860 870 BEL 83 252 742 0as p25 0.50
_ East Access to Holladay Boulevard 2LD ] 000 850 AEg 123 205 2ag a7a 27 0.97
S oOT it et of Ear sk Spring Lane S T3ih E to Fighland Drve 2LU 0 530 8 56 88 5% 136 112 304 0.28
Highland Crive Spring Lane to Moormont Drive 4L O 1,385 Ta0 985 41d 434 1,206 1,418 -24 1.02
Moomont Drive to Meadow Moor Read a0 O 1.860 765 1,018 152 117 217 1,135 725 0.81
Meadow Moor Road fo South Access 4LD i 1.860 T46 Bea 22 155 228 1,153 707 0.82
Zouth Access to Central Access 40 O 1,860 746 ga a2 155 828 1,153 707 0.82
Central Access to North Access 4.0 0 1,860 il 1,027 134 143 230 1,170 a0 0.83
North Access to Murray-Holladay Road 4L0 D 1,860 705 1,043 291 304 206 1,347 513 0.72
Murray-Holladay Fload - E 43th 5 4D O 1,860 730 1,071 202 270 1,022 1,341 519 0.72

Source: Glatting Jackson Kercher Anglin, Inc.
FOOT Quality’Level of Service Handbook
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Streetscape Design Examples/Branding Precedents
Streetscape Design Examples

. . ! -t ' |
= B - :' ’ " . 1 )’
» : - %!
" ' — iR
Q aeidisld Bl "'
. g S e A % i
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Conceptual Open/Gathering Space Plan

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

Creek Cross Sections

City of Holladay

QOctober 18, 2007

Total Open Space + Private Streets (Min/Max): Al §
9 1 9 ’ 808 Sq uare fe et/1 ’ 244 ,447 Sq uare fe et uﬂi‘m e ( Price Development Company Limited Partnership
21.12 acres/28.57 acres e [ [COSGE F T Y] | e | e i = SLC Ut
St:uﬂlder ‘ 4580.5. 2300 E.
Hofladxy, Ut - 84117  RE: EXCEPTION FROM THE SETBACK FROM COTTONWOOD CREEK

, MNew Planting
Cottonwood

4835 S Highland Dr

ph. 801-272-9450 File #72-2-10-04

Existing Creek Landscape Zone : :
g Additional Riparian Landscape fax 801-272:9384 _
o Cottonwaod Grove Native Ground Covers l Dear Sirs:
g - N AT N Rl S L e — o 3 -
Existing =3 Ao ————

Existing L andscape Zone This letter and the attached approved site plan constitute the exception to the setback from Cottonwood Creek
approved by the City of Holladay Planning Commission on September 18, 2007 with the following conditions;
The setback from Big Cottonwood Creck shall be al no point closer than 40 feet, but an average
equal to or greater than 45 feet for the whole site.
2. The motion pertained to building foundation footprints recognizing that there would be further
encroachments relative to flat work, patios, and similar structures. At-grade improvements would

be allowed as approved by the site development master plan.

All improvements which are required by the City of Holladay development ordinances or Planning
Commission action must be installed or bonded for, prior to the final clectrical inspection approval by the
Building Inspector (power to panel), or if no electrical inspection is required, prior to the issuance of any
occupancy permit for the Iand being developed.

If you should have any questions regarding this matter, please call me at 527-3890, and I will be happy to
assist you.

Sincerely

Alma Haskell M

Planner

s | . _tasterPlan "l
—Ilﬁtreﬂfrm Residential Stoops

Legend

[ | Hardscape

Softscape

: L ], l l , Arcades

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.

IMlustrative Sample Specimens

1. Type: Plane Tree
(Platanus occidentalis)
Height: 90 - 1507

Notes: Also known as the
Sycamore, the Plane Tree 1s large
and well-suited tree for urban and
suburban environments. Often
found in backvards and parks.

B 2. Type: Smooth Leaf Elm
(Ulmus carpinifolia)
Height: 70 - 90°

MNotes: Well-adapted for Utah's
dry climate and fairly resistant to
Dutch Elm Disease.

[ ] 3. Type: Japanese Zelkova
(Zelkova serrata)
Height: 50 - 75°

Notes: An excellent shade tree
that 1s tolerant of wind, heat,
drought, and urban conditions.
Makes for a good street tree and
1s used commonly in residential
and commercial areas.

(Common occidentalis)

Heaght: 40 - 60°

Notes: A tree that tolerates wind,
alkaline so1l, and urban pollution.
Known as a good replacement for
the Amencan Elm.

I 5. Type: Big Tooth Maple
{Acer grandidentatum)
Height: 20 - 50°

Notes: Typically found in canyon
bottoms and mo1st mountain sites,
butcanalso be found in dryerareas.
It1s generally found between 4 500
and 7,500 feet elevation in north
and central Utah.

[ 1 6. Type: White Mulberry
(Morus alba)

Height: 30 - 60°

Notes: Grows well in warm, dry
areas, and 1s resistant to drought.
Often used as an ornamental
shade tree 1n urban and suburban

ENVITOMments.

[ 7. Type: Rocky Mountain Maple
(Acer glablum)
Height: 15 -25°

Notes: Found near elevations of
5,000 feet. or higher. Found in
both moist and and climates, this
tree 15 well-sutted for Utah and 1ts
environment.

[ 18. Type: Hombeam Hedge
(Carpinus Betulus)
Height: Mamtam at 3 - 6

Notes: A hardy plant suitable for
heavyandwetsoils. Typicallyused
as a divider between the private
and public realm.

[ ] 9. Type: Callery Pear
(Pyrus Calleryana)
Height: 20 - 40°

Notes: A tree that1s well-suited for

an urban environment. It 1s often
used to line urban and suburban
streets.

I 10.Type: Aspen
(Populus tremuloides)
Height: 20 - 50°

MNotes: A fast growing tree that
provides a finished look to
suburban or urban areas. A
“succession’ tree that can seed
quickly to areas of little vegetation,
subject to disease.

I 11.Type: Cottonwood Tree
(Populus fremonti1)
Height: 40 - 80

Notes: The cottonwood tree grows
only 1n wet soils, typically along
the banks of creeks orrivers. Well-
adapted to such environements in
the southwest.

*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.
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Sample Building Materials & Architectural Design Styles

National and International Precedents Cottonwood Design Guidelines

The architectural vision of the Cottonwood Development is to create an urban realm with
distinct places including a central plaza, a mixed-use main street, and residential edge
streets. Architectural styles and variety, including a local vernacular or flavor, will create
a cohesive architectural vision so that buildings are made to appear incremental as if
developed over time.

The use of articulated buildings including corner and cornice details as well as facade
embellishments will be a strong component of the architecture. Wherever feasible,
window surfaces will be maximized at ground level creating a high degree of visibility in
retail areas. Streets will be further articulated through the use of arcades, awnings,
canopies, balconies, and signs. In the residential districts, porches and stoops will add to
the variety of design to create a neighborhood sensibility. Careful planning for service
areas, utilities, and infrastructure elements is required so that, to a significant extent,
these are concealed by buildings, wall, gates, and landscaping.

Use of a wide variety of building materials will be incorporated into the overall
architectural design. Materials will include (but not be limited to) stone, brick, wood,
stucco, metals, and glass. The materials palette will coincide with the goal of providing
character and interest to individual buildings and the project as a whole. New, larger,
single building uses will be designed so that they are well integrated into the project.
Substantially single-material, lower quality “big box™ style architecture will not be
utilized. The scale and mass of the larger buildings will be softened through the use of
articulation and building materials.

Details of the streetscape will be simple and include concrete, asphalt, and accent
materials in focal areas.  Elements included in the streetscape will include benches,
kiosks, mobile merchandising units, pots, art, bike racks, and trash containers. Please
refer to the examples shown on the Precedents & Branding page of the SDMP for
streetscape elements and building materials.

All work within the project will be constructed and provisioned in a first-class
workmanlike manner and free from all significant defects.

Mixed-Use Precedents
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Conceptual Site Lighting & Signhage Plan

Conceptual Site Lighting Standards

Lighting

USE MAXIMUM ILLUMINATION

Foot candles must be within the parameters recommended by IESNA (lllumination
Engineering Society of North America).

Civic spaces, playing fields and recreational areas

Limited to minimum of 1.0 foot candles and a maximum of 10 foot candles at grade, with a

Store aprons uniformity ratio no greater than 4:1.

Parking lots, loading and display areas -
Limited to 2.5 foot-candles.

Spillover light . _ _ e
Limited to ' foot-candle at the property line where adjacent to or Residential districts.

Light Levels & Mounting Directions
Parking Field — General lighting levels shall be a minimum of 2.0 FC. Every
effort should be made to keep poles away from tenant storefronts when possible.

Boulevard / Life Style / Commercial areas — General lighting levels shall be a
minimum of 2.0 FC maintained in traffic areas and 1.0 FC 1n pedestrian areas.
Poles lighting the street vary from 12’ to 18’ and should not exceed 150 watt
metal halide. Poles lighting the
pedestrian area are to vary from 10’
to 14.” Every eftfort should be made
to keep poles away from tenant
storefronts when possible or use
directable optics so as to not wash
out storefronts.

Fixture guidelines
Site poles to be concrete poles by Stress Crete. Heads are to be TFI flat lens or
drop bottom lens depending on dark sky requirements. Decorative poles are to be
10 to 24” and meet the same mounting guidelines as the site poles.

Emergency egress
All HID fixtures used for emergency egress shall use electronic ballasts and
quartz restrike lamps. Generators are preferred over inverters if possible. ATM
machines must be treated special as these areas have different light level
requirements.

Energv management*
Lighting fixture manufactures that practice the LEED or Green energy properties
are to be given first design choice. Energy management system shall be a stand
alone controllable relays system and shall be capable of being controlled by the
malls current energy management system if desired. Programming of this system
will need to be video taped and turned over to mall management for future use.

Sample lighting schedule for energy management:

Site lighting — Sunrise to 1 hour before sunset - Off
— I hour before sunset to closing — All on
—  Closing to sunrise — Night lighting setback™
All lighting after closing — 25% - No perimeter
* Consult with mall operations for final schedule

*Detailed Photometric Plan required as adopted by Planning Commission and City Council as an

Draft Date: 12/11/07 Appendix prior to building permit approvals.
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Conceptual Site Signage Standards

SIGNAGE:

The graphic technique of imparting verbal and symbolic information, especially when applied to a building.

There are four fundamental types of signage:

1. Traffic signs and signals that are standardized by speed/perception research.

2. Monument signs are those that are applied to a structure independent of a building.

3. Signage that is applied directly to a building and referred to as wall signs.

4. Signage that 1s perpendicular to a building facade, to be seen by the pedestrian passerby, also referred to as blade or fin signs.

Retail Signage:
Retail signage shall be an integrated design to include the storefront, the entrance, and the signage.

Uniform signage regulations shall be provided to ensure aesthetic continuity.

Directional Signage

Arrival/Monument Signage

@ O

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 Project Sign Criteria will be required as adopted by Planning Commission and City Council as an
Appendix prior to building permit approvals.
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Utility Capacity & Availability

‘v ROCKY MOUNTAIN 12840 Pony Express Road
éPOWER Dmper, Utah 84020 Questar Cerporation
80 East 100 South
) /,.422!},.‘ A DIVISION OF PACIFICORP # 1 y
j“""' auﬁsﬁn ;:lT:kL‘!z::iaUT B4145-0433 SALT LAKE CITY SUBURBAN
Q as t - ’ Tel 801 324 5555 SANITARY DISTRICT #1
' ) October 9, 2007 CHAIRMAN 3932 SOUTH 500 EAST GENERAL MANAGER
EMIL MEYER SALT LAKE CITY, UTAH 84107-1895 KERRY S. EPPICH
PHONE 262-2904

TRUSTEES FAX # 263-0551 COUNSEL
LYLE 8. FORD KIRTON & MCCONKIE

1425 West 3100 South October 15, 2007 RUTH ADAMS

Salt Lake Clty, Utah 84119 October 24, 2007

: City Of Holla duy MTr. Brian Bennion, Director PROJECT Cottonwood
October 9, 2007 To Whom It May Concern: 4615 I—IO]Iaday Blvd Bureau of Water Qualit}’ ADDRESS 4835 South Highland Drive
; ) - . 788 East Woodoak Lane DEVELOPER General Growth Propertics, Inc.
wh : 5 Ui > 2 :
To whom 1t may concern Salt Lake City, Utah 84117-5212 Murray, Utah 84107 REF. # Holladay City
_ . o o ) DISTRICT # 2007096
RE: Availability of Qwest Facilities. This is to advise you of our ability to provide electrical service to the Cottonwood Mall Dear Mr. Bennion:
S S it 3 e ' Alma Haskell:
project located at 4835 South Highland Drive; Holladay, Utah with the Electric Service This will advise that SALT LAKE CITY SUBURBAN SANITARY DISTRICT #1 agrees to provide sanitary

This letter concerns the provision of telephone facilities for. : . . ; sl
sewer service to this property subject to the following: Conformity by the developer with the Rules and

Re: Cottonwood Mall. Salt Lake City, Utah

Develppment: COTTONWOF)D MALI: REDEVELOPMENT Regulations on file with the Utah Public Service Commission and upon completion of Regulations and Technical Specifications for Salt Lake City Suburban Sanitary District #1 and Salt Lake
Location: 4835 South Highland Drive , County and Laws and Ordinances.
Holladay, Utah necessary contracts and agreements. Natural gas can be made available to serve Cottonwood Mall Salt Lake City, Utah
d development when the following requirements are met: All Pretreatment requirements of the District must be met.
) ) Payment of all applicable fees, (when the capacity fec is paid an account is opened and the property goes into billing).
Represented by: Elizabeth Cole W - : - | i o AR - s &
o Sl ¥ WO 8 ' DGVEIOPE:I ]:)IOVIC[CS p[E.it maps, drawings, censtruction schedules, average size of Development of site so as to provide proper slope of sanitary sewer mains and Interals, in addition to the minimum required
P l.lomes, units, and/or bm]dm_gs that will be served by natural gas, and any and all other relevant cover. It is the developers responsibility to field verify all elevations. (Developer must contaet the District prior to any
35 Century ?arkway, (_% information regarding comunercial and residential uses, including but not limited to, proposed SRR Rl o)
Salt Lake City, Utah 84115 - 7 . . natural gas appliances (number and type of appliances per unit, home, building). Connection by the developer of sanitary sewer mains to existing mains as recommended by our Engineer.
Office- 801/463-4212 u{ M { J/L.%_,/ ) ) . ) Duplexes and Twin Homes require two lateral lines,
2 Review and analysis by Questar Gas Engineering and/or Preconstruction Department i st ; ; ;
. . . : : : ; Granting of easements to the District for sanitary sewer mains on private property.
Rocky Mountain Power to determine load requirements, system reinforcement requirements and estimated costs to bring g — : ,
natural gas to the development. Because of the growth in the District and this commitment of system capacity for service, this service commitment is
' | . good for one year from the above date. Unless there is construction activity on this property after the above date, a
Notification for the above development has been presented to Qwest for review. Qwest Upon completion of Questar G i f the devel L i pevwletter must be obtained from the District
.. . . e ) n of Questar Gas review of the deve 5 nat s
Communications is a regulated public utility. If the developer elects to establish Qwest agreements will bE prepared, as necessary, for high pressure ?ﬂlt}:rr:;dii];? I]"d gﬁaq Tﬁthlfﬂmedl}l& Enclosed herewith i liminary drawing of the ab ject showing
- o ; i . 3 o ) 4 1 : high pressure and/or nclosed herewith is a preliminary drawing of the above project showing the existing sanitary sewer extension.
2301111'[135 Wlth.ln said Cile"elopffll?ﬂtlmeﬂ 3;3.1"’10;3 Wﬂ! be PmVldEd_ to the proposed _ service line extensions required to serve the development. These service extensions must be paid in i
Seve' oprélent in accordance with the app icable tariffs on file with the Utah Public advance, but may qualify for credits or refunds, as provided in Questar Gas tariff, Sincerely,
€rvice Lonuumission.
To accommodate your construction schedule and provide cost estimates to you, please .c‘:“) ( )
If you have any questions regarding this matter, please contact me at (801) 974-8165. contact me at your earliest convenience. \j/ ( %k 7.
\r Kerry S. Eppich, General Manager Don E. Telford, P.E., Détrict Engineer
Sincetely, Salt Lake City Suburban Sanitary District #1
Yours Trul s -~
D Y - 11 vl / _ Enclosure: One copy of Preliminary Sanitary Sewer layout
eAnne Powell / }’ ™ f =
. . {
Design Engineer ﬁ'QD-—PBI'Qf/ ce: General Growth Properties, Inc.

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 - Creek Relocation
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Civil Plans - Grading
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Civil Plans - Site Utility Plan
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General Growth Properties
Sustainability Commitment & Credentials

Susrtainable Development is development that meets the needs
of the present without compromising the ability of future
generations to meet their own needs.

-1583 report by the Weorld Commission on Environment and Development,
commissioned by the UN General Assembly

Cur Commitment

The need to maintain a healthy environment and quality of life for future
generations is one of the most important challenges of our time. Thisis a
challenge we must all se to mest. It is not easy — nothing this important is ever
easy. It will take time.

GGP is committed to addressing this challenge through responsible use of
natural resources and waste management. This commitment is aligned with
our enduring corporate values. Qur stakeholders expect it, our long-term
SUCCESSs a5 a company depends upon it, and, it is simply the right thing to do.

As a real estate owner and developer with over 210 million square feet of
property space and millions more under development, GGP has a tremendous
opportunity and responsibility to facilitate change in this area. We embrace
sustainability as an intrinsic part of how we do business, in the goals we
set, the decisions we make and the processes, programs and places we
develop and manage. By doing so we are improving our business and
contributing to economic growth in our communities.

How will GGF fulfill this commitment?

Cver time we will continuously improve in these areas:

« Conserve energy short term and explore renewable energy sources long
term

« Facilitate reuse and recycling of natural resources and synthetic materials

« Design sites, structures and landscapes that are resource efficient and
environmentally responsible over their entire life cycle

+« Conserve water and contribute to clean water cycles

« Practice eco-frigndly maintenance and cleaning

« Optimize fuel efficiency of and minimize pollutants from vehicle fleets

+ Find and use highly efficient, low-toxin materials, supplies & equipment
that are produced and transported responsibly

« Share meaningful results and lessons leamed

DPZ has designed more than 300 new and existing communities in the United States
and overseas. The firm iz led by its principals, Andres Duany and Elizabeth Plater-
Zyberk, who are co-founders of the Congress for the New Urkanism (CHU), which has
besn recognized by the New York Times as “the most imporiant collective architectural
movement in the United States in the past fifty years.” DPZ has received international
recognition and dozeng of local and national awards. Elizabeth Plater-Zyberk led the
Cottonwood design team, developing the plan on site, in cloge collakoration with Salt
Lake City and Chicago-kased Gensral Growth officialz, the City of Holladay and other
stakeholders.

Summerlin Centre (Nevada)

Spanning the western rim of the Las Yegas Valley and located approximately 12 miles
from downtown Las Vegas, the 22,500-acre master-plannad community of Summerlin
offers the best of two worlds: suburban living with all the amenities that create a superior
quality of life; and accessibility to world-clazs dining, shogping and entertainment on the
Las Vegas Strip. Currently home o nearly 95,000 residents, Summerlin is compnsed of
hundreds of neighberhoods and dozens of villages - all connected by a 150-mile-long
frail system and more than 100 parks. Summerlin is located adjacent to Red Rock
Canyon Mational Conzervation Area, the most treasured natural landmark in scuthem
Mevada that has become a world-claze rock climbing destination. With 22 public and
private schools, four institutions of higher learning, nine golf courses, major health and
medical centers, business parks, shopping centers, cultural facilites and more than a
dozen houses of worzhip, Summerlin is a muli-generational and fully integrated
community. Summerlin ranked as America's best-gelling community for more than a
decade since its inception in the early 19533s and still has more than 7,500 acres left to
develop.

The most recent development in this thriving community iz our 1.4 million-square-foot
open air shopping mall and office tower project, Summerin Centre. As part of this
zustainable development, GGP is pursuing silver level LEED Core & Shell cerification
{Leadershig in Energy and Envireonmental Design).

Environmental/Energy Efficiency Statement of Intent

What are the requirements for GGP sustainability programs?

Sustainability programs must be functionally, environmentally and financially
sound.
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Expert Planning and Design Consultants

GGP maintaing collaborative partnerships with highly respected sustainable planning
and design consultants.

Rocky Mountain Institute

RMI provides sustainable consulting services for GGP and is supporting the
development of the Summerlin, cur master-planned community in the Las Vegas area.
An international leader in sustainable design, RMI works with developers, architects,
facility managers, and real-estate professionals to create high-performance buildings
and communities.  The firm offers decades of hands-on experience in green design
comkined with a high level of expertize in energy and rescurce efficiency.

Duany Plater-Zyberk & Company

Master town planners and founders of the Congress for the Mew Urbanism, DPZ is
providing master planning services for GGP to support the redevelopment of
Cottonwood near Salt Lake City. DPZ's projeciz have received numerous awards,
including two Mational &A1& Awards, the Vincent Scully Prize, the Thomas Jefferson
Medal and two Govermnor's Urban Design Awards for Excellence. MNew Urbanizm was
recognized by the Mew York Times as "the most imporiant collective architecural
movement in the United States in the past fifty years" New Urbanism minimizes
reliance on the automobile, allowing people to live, work, shop and relax all in a walkakble
environment.

Torti Gallas & Partners, Inc

This architectural firm's sustainability expertise includes and emphasiz on minimizing the
impact of development on the earth's natural resources and on indoor environments by
maximizing energy and water efficiency, minimizing storm water runoff, preserving open
apace and utilizing sustainable materialz. Over the past five years the firm won sight
“Charter Awards” by the Congress for Mew Urbanism. Torll Gallag' projects include town
planning, fransit oriented development and commercial and residential development.
They are one of the consultants participating in the development of GGP's Cottonwood
project.

Sasaki Associates

Sasaki is providing planning services for GGP's town center development in Columbia,
Maryland, the path-breaking master planned community founded in the 15802 by Jim
Rouse, as well as our pending project in Cotionwood, Utah. Sasaki played a leading
role in the development of Reston Town Center and San Antonio River Walk. Since the
firm's inception, ecclogical iszues have been an inherent consideration. Hideo Sasak
believed that ecology and the envircnment were equally important considerations o be
integrated into the entire design process. From his earliest writings as an assistant
profeszor in the 19502, o hiz teaching at Harvard University and the creation of Sazaki
Aszociates, Hideo Sasaki applied thiz approach to all he did. It is this core value that
continues to guide the firm today. From Sasaki's earliest work at Sea Pines Plantation in
the 1950s, to the emvironmental policy-setiing impact report for the 1930 Winter Olympic
Sames in Lake Placid, the creation of MEL — Sasaki's own Mobile Environmental Lab, to
the latest efforts of their Sasaki Green Lab, the firm continues to be at the forefront of
sustainable design initiatives.

Qur People

Through continuous learning and broad-bazed leadership, we are cultivating a culture of
increasingly responsible resource ulilization at GGP.

Executive Leadership

A5 Chairman and CED of GGP and past president of the International Council of
Shopping Centers, John Bucksbaum hags made sustainability a key focus of his
leadership platform, challenging cur company and our industry to move forward in this
important area.

Vice President, Sustainability

GGP has dedicated a position to the management of sustainakility planning and
improvement across the company, through collaboration with all department leaders.
Lisa Lowsth, Vice President Sustainability, draws on her 20 years of experience in assst
management and business process improvemeant in the areas of operations and
development at Gensral Growth.

Cross-functional Planning & Collaboration Network

We have established an active network of six cross-functional teams to facilitate
sustainability planning, knowledge sharing and genuine, meaningful progress. These
feams identify and vet opportunities to assizst each department head in developing and
maintaining strong sustainakility programs. These teams are focused on designing and
developing sustainable places; operating sustainable places; sustainable workplace
practices; external communication and facilitation; intemal communication and
education; and measurement and reporting.
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RTEKL - Retail / Office Architects

Whether RTEL iz delivering downtown infill grojects or redeveloping the suburbs, they
bring an enlightened urban sensibility to everything they do: Smart growth ideals, a mix
of uses, authenticity, appropriate connections, scale and the public realm. These are the
components of thriving, sustainable environments, no matter where they are. RTEL has
worldwide expertize in mixed use development; planning and urban design.

HOK

With two decades of experience in sustainability, HOK Planning Group is commitied to
building a better world and leading clients toward an increasingly sustainakle futurs. In
addition to writing a comprehensive book on sustainable design, this firm helped develop
the firzst LEED rating system and was recognized by the U5, Green Building Council
(U.5.G.B.C)in 2008 with its naticnal Organizational Excellence Award. Innovative,
environmentally rezponsible design prejects include San Mateo County Forenzsic
Laboratory (a LEED certified “living lab” for sustainable design incorporating sustainable
enargy, ighting and ventilation systemsa), Logan Intermational Airport Terminal &
{featuring water-efficient and energy-efficient systems, stormwater filiration and
construction waste recycling), Santa Clarita Transit Facility, U.5. ERA Envircnmenta
Fesearch Center (widely recognized model for sustainakility that embodies the EPA's
goals) and Winrock Intemnational Headquarters in Little Rock, Arkansas (affordable,
envircnmentally responsible construction with innovative approach to water harvesting
and energy efficiency).

Cooper, Robertson & Partners

Rather than being guided by absiract themes or a predetermined style, this architectures
and design firm tailors each project to its individual surroundings and its cultural roots.
Mo Luilding or design component is seen ag separate from its immediate landzcape and
overall environment. This approach naturally ensures that sustainability is an crganic
and fundamental aspect of all of their work. Currently providing master planning design
gervices for GGF's Columbia, Maryland Town Center project, they have also consulted
with us in the past on Summerlin, a master-planned community in the Las Vegas arsa.

William McDonough

& key-note speaker at General Growth's annual employee conference in 2007, Bill
McDonough has continued to offer thought leadership in the area of cradle-to-cradle
concepts to our design and development executives. Exscuting a diverse array of
projects around the world, William MecDonough + Partners (WM+P) is a firm of
architzcts, planners, and leaders in sustainable design. WM+P practices a positive,
principled design approach that draws inspiration from living systems and processes,
and all of their designs integrate envircnmentally intelligent design sirategies. Atils
heart, this unigue approach celebrates the abundance of nature: daylight, fresh air,
diversity, life, and creativity.  William McDonough, the firm's founding partner, has
played a prime role in defining sustainable design through his designs, writings, and
speeches for more than two decades. Putling such concepts into practice, his firm has
created pionesring architecture and community designs that consider the long-term and
broad-scale conzequences of design. Among the great diversity of projects completed
by the firm, several are recognized as landmarks of the sustainability movement: the
Environmental Defense Fund Mational Headguarters {1285); the Herman Miller
“GresnHouse” Factory and Offices (1295); 201 Cherry, Offices for Gap Inc. (1957); the
Adam Joseph Lewis Center for Environmental Studies (2000) at Oberlin College; and
the revitalization of historic Ford Rouge Center.

Operating Sustainable Places

GGP is pleased and proud fo be an industry leader with respect to energy efficiency and
other on-going sustainable praciices.

Energy Conservation & Waste Reduclion

SGP is a leader in property energy conservation programs, saving the eguivalent
electricity to power more than 7,000 homes last year alone. Our recycling and reuse
programs have diverted more than 23,000 tons from landfills annually, saving the
equivalent of 440 000 mature frees, the sleciricity to power an additional 1,000+ homes,
and over 90,000 cubic yards of landfill space. Although we are pleazed with the
progress we have made year afier year, we embrace the challenge of continuous
improvemeant of our conservation of resources and reduction of waste.

Exploring Emerging Green Soluticns

We belisve in tesiing and carefully evaluating new technologies, specifications and
practices. Our current test and pilet programs include:

* Testing "E-Cycling” consumer elecironics recycling event in four markets. This event
facilitates easy community pariicipation in doing the right thing for the envircnment.

* Testing hybrid security vehicles in twelve markets. Due fo the way sscurity vehicles
are operated (driven slowly, freguent braking), the hybrids are constantly recharged
through braking, thus operate with very little gascline.

* Piloting waterless urinals retrofit in approximately 100 properiies where building
codes permit their uge. Thig equipment iz expectad to conserve more than 25 million
gallons of water annually. We hope to expand itg use in our other operating
properties as municipal codes are updated.

Designing & Developing Sustainable Places

Energy efficient design is a standard emphasized in our developments and renovations.
In additicn, we are committed to continuing to expand our sustainable design experiise
and experience.

In additicn to integrating sustainable design fundamentals into cur standard design
apecificationg, GGP has a number of pending projects with a special focus on innovative
austainable design.

Cottonwood (Utah) — Mixed Use Community Development

A mixed-use community development near Salt Lake City, Cottonweod was selected to
participate in USGEBEC's LEED — ND (Meighborhood Development) Filot. Duany Flater-
Zyberk and Co_, renowned for developing new urbanism, created the master plan for the
57-acre project and iz managing the LEED certification for the LEED ND PFilot.
Cottonwood Mall will be completely reconstructed and transformed in one of the most
comprehensive mall redevelopments in GGP's 53-year history. The conventional
enclozed mall will be replaced with a mixed-use development of fashionable shops,
regidences, offices, streets conducive to strolling, riverside trails, and a puklic plaza that
will become a community gathering place.

The new Cotionwood will include distinctive housing types including condominiums,
fownhouses, cottages, and zingle family homes. It will offer a fashicnable selection of
retall shopping, cafes, restaurants, a specially grocery, cinema, and upscale office
space. Parking will be accommaodated on decks hidden behind attractive buildings
featuring a variety of rich architectural siyles. The design provides a buffer from
commercial traffic with well planned small Block development which transitions naturally
into the surrcunding neighborhood. Congtruction is elated to begin in late 2007, with a
2010 opening date.

The plan for the 57-acre Cotlenwood property, developed for General Growth by Duany
Plater-Zyberk and Co., will follow the “New Urbanist” design principles that DPZ
pionesred. New Urbanism advocates walkable, human-scaled neighberhoods featuring
a variety of mixed land uses. These new neighborhoods include public plazas and
spaces that encourage human interaction and strengthen feelings of community. New
Urlranizm i2 seen as an antidote to urban sprawl and a way to untether local regidents
from their automobiles.

“The Cottonwood redevelopment will transform Cottonwood mall into a mixed-use,
walkable community center featuring residences, shops and gathering spaces for the
regidents of the Helladay area at large,” said Plater-Zvberk. “The plan emerged after
carsful study of the site and its surroundings, and we look forward o seeing the design
vigion realized. We hope thiz project will become a focal point for the community, as well
az provide a national model for the conversion of a ehogping mall into a town center.”

> ROCKY MOUNTAIN
POWER

UTAH

Tlus Agreement, dated as of 15 between:
Rocky Mountain Power

825 NE Multnomah Blvd.. Suite 600

Portland, OR 97232

Attn: Energy FinAnswer/FinAnswer Express

And

Owuer:

Contact person:

Rocky Mountain Power account #:

Please fax to (503) B13-5230

LETTER OF INTENT

any follow-up energy analysis at the Owner's Facility. and identified by Owner in writing as
confidential. Confidential information will not include information which (i) is or becomes part
of the public knowledge or literature, (ii) is approved for release by the written authorization of
its owner, or (iii) is rightfully disclosed by operation of law, regulation, or order by a court or
governmental agency,

3.2 Rocky Mountain Power may disclose Confidential Information to energy specialists utilized
to perform energy analyses at Owner's Facility. Prior to such disclosure. Rocky Mountain Power
shall require that energy specialists agree in writing to be bound by these confidentiality
provisions. At Owner's request, Rocky Mountain Power will provide Owner with copies of any
such agreements.

3.3 Rocky Mountain Power's obligation to protect Owner's Confidential Information will remain
in force for two (2) years from the date the Owner signs this Letter of Intent.

4. Cooperation by Owner. Owner agrees to have its employees or contractors cooperate with Rocky
Mountain Power and its approved energy specialists and to provide Facility operating data and energy use
evaluation assistance needed for Rocky Mountain Power to complete the Energy Analysis.

5. Hazardous Material Identification. Rocky Mountain Power and its energy specialists shall have no
responsibility for the discovery. presence, handling, removal or disposal of or exposure of persons to
hazardous materials of any kind in connection with the Facility including. but not limited to asbestos.
asbestos products. PCBs. or other toxic substances.

6. Disputes/Governing Law. This Agreement shall be exclusively governed by and interpreted in
accordance with the laws of the state where the Facility is located, excluding choice of law rules. Any
litigation between the parties shall be prosecuted only in the state or federal courts of the state where the
Facility is located.

7. Under no circumstances shall either party be liable under this Agreement for any economic losses.
costs or damages. including but not limited to special. indirect. incidental, consequential, punitive, or
exemplary damages. In any case. Rocky Mountain Power’s liability under this Agreement shall be
limited to the cost of performing the energy analysis contemplated hereunder. Rocky Mountain Power
warrants that it shall perform the energy analysis in good faith. Rocky Mountain Power disclaims all other

1. Energy Analysis. Rocky Monntain Power will conduct, without charge to Owner, an energy analysis,
to determine potential energy savings available from the installation of Energy Efficiency Measures,
(EEMs) in Owner's facility known as locared
at . Rocky Mountain Power and
Owner will work cooperatively and in good faith to determine the scope. content, and product of the
energy analysis and ro facilirate its performance. Should Rocky Mountain Power and Owner fail to reach
agreement on any aspect of the energy analysis. Rocky Mountain Power, in its sole discretion, will decide
such issues.

2. Owner's Approval of Energy Specialist. Rocky Mountain Power will, at Owner's request, submit to
Owner for approval the names, addresses. and resumes of any outside energy specialists that Rocky
Mountain Power intends to use to perform the energy analysis. The use of such persons in connection
with the energy analysis will then be subject to the approval of Owner.

3. Confidennal Information. In consideration for the receipt of any Confidential Infonnation from
Owner, Rocky Mountain Power agrees to keep such information strictly confidential and not to disclose it
to any third party.
3.1 Confidential Information shall mean business plans of Owner or operating data related to the
Owner's Facility, disclosed to Rocky Mountain Power during the course of the energy analysis or

Utah Letter of Intent v7-06 Page | of 2 07/17/06

warranties.

8. Owner acknowledges that this Letter of Intent is not an incentive offer and that incentives are available
only after completion of the energy analysis and through the terms and conditions of a fully executed
Rocky Mountain Power Energy Efficiency Incentive Agreement signed prior to the Owner signing
equipment purchase orders or making other financial commitments to implement the project.

Owner Rocky Mountain Power

By: By:

Title: Title:

Utah Letter of Intent v7-06 Page2 of2 07/17/06
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Site Construction/Environmental Quality Control Plan

R307-309-6. Fugitive Dust Control Plan.

(1) Any person owning or operating a new or existing source of fugitive dust, including storage,
hauling or handling operations, or engaging in clearing or leveling of land one-quarter acre or
greater in size, earthmoving, excavation, or movement of trucks or construction equipment over
cleared land one-quarter acre or greater in size or access haul roads, or engaging in demolition
activities including razing homes, buildings or other structures shall submit a plan to control
fugitive dust to the executive secretary no later than 30 days after the source becomes subject to
R307-309. The plan shall address fugitive dust control strategies for the following operations as
applicable:

GENERAL NOTES:

SITE GRADING SHALL BE PERFORMED IN ACCORDANCE WITH THESE PLANS AND SPECIFICATIONS
AND THE RECOMMENDATIONS SET FORTH IN THE SOILS REPORT THE CONTRACTOR SHALL BE
RESPONSIBLE FOR REMOVING AND REPLACING ALL SOFT, YIELDING OR UNSUITABLE MATERIALS
AND REPLACING WITH SUITABLE MATERIALS AS SPECIFIED IN THE SOILS REPORT. ALL EXCAVATED
OR FILLED AREAS SHALL BE COMPACTED TO 95% OF MODIFIED PROCTOR MAXIMUM DENSITY PER
ASTM TEST D-1557 EXCEPT UNDER BUILDING FOUNDATION WHERE [T SHALL BE 98% MIN. OF
MAXIMUM DENSITY.  MOISTURE CONTENT AT TIME OF PLACEMENT SHALL NOT EXCEED 2% ABOVE
NOR 3% BELOW OPTIMUM. CONTRACTOR SHALL SUBMIT A COMPACTION REPORT PREPARED BY A
QUALIFIED REGISTERED SOILS ENGINEER, VERIFYING THAT ALL FILLED AREAS AND SUBGRADE
AREAS WITHIN THE BUILDING PAD AREA AND AREAS TO BE PAVED, HAVE BEEN COMPACTED IN

SILTATICN AND SEDIMENT CONTROL MEASURES:

1, THE SEDIMENT BASINS SHALL BE PROVDED AT THE LOWER END OF EVERY DRAINAGE
AREA PRODUCING SEDIMENT RUNOFF. THE BASINS SHALL BE MAINTAINED AND CLEANED
AFTER EVERY RUNOFF PRODUCING STORM. THE BASINS SHOULD BE SEMI-PERMANENT
STRUCTURES THAT WOULD REMAIN UNTIL SOIL STABILIZING VEGETATION HAS BECOME WELL
ESTABLUSHED ON ALL ERODIBLE SLOPES,

EROSION CONTROL:

1. ALL BUILLANG PADS 10 BE DIKED AND THE UIKES MAINTAINED 10 PREVENT WAIZR
FROM FLOWNG FROM THE PAD UNTIL THE STREETS AND DRVEWAYS ARE PAVED AND
WATER CAN FLOW FROM THE PADS WITHOUT CAUSING ERCSION, (R CONSTRUCT ORAINAGE
FACILITIES TO THE SATISFACTION OF HOLLADAY CITY THAT WILL ALLOW WATER TG DRAIN
FROM THE FAL WITHOUT CAUSING ERDSIGN,

2. SEWER OR STORM DRAIN TREMCHES THAT ARE CUT THROUGH BASIN DIKES OR BASIN
NLET DIKES SHALL BE PLUGGED WITH SANDSAGS FROM TOP OF PIPE TO TOP OF DIKE.

Z, TOFS OF ALL SLOPES TO BE DIKED OR TRENCHED TO PREVENT WATER FROM FLOWING

3. AFTER SEWER UTILITY TRENCHES ARE BACK-FILLED AND COMPACTED, THE SURFACES _ -
g OVER THE CREST OF SLOPES.

(a) Material Storage;

(b) Material handling and transfer;

(c) Material processing;

(d) Road ways and yard areas;

(e) Material loading and dumping;

(f) Hauling of materials;

(g) Drilling, blasting and pushing operations;

(h) Clearing and leveling;

(i) Earth moving and excavation;

(i) Exposed surfaces;

(k) Any other source of fugitive dust.

(2) Strategies to control fugitive dust may include:

(a) Wetting or watering;

(b) Chemical stabilization;

(c) Enclosing or covering operations;

(d) Planting vegetative cover;

(e) Providing synthetic cover;

(f) Wind breaks;

(g) Reducing vehicular traffic;

(h) Reducing vehicular speed;

(i) Cleaning haul trucks before leaving loading area;
(i) Limiting pushing operations to wet seasons;

(k) Paving or cleaning road ways;

(1) Covering loads;

(m) Conveyor systems;

(n) Boots on drop points;

(o) Reducing the height of drop areas;

(p) Using dust collectors;

(g) Reducing production;

(r) Mulching;

(s) Limiting the number and power of blasts;

(t) Limiting blasts to non-windy days and wet seasons;
(u) Hydro drilling;

(v) Wetting materials before processing;

(w) Using a cattle guard before entering a paved road;
(x) Washing haul trucks before leaving the loading site;
(y) Terracing;

(z) Cleaning the materials that may create fugitive dust on a public or private paved road
promptly; or

(aa) Preventing, to the maximum extent possible, material from being deposited onto any paved
road other than a designated deposit site.

(3) Each source shall comply with all provisions of the fugitive dust control plan as approved by
the executive secretary.

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.

Draft Date: 12/12/07

General Growth Properties, Inc.
110 North Wacker Drive
Chicago, || 60606
(312) 960-5000

ACCORDANCE WITH THESE PLANS & SPECS AND THE RECOMMENDATIONS SET FORTH IN THE

SOILS REPORT.

THE CONTRACTOR IS TO USE BEST MANAGEMENT PRACTICES FOR PROVIDING EROSION CONTROL
FOR CONSTRUCTION OF THIS PROJECT. SPECIFIC NOTES AND DETAILS SHOWN ON SHEET C6.03

SHALL BE USED IN COMBINATION WITH OTHER ACCEPTED LOCAL PRACTICES.

EXISTING UNDERGROUND UTILITIES AND IMPROVEMENTS ARE SHOWN IN THEIR APPROXIMATE
LOCATIONS BASED UPON RECORD INFORMATION AVAILABLE AT THE TIME OF PREPARATION OF
PLANS.  LOCATIONS MAY NOT HAVE BEEN VERIFIED IN THE FIELD AND NO GUARANTEE IS MADE
AS TO ACCURACY OR COMPLETENESS OF THE INFORMATION SHOWN. IT SHALL BE RESPONSIBILITY
OF THE CONTRACTOR TO DETERMINE THE EXISTENCE AND LOCATION OF THOSE UTILITIES SHOWN
ON THESE PLANS OR INDICATED IN THE FIELD BY LOCATING SERVICES. ANY ADDITIONAL COSTS

INCURRED AS A RESULT OF CONTRACTOR'S FAILURE TO VERIFY LOCATIONS OF EXISTING UTILITIES
PRIOR TO BEGINNING OF CONSTRUCTION IN THEIR VICINITY SHALL BE BORNE BY THE

CONTRACTOR AND ASSUMED INCLUDED IN THE CONTRACT.

CROWNED STREET.

SEDIMENT FROM ENTERING DRAIN SYSTEM.

WHEN REQUIREL.

CREWS WOULD BE REQUIRED TO HAVE ACCESS TO ALL AREAS,

OVER SUCH TRENCHES SHALL BE MOUNDED SLIGHTLY TO PREVENT CHANMELING OF
WATER [N THE TRENCH AREA. CARE SHOULD BE EXERCISED TO PROVIDE FOR CROSS
FLOW AT FREGQUENT INTERVALS WHERE TRENCHES ARE NOT ON THE CENTERLINE OF A

4, PROVIDZ A SANDBAG SILV BASIN OR [RAP BY EVERY SI0RM DRAIN INLED 10 PREVENI

0. SANDBAGS AND FILL MATERIAL SHALL BE STOCKPILED AT INTERVALS, READY FOR USE

6. ALL EROSION CONTROL DEVICES WITHIN THE DEVELOPMENT SHOULD BE MAINTAINED
DURING AND AFTER EVERY RUNOFF PRODUCING STORM, IF POSSIBLE, MAINTENANCE

7. ANY PROPOSED ALTERNATVE CONTROL MEASURES MUST BE APPROVED IN ADVANCE BY
ALL RESPONSIBLE AGENCIES, LE., CITY ENGINEER, DEPARTMENT OF FLOOD CONTROL, ETC.

TO THE SATISFACTION OF HOLLADAY CITY.

GENERAL NOTES:
[HE CONTRACTOR SHOULD RECOGNIZE THE FOLLOWING GUIDELINES:

1. CONTRACTOR T0 OBTAIN AND COMPLY WITH ALL UF.DES. REQUIREMENTS FROW

THE UTAH DEPARTMENT OF ENVIRONMENTAL QUALITY, WATER DIVISION, (801)-538-6951,

2. CONTRACTOR SHOULD FOLLOW A SPECIFIED WORK SCHEDULE THAT COORDINATES
THE TIMING OF LAND-DISTURBING ACTMTIES. THE REMOVAL OF SURFACE GROUND
COVER LEAVES A SITE VULNERABLE TO ACCELERATED EROSION

J. LIMIT LAND CLEARING AND RESIORE FROTECTIVE COVER QUICKLY.

4, SCHEDULE PROJECTS TO DISTURE ONLY SMALL FORTIONS OF THZ SIIE AT ANY ONE
TIME.

3. COMPLETE GRADING AS SOON AS POSSIBLE.
E. IMMEDIATELY STABILIZE THE DISTURBED PORTION BEFORE GRADING THE NEXT.

7. PRACTICE STAGED SEEDIMNG N ORDER TO RE-VEGETATE CUT AND FILL SLOPES AS
THE WORK PROGRESSES.

8. STABILZE OFEN TRENCHES AS SOON AS POSSIBLE.

9. SEQUENCE TRENCHING PROJECTS SO THAT MOST OPEN PORTIONS OF THE TRENCH
ARE CLOSEDY BEFORE NEW TREMCHING 15 BEGUN.

10. AT ALL TIMES DURING CONSTRUCTION, THE CONTRACTOR SHALL Bt RESPONSIBLE
FOR PREVENTING AND CONTROLLING EROSION DUE TO WIND AND RUNOFF, THE
CONTRACTOR SHALL ALSD BE RESFONSISLE FOR MAINTAINING THE EROSION CONTROL
FACILITIES SHOWN.

11, ADDITIONAL ERCSION CONTROL MEASURES MAY BE REQUIRED DUE TO UNFORESEEN
PROBLEMS OR IF THE PLAN DOES NOT FUNCTION AS WTENDED. A REPRESENTATIVE
OF HOLLADAY CITY MAY REQUIRE ADDITIONAL CONTROL DEWISES UPON INSPECTION OF
PROPOSED FACILIIES,

12, THE CONTRACTOR IS RESPONSIELE FOR KEEPING THE STREETS CLEAN AND FREE
FROM DEBRIS DEFOSITED BY TRAFFIC FROM THE STE.

3. CONTRACTOR SHALL USE VEHICLE TRACKING CONTROL AT ALL LOCATIONS WHERE
VEHICLES WILL ENTER OR EXIT THE STE.  COWTROL FACILITIES SHALL BE MAINTAINED
WHILE CONSTRUCTION IS IN PROGRESS, MOVED WHEN NECESSARY, AND REMOVED WHEN
IHE SIE 15 PAVEL,

14, ALL WASH WATER [CONCRETE TRUCKS, VEHICLE CLEANING, ETC.) SHALL BE
DISPOSED OF IN A MANNER THAT PREVENTS CONTACT WiTH STORM WATER DISCHARGES
*ROM THE SITE,

15, BLOWING DUST MUST BE CONTROLLED AT ALL TIMES. INSTALLATION OF A SILT
ENCE AND SITE WATERING SHALL Bt USED 1O CONTROL DUSE. THE USt OF MOTOR
OILS AND OTHER PETROLEUM BASED OR TOXIC LIQUIDS FOR DUST SUPPRESSION 15
ABSOLUTELY PROHIBITED.

16, THE CONTRACTOR SHALL Bt RESPUNSIBLE FOR ADJUSTING b ERUSIDN CONTROL
MEASURES (SILT FENCES, STRAW BALES, ETC.) DUE TO GRADE CHANGES DURING THE
DEVELOPMENT OF THE PROJECT.

17, ALL OFF=SITE CONSTRUCTION SHALL BE STABILIZED AT THE END OF EACH
WORKING DAY. THIS INCLUDES BACK-FILLING OF TRENCHES FOR UTILITY
CONSTRUCTION AND PLACEMENT OF BITUMINOUS PAVING FOR ROAD CONSTRUCTION.

18, ALL MEASURES CONTAINED IN THIS FLAN SHALL BE MAINTAINED IN FULLY
FUNCTIONAL COMDITION UNTIL FINAL STASILIZATION OF THE SITE.  ALL EROSION AND
SEDIMENTATION CONTROL MEASURES SHALL BE CHECKED BY A QUALIFIED PERSON AT
LEAST ONCE EVERY SEVEN CALENDAR DAYS AND WITHIN 24 HOURS OF THE END OF A
RAINFALL EVENT. ANY NEEDED CLEANING AND REPAIRS SHALL BE DONE IMMEDIATELY
UPON DISCOVERY,

19, ALL UTILTY UNES SHALL BE CLEANED OF DIRT AND DEERIS PRIOR TO BEING PUT
NTO SERVICE DOWNCRADE LINES MUST BE PROTECTED FROM WASH-WATER CURING
THE CLEANING TO AVOID CONTAMINATION AND COMPROMISING OUTFALL CLEANLINESS.

20, DURING THE RAINY SEASOM THE AMOUNT OF EXPOSED SOIL ALLOWED AT ONE TIME
SHALL NOT EXCEED THAT WHICH CAN BE ADEQUATELY PROTECTED BY THE PROPERTY
OWNER IN THE EVENT OF A RAINSTORM. 100% OF ALL SUPPLIES NEEDED FOR EMP
MEZASURES SHALL BE RETAINED ON THE JOB SITE IN A MANNER THAT ALLOWS FULL
DEPLOYMENT AND COMPLETE INSTALLATION IN 48 HOURS OR LESS OF A FORECAST
AN,

21. LIMITS OF DISTURBANCE TO BE STAKED BEFORE ANY CONSTRUCTION.

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

3. MANUFACTURED 5LOPES AND PADS SHALL BE ROUNDED VERTICALLY AND
HORIZONTALLY AS APPROFHIATE TO BLEND WITH THE SURROUNDING TOPOGRAPHY.

4. APFROVED SLOPE PROTECTION MEASURES SHALL PROCEED IMMEDMATELY BEHIND THE
EXPOSURE OF CUT SLOPES AND/OR THE CREATION OF EMBANKMENT SLOPES.

o, CATCH BASINSG, DE-SILTING BASING AND STORM DRAN SYSTEM SHALL BE INSTALLED

B. SAND BAG CHECK DAMS TO BE PLACED IN A MANMER APPROVED BY HOLLADAY CITY
PUBLIC WORKS IN UNPAVED STREETS WITH GRADIENTS IN EXCESS OF 2% AND ON OR IN

OTHER CRADED OR EXCAVATED AREAS AS REQUIRED BY HOLLADAY CITY.

LONG TERM MAINTENANCE (POST-CONSTRUCTION):

1. ERCSION CONTROL STRUCTURES BELOW SODDED AREAS MAY BE REMOVED ONCE 500 AND
FINAL LANDGUARING ARE IN PLACE,  EROSION CONIROL STRUCTURES BtLOW SEEDED AxRAS MUSI
REMAIN IN PLACE UNTIL THE ENTIRE AREA HAS ESTABLISHED A MATURE COVERING OF HEALTHY
VEGETATION,  ERDSHON CONTROL IN PROPOSED PAVEMENT AREAS SHALL REMAIN IN PLACE UNTIL
PAVEMENT 15 COMPLETE.

2. THE PROPERTY OWNER 15 OBLIGATED TO INSURE COMPLIANCE WITH ALL AFFLICABLE STORM
WATER REGULATIONS AT ALL TIMES. THE BMP'S (BEST MANAGEMENT PRACTICES) THAT HAVE BEEN
INCORPORATED INTD TRIS PLAN SHALL Bt IMPLEMEZNTED AND MAINTAINED 10 ZRFECTIVELY
PREVENT THE POTENTALLY NEGATWE IMPACTS OF THIS PROJECT'S CONSTRUCTION ACTMITIES ON
STORM WATER QUALITY. THE MAINTENANCE OF THE BMP'S IS THE RESPONSEILITY OF THE
PERMITTEE, AND FAILURE TO PROPERLY INSTALL OR MAINTAIN THE BMP'S MAY RESULT IN
ENFORCEMENT ACTION BY HOLLADAY CITY OR OTHERS. IF INSTALLED BMP'S FAIL, THEY MUST BE
REPAIRED OF REPLACED WITH AN ACCEPTABLE ALTERNATE WITHIN 24 HOURS, OF AS S00N AS
SAFE TO DO S0,

3, EMPLOYEE'S OF THE FACILITY MUST BE TRAINED TO MAINTAIN THE PROPERTY SO THE STORM
WATER DOES NOT COMEZ IN CONTACT WITH ANY POLLUTANTS. THE FOLLOWING PRECAUTIONS
SHALL BE PERFORMED BY THE EMPLOYEE'S:

&) PERIODIC INSPECTIONS OF THE CATCH BASIN SEDIMENT TRAPS INCLUDING CLEANING WHEN THE
TRAP IS MORE THAN HALF FULL. INSPECTIONS MUST BE DONE AFTER EVERY MAJOR RAINFALL, OR
ONCE EVERY & MONTHS AS A MINIMUM. LISPOSAL OF ANY REMOVED GREASE Ok OIL MUST Bt
DONE IN ACCORDANCE WITH CURRENT ENVIRONMENTAL REGULATIONS.

B} LITTER, DEBRIS, AND CHEMICALS MUST BE PICKED UP OR MOVED INDOORS PRIOR TO
ANTICIFATED STORM EVENTS (FORECASTED BY LOCAL WEATHER REPORTS), OR OTHERWISE
PREVENTED FROM BECOMING A POLLUTANT SCURCE FOR STORM WATER DISCHARGES.

C) PARKING AREAS MUST BE KEPT FREE FROM AUTOMOBILE FLUIDS (OIL, ANTIFREEZE, ETC.) AS

T0 NOT WASH INTC STORM DRAIN SYSTEM. SPILLS MAY BE SOAKED UP WITH SAWDUST OR LIKE
MATERIAL AND PROPERLY DISPOSED,

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.

Cottonwood

DuaNny PLATER - ZYBERK & Co.

ARCHITECTS AND TowN PLANNERS

ToRTI GALLAS AND PARTNERS

¢§p McNEIL

Engineering, Inc.

SB ARCHITECTS

Page 26 of 28

RTKL

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.
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1 INTREODUCTION

11 OBJECTIVES AND SCOPE

The oijeciives and scope of the study were planned in disossions betwesn M. Pamick Petannen
and Wi Eathy Olson of Geperal Growth Properes, Inc and Messrs. Bill Gordon and
Tosh Whinsey of Gordon Spilker Huber Geotechudcal Consulouts, Inc. (G5SH).

In peneral, fhe objective of this shody was ta:

Provide inidzl esrtbwork apd pavement reconmnendations to be urilized m the
desizn and constmicton of the proposed facilities,

In accomplishing this objectve, our scope kas mcladed the following:

An pffice program consisnng of the comslton of available dafa, enginesring
analyses, and the preparanon of this smumary rapert

1} AUTHORIZATION

Authorization was provided verbally by M. Pafrick Peterman and Ms. Eathy Olson of General
Growth Froperties, Inc.

Cordez Spilker Fbar momchnica] Consultants, Ine.
4426 Sowth Coamtury Dirivw, Suise 100

Salt Lake City, Ueh 84123

Tel: (BO1) 6B5-5180 Fax: (BD1)&E3-2500

W gikpenteck com
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Subsequent oo the shove oparations aud prior to the placsmen: of footings, smicmral site srading
fill, flpor slabs, or pavemants, the exposed subgrade must be proofrolled by mooing moderate-
weight mubber tire-roounted cowstacton equipieen: noifonnly over the surface at least thres
fmes. If excessivaly soft or otherwise vnsntable soils are encomttered benesth footings. they
mnst be totally removed. In pavement, foor slab, and cutside flarwork areas, unsuitable natural
soils should be removed to 8 mavirwnm depth of tovo feet and replaced with compacted sravular
stractural f1ll.

Surface vegetation and oder deleterions materials showld geperally be removed from the site.
Topsoil if encouatered, sldough unsuitable for ublizaten as strwcmrz] 10, may be siockpiled for
subsequent landscapime purposes.  Broken-up cowcrete and asphalt concrate and exising non-
enzinzered fll can be re-ufilized as stchural site gradimz Al i mesting the reguirements statad
i this report

512 Temporary Excavations

Temporary constructon excavybions thronzh cobesive soils, not exceeding four feet in depth, and
aove or below the water table may be constucted with nesr-vertncal sideslopes. Temporary
excavations up w eizht fest deep in cobesive soils may be consmmacted with sideslopes no steeper
tham one-half borizoatal to ope verdcal. Temporary excavations up o eight feet deep in srapular
soils above the water table may ba comstmicied with sideslopes oo steeper than one horizontal o
one vertical. Excavations deeper than eight feef are notf antcipated. Groundwater should be
anticipated at depdhs of 3.5 to 373 feet below grade and possibly skallower  If excessive
slonghing ocours ar if layers of clesn sramdar materiz] are enconmtered, the sideslopes must be
flamerad apd dewatering snd'or shoring provided  Excavations below the sroundwater in the
gramalar soils will be exremely difficult due o flowing sands. To reduce disnubance, we
reconuvend that excavation for footngs be accomplished wiilizing a backhoe with 3 smooth-lip
buacket.

All excavations most be Duspected peopdically by quslifed persoanel. If awy sims of mustabilicy
ars noted, mmediare ramedial acton ronst be initated

513 Structural Fill

Smacnaral £l iz defined as fill thar vlmmaedy will be subjected to smacnural loads, such as those
maposad by footings, floor slabs, pavements, etc. Souctural fill will be required as backfll over
fondsfions and wilites, as site grading fill, and as replacement A1l below footngs. Souctural
site eradine fill is defined 2= fill placed over fairlv larse opew areas to raise overall site srades

All struchoral fill mmst be free of sod, orzanic material, mbbish, debrs. frogen soil, and other
deleterions matenizls, Smuchral fill placed below a level one foor sbove the groundwarter table at
the fme of consmucdon, or to stabilize zoft or wer subgrade condinons, showld consist of 2
mixmre of clean coarse zravels and cobbles, or a mizture of one and oas-half to two-inch nuimas
gap-zraded gravel.

Fage 5

13 PROFESSIONAL STATEMENTS

Supporting data upon which our recommendstions are based are prassuted in subsaguent sectons
of this report.  Peconmnendatons presented herein are governed by the physical propemies of the
sodls encounftered within previons explorztion test pits, barings, and menches; mezsured and
projected srovmedwater condictons; and e layowt waffic data disonssed in Section 3., Proposad
Construction, of this report. If subsurface condiions other than those described in this report are
encomtared snd'or if layout or maffic data chenges, GSH nnst be informed so thet ous
reconmneldations can be reviewed and amended, if necessary,

Char professiomal semvices have been perfommed ow findmes  developed, and ous
reconuvendations prepared in aocordance with generally accepred enginesting principles and
practces in thiz area &t this e,

2. EXTSTING CONSTRUCTION

The exsting primary mall souchoe ranges Som one-exended o three levals in beight In
addrtion, there are one- to mvo-level satellite struchares. All of the smuctures are supportad upon
comventional sprezd and contomouns wall foundatons established upon suitable watuzal scils
and'or stmuchural gramalar fill. Except for some uwhlity tonels, the stmehmes do not inchede
below-grade levels. Shortly, the soucmures, except for the Macy's store af the north ewd of the
privary mall smacnre, will be damolished,

3. FROPOSED CONSTRUCTION

The proposed mdevelopment of Cotcawood Mall will comsist of 12 mdividual blocks
Smacnaes will ranze from one 1o seven levels and will be of wood-frame, concrete, steel, and
CWT constructon.  Most of the proposed stucturss will be established with their frst level at
approximate proposed finsl zrade. A few of the stmcnmres may mclude one to two levels of
below-grade parking. Leads sssociated with many of the new soucnmes will be higher than
those imposed by the existing soiures.

Site devalopreent, v zreas, will raguire site grading flls up to seven to nme f2er thick. In the far
eastern bigher toposraphic porton of the ste cwts of 23 mwuch as 10 to 15 feet are proposed
These soils will be used as strucmra] site grading fIl. In sddrdon, Brg Comomwood Cresk will be
re-alizned. especially at the south avd sowtlnwest portons of the site.  Associated with the re-
aliznment, new bridzes will be constructad,

Foadways associated with the propesed development are shown oa Figure 1, Pavement Lavout
Bazed npou projected traffic, the pavernsnts have been divided imto fhree categomes. The
catezonies and projected fraffic, provided by Billy Hamawsey of Glamnz Jackson Eercher Ansln
and Ted Didas of Mci¥ell Enzineening, Inc., are sununsrized on the following paze

Fage I

Total Vehicles Per Day
. i . {Both ways, anficipated Traffic Type
Pavement Category Lane: traffic once the project Erealdown
is complete)
- T B car and light mucks
Drimary Roadways | D00 Lones Tol 10,000 10% madizm srecks
{ome lane each way) 1% hearr trucks
Secondary Foadways | Two Lanes Totml I g;:"f”“.:_' _hgh: _-'m‘:h
: Neawee | s 1 ; . 5,000 107 oedinzg macks
and Service Alleys | {ome lane each way) 1% hparrr tucks
Local Festdential Two Lanes Tosml . Bir'G car and light tucks
L ) . 1,000 107 enadin=n macks
Roadways {one lane each way) 1% hparr tucks

It should be moted these estimased total vehicles per day do not inchede constacton mwaffic. The

consmucton maffic will mclnde 8 sispificanty hizher percenmze of heavy ks,

4. SITE CONDITIONS
41 SURFACE

The site is bounded by 4800 South Ovboray-Helladay Boulevand) to the oorth, Highland Drve
and Big Comdonwood Creek bound the site fo the west. The site is boundad by Arbor Lane to the
sowth. Berwory Lave bovmnds the site o the east

The site slopes downhill fo the southwest with an overall alevafion change of 40 feet across the
site. A sigmificant elevanoa break mms in a north'norlaswest-to-south/southwest direction shout
100 to 200 faer east of the east side of the primary mall stuctare. The slope bresk is gaperally
appracimaely 20 1o 25 feet hizh,

Aress wot occupied by struchwes, and except for 3 few landscaped islands. are paved. The
existing paveinen: is geperzlly in fair conditton and was upgraded spproximately 15 years 2zo.
Originally, approximarely one to two inches of asphalt concrese was enconntered. The origms]
pavement was stochwslly medeguate and failed.  After e pavements were upgraded
appraximately three to four inches of asphalt coworete ware encoumtersd.

41 SUBSURFACE 50IL
Dharee the courss of the previons stadies. asphalt concrete vmderlzin by one-half to eight faet of

fills was enpcountered  The flls will esthibit vadable snd in most cases, reladvely zood
enmnesring characteriztics. In zeneral, the majority of the fills are srapmlar in paura,

Fage 3

The surface pavement sections and fills are vnderlain by variabla sotls. To the west of the slope
brezk, the soils are of allwdal orign. To the east, the solls are of lacusmine onigin West of the
slope bresk, the subsurface soils range from silts and clavs to sands and gravels The finer-
grained sodls consisted primanly of silty claysclayey silis, When soff, thesa soils exhibi
roderate comprassibility characteristics; however, zones of soft and crgawic finer-grained seils
will exhibit high compressibility charactenistics. Dozt of these scdls were encovntered in the
uppsr 5 oo 10 fest of the subnurface sequence. The sramlar seils consist of sands and gravels
with frace fo some silt. The sands and gravels exhibit relamvely low compressibiliny
characteristics. The finer-grained zopes and grapular zones varied 1o ddckness vp to 10 fest
thick. The clays, sands, and zravels were exiramely variable oo the east and south sides of the
exizting mall stcnure. The clays, sands. and gravels were somewhat variable oo the west sids.
buit in gaweral wers more sranular &t de surface. The clavs, sapds, and zravels were somswhst
variahble oo the north sids, bar in general were fier-grained at the surface.

The exceaption to the above 15 the soils east of the slope brezk east of the mall In generzl this
areq baz not been paved apd nunor flls wers epcountered.  Silty clavs were encovntersd that
extend to depths of 40 feet. The clays will exivbit moderate compressibility charactenstics,

43 GROUNDNWATER

Curing the courss of de previous stdies, srovmdwrater levels were measured ar deprhs of 3.5 o
100 feet I portons of the site. In the ligher topographic area east of the slope break
grovmdwater was messured at 1200 0 373 feet. These gronndwater levels have been measurad
over the last 27 years af differemt fimes throushout the vears. Sexsonal and lomzer-temun
grovdwater fucrations on the crder of two o fres fest mnst be antcipated with the kighest
levels ooowring durme the Late spring aed suwmmer roonchs

5. DISCUSSIONS AND RECOMMENDATIONS

R
=

EARTHWORK
511 Site Preparation

Imfiz] preparafion of the site will consist of the demolition of the exsting smucmres and
pavemsnts and the shandomnent or relocation of existing nnlites. Purther preparaton of the site
ronst consist of the removal of all non-enzmesred fills. loose surficial sedls, surface vegemation
potzntial desper fills associated with previows struchares, topseil, and other deleterions materials
from bepeath an ares extending af least thres fest beyead e perimester of the proposed
buildings, pavemsnts, and exterior flamwork. In the demolinon of existing toildings all floor
slabs and foundadons st be removed fom proposed building areas. In proposed pavement
areas, the foupdatons apd floor slabs mey remamo iF af least 12 inches below the new system
Floor slabs should, however, be broken up so that they do not act as water fraps.
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Smacnaral site gradime £ skeald bave @ maxinonn paricle size generally not excesding four
mches in diametar. However, occasional particles up to six to eight webes in diameter may be
randornly incorporated provided deat ey do oot resnlt n “honevoombineg” or prechede obtaining
the desired degree of compaction. The maxmunn particle size for stuctural £l placed within
confired areas, such as footngzs and wudlity weaches, should zensrally not excesd fwo and one-
half inches. Broken-up concrese and asphalt concrete meetng the above requirements may be
mcorporated mito soacmural site grading f11

All inported gramular souctural &1 should consist of a faoly well-graded mixmre of sawd and

gravel contzinmg less than [E percent fines (percent by weight of msterial passing the

U5 Mo 200 sieve). Doported finer-gramed soils nmst have g plastory index of less than

18 percent. It is poojected that the oo-stte clays will mee: this regurement It is owr

understanding that significant amovnts of fl sed will be brought o the sie. It 5 our smong

reconmrendaton thar the wpper 12 inches of fill placed especially o pavement areas be graoular
B 0% i 3 =TeTs and Naivipe 4 Loall 113
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Suitzble op-site wstoral sedls apd e exdsting nov-enginesred fills mesting the requirements
stated above may be re-utlized as strucharzl site grading fill These sedls, howsver, if fine-
grained will not be suitzble for nse as stuctural fill o confined areas, such as below or around
footings, adiacent to fouedaton walls, and widun unlity wenches, Owly predomuipaptly srapular
soils meetmz the above maquirements ae reconimended as somctural fill o confived areas. It
should be noted that, fom a handling and compaction standpoit, fine-sramed solls are very
sensifive to changes in moisture cowtent, and that very close motshare confrel will be requirad
oz placement and compaction. This will be very diffioult if not fnpossible, during wes and
cold pediods of the vear,

Mon-stroctaral site grading 8l is defived as all Gl mosterial not desiznated as stuchara] fill and
muwy consist of amy cohesive or sramnlar soils pot containing excessive amounts of degradshle
muatartal.

514 Fill Placement and Compaction

All stmacrural £ placed should be placed in lifts not exceeding aizht inches in lpose thicknass.
Bapaath smactures and up to 10 fest tuck, the fills omet be compacted to at least 85 percent of
the mexinmm dry density as detenuined by the AASHTO' T-180 (ASTAM' D-1557) compaction
critenia. Stractural fills srester than 10 feet are not anncipated af the site. Smuctural fills less
than 5 fee? thick apd outside the building areas but benssth oufside Sarwork apd pavements
should be compacted to ar least 90 percent of the sbove-defined criteria. If greater than 5 feer
thick, conpacton should be increased o at least 82 percent,

Amencan Asseciation of State Highway and Transportation Cfficials
American Society for Testing and Materials

Fage s
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Coarse gravel and cobble mixbares, if wilized, should be end-duoped, spread o 3 masimwn
lpose Iift thickpas: of 15 inches and compacted by dropping 2 backhoe backet onto the surface
contionously &t least twice, As an altemative, each BE of Al may be compacted by at lesst three
passes of moderately bheavy consmncton equpment or large selfpropelled compaction
equipment. To reduce the potental of long-tenn fines migration and sssociated Sl subsidence,
subsequent Gl materzl placed over the coarse gravels and cobbles omst be adequately “worked
weto” the voids of the vnderlying coarse £l

Prior to the placement of soocraral site sradivg fill, pavements. foor slabs, or footings, the
exposad suberade ot be preparad a3 disoussed n Sacton 5.1.1, Stre Preparation, of this report.
In coofiped areas, subgrade preparaton st consist of the removal of all loose or disturbad
soils.

Mop-strouctaral £l may be placed in lifts oot excesding 12 inches M loose thickpess and
compactzd by passing constmacton, spreading, or hauling sguipment over the surface af least
mwice.

515 Utility Trenche:

All wility trawch backfill material below strucmarzlly loaded facilines (flatwork, floor slabs,
roads, tc.) shonld be placed af the same density requirements established for stacnmal 800 If
the surface of the backfill becomes disnobed during the course of construction, the backfill
should Be proofrolled snpdior properly recompacted prior fo the constroction of suy exterior
flavwoak over a backfilled trewch. Proofrollivg msy be perfonmed by passing modesately loadad
mibber tre-movmted constuction equipment vniformly over the surface af least mace If
excassively loose or soft areas are encomntered during procfrolling, dey should be mmeved to 2
musinm depth of two f2et below desimn finish grade and replaced with stuctoral £211.

Mlost utlity companies and Ciny-Covnty governments are now requinng that Type A-1 ar A-la
(AASHTO Desiznation — basically sramular sedls with mited fines) soils be usad 2z backfill
over uttlities. Thess orzanizatdons are also requiring that o public readways the backfill over
nuajor urilites be compacted over the fll depth of fll o at least 88 percent of the maxinmmm dry
density as defennined by the AASHTO T-130 (ASTM D-1557) methed of compaction.  We
reconmned that as the mejor wdlites cowtiome oo the stte that these compaction specifications
ars followed

The oo-site fing-grained cohesive soils/fills are not reconmended for nse a3 wanch backfill

51! PAVEMENTS

For desigm, if is projacted that the tvpical pavement subgrade will consist of silty clay and siloy
clay'clavey silf seils, These sofls will exhibit poor pavement suppert characteristics when

sarurated or pear sanrated.  Project oaffic mwformaton was providad by Billy Hamaway of
Glarting Jackson Eercher Anglin and Ted Didas of 2ciel Eoziveering, [nc. and was disoussad

Fage 7
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i Section 3., Proposed Comstactea. With the subgrade scils and the projectad waffic, the
following pavernent sections are recomunanded:

Erimary Foadwav Areas

(High Violune of Antomabiles and
Woderately High Volune of Light- to Madine-Waizht Tracks
and Lizht Vobuwe of Heavy-Weight Trucks)
[100 equivalen: 18-kip axla loads per day]

Flesble
5.0 inches Asphslt concress
&.0 inches Agzzrezate basa course
100 inches Gravnlar suzbase®
Chrer Proparly prepared namaral soils, properiy

prepared existing fill, apdor soucmoral
site grading fill extending o suitshble
nafural solls or o properly preparsd
existing fills

- Cramalar struchual site grading fill exhibiting a CBE. value of at laast 20 percent will
sadsfy this requirernent.

4.5 inches Portland cement concrete
(non-reinforcad)

.0 inches Agzzrezate base course

Crrer Sudrable nanaral soils and'er soucmural sie
zrading fll extending o suwitable namral
soils

Rimd paversents nnst not be astablished over non-snzineered fill. even if properiyv preparad.

Fage B
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Secondary Foadway Arsas and Serace Alleys

iModerate Voluwe of Anmanobiles aed
Lighi- to Madinm-Teizh: Tracks
and Light Vielue of Haavy-Weight Trucks)
[40 eguivalent 18-kip axde loads per day)

Flexble
4.5 inches Asphalt concress
5.0inches Agzrezate bass course
10.0 inches Gravular subbase®
Crver Properly prepared namrzl soils, propstly

prepared existing fill, and'or souctural
site grading fill extending o suitsble
mamwral soils or o propsrly  preparad
existing flls

Gramalar strochiral site gradme fll exhibiong a CBE. value of at least 20 percent will
sanisfy this requirernent.

4.0 inches Poriland cement concrete
(nou-reinfarcad)

4.0 inches Agzzrezate hasa course

Orrer Sudrable nanarzl sodls and'or soucrural sie
srading fill exrending to suitabls natural
soils

Fizid pavensents maet not be estzblizhed over noe-ensineerad fill, even if properiy preparsd.

Faged
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Fesidentsl Foadway Areas

(Light Vohune of Antomobiles and
Light- to Medimo-Weight Trocks and
Cocasional Haavy-"Weight Trucks)
[4 epurvalewt 18-%1p axle loads per day]

3.0 inches Asphalt concrese

8.0 inches Azzrezate basa course

Crrer Properly prepared nanral soils, properly
prepared existing £l apd'or stouctural
stz prading fill extanding o suwtable
nanwal soils of o propsrly  preparad
existing fills

5.5 inches Portland cement concrete
{non-reinforcad)

2.0 inches Azsregate bass course

Crrer Ludrable namral sedls ander soucooral sie
grading fill exrending to suitabla mamral
soils

Fizid pavernsnts nmst not be established over nop-ensineered fill. even if propsrly prepared.

Pige 10
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Parking Aress

(Lighs Volvme of Aitomiobilas and Light Trscks,
Cocasional Medim-Weight Tracks,
and Mo Heavy-Waizht Tracks)
[1 eguvalent 1B-kip axle loads per day]

Elemible.
3.0 inches Asphalt concrete
4.0 Inches Azgrezate bass course
10,0 inches Grapular subbase®
Crver Proparly prepared nstarzl sodls, propsrly

prepared exizsting fill, apdior soucmursl
sitz prading fill extending o sudtable
namral zoils or to properly preparad
exdsting fills

= Gramalar strucnural zite gradme fill exbibiong a CBE value of ar least 20 percenr will
satisfy this requirenent.

For duvpster pads and loadingunloadmy dacks, we recomnmend 2 pavenent sectiol consistng
of six znd one-half inches of Portland cement concreta, four inches of ageragate base course,
over properly prepared namral subgrade or site srading smacural fills.

These nzid pavemen: sechons are for non-reinforced Portland cernent concrete. Consoucdon of
the rmgid pavement should be i secitons 10 to 12 feet in width with comstmciion or expansion
joinfs or ome-guarter depth saw-onts oa oo more than 123-foor centers.  Saw-cuts mnst be
completed within 24 hovrs of the “initzl sst™ of the conorete and should be perfonued under the
direction of the concrete paving coamactar. The conoete should have a mominemm 2E-day
nconfined compressive smenst of 4000 pounds per square inch and cootain § percent
T percent am-enmaimment. The ngzid pavemenrt sectdons sre for noa-reinforced Portland cemant
concrete.  Concrete should be designed in accordsnce with the Amencan Coacrete Insdname
(ACT) and jomt deratls should conform with the Portland Cament Associaton (PCA) muidelines.
The rigid concrae should have 3 roinivmum working soess of 500 pounds per sguare inch
Addinonally, the asphalt conoree should kave 2 minimmun elastc modulus of 360,000 pounds
per sguars inch.

Fige 11
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We appreciate the oppormumicy of providing this sermice for yow. I you have aoy questions of
require addiftonal informaton, please do not basitate to contact ns.

Fespectiully submimed,

5H Geotechnical Conzultants, Inc. Reviewed by: P /

Toshia M Whitney, Stafe of Uah Mo, 252902 Willizm J. Gordon, Stare of Utah 2o, 146417
Professional Engineer Frofessional Enginesr

SRl WL
Encl. Figwwe 1, Pavement Layous

Addreszse (6 + erail)

C L. Paouck Petenman (1 + ematl)
Cenerzl Growth Propermes, Inc.
110 Morth Wacker Dimve
Chicazo, ingis 60506

Ilr. Ted Didas {1 + emsil)
A Ictetl Ensimasring

G885 South 900 East

Sale Lake City, Utab 84047

QGS
Gordon Spilker Huber

Geptechnical Consultants, [ne.

1. INTRODUCTION
1.1 GENERAL

This report presents the results of owr detailed fault study performed across the owverall
Cottonwood Mall site which is located on the southeast comer of Highland Drive and hMurray-
Holladay Road in Holladay, Utah, The peneral location of the site with regard to major
topographic features and existing facilities, as of 1998, is presented on Figure 1, Vicinity Map.

1.2  OBJECTIVES AND SCOPE

The objectives and scope of our study were planned in discussions between representatives of
General Growth Properties, Inc., and Mr. Bill Gordon of Gordon Spilker Huber Geotechnical
Consultants, Inc. (GSH).

In peneral, the objectives of this study were to:

1. Dietermine whether the faults gssociated with the East Bench subsection of the
Wasatch Fault zone, do in, fact pass through the site,

2 If present, accurately define the locations and alipnments of the faults and
development appropriate fault zone setbacks.

Crordon Spilker Huber Geatechnieal Consultants, Inc.
2426 South Century Dirive, Suite 100

Salt Lake City, Uhah 84123

Tel: {B01) BR5-9190 Fax: [E01) 6ES-2000
www.gshpeoiech.com

Tn accomplishing these objectives, our scope has included the following:
1. An initial office program consisting of the review of available pertinent literature
of any fanlting in the area and the results of an initial fault stdy evalvation of the
eastern portion of the site which is summarized in & report dated April 28, 1986',

The excavation, logging, and sampling of five trenches.

1=

3. A final office program consisting of the correlation of available data and the
preparation of this summary report.

3. FIELD PROGRAM

Prior to the initiation of trenching, availeble data was reviewed for the primary purpose of
developing the preferred best locations for trenching. Trenching was initisted on August 1, 2008
and completed on August 8, 2006 and eonsisted of 5 trenches ranging in length from 138 to 611
foet and to maximum depths of 5.0 to 7.5 feet. The five trenches are identified as Trench 1,
Trench 2, Trench 3, Trench 4, and Trench 5 are shown on Figure 2, Site Plan and Air Photo.

. *Repor, Preliminary Geotechnical and Geoseismic Investigation, Proposed Retail and Parking
Structures, East Side of Central Portion of Existing Cottonwood Mall Facility, Salt Lake Ciry,
Utal,” Dames & Moor Job Mo, 8992-034-47,

@GSH
Gordon Spilker Huber

Geolechmienl Consultants, Ine.

All trenches were logged by Mr. Bill Black of Western GeoLogic, LLC. Western GeoLogic's
detailed report summarizing these field activities including logs of the fault trench and
conclusions are summanzed in the attached report dated August 19, 2006°,

4. SUMMARY

The exploration trenches as referenced, encountered no evidence of active faulting. Therefore,
we project thal the hazard from surface faulting rupture will be very low,

Trench 2 exposed undeformed lacustrine settlements from Lake Bonneville overlying a
subzqueous landslide that occurred after Lake Bonneville transgressed from the site.  This
condition in no way shoold affect the overall peotechnical or peoseismic satting of the site,

We appreciate the opportunity of providing this servies for vou. If you have any questions or
reguire additional information, please do not hesitate to contact us.

Respectfully submitted,

Gordon Spilker Huh;ﬁz?&nh:nl Consultants, Inc.

William J. Gordon, State of Utah Mo. 146417
Professional Engineer

WiG:n

Encl. Figure 1, Vicinity Mep
Figore 2,  Site Plan/Air Photo
Aupust 19, 2006 Report

Addressee (6)
c Mr. Ted Didas (1)
MecMNeil Engineering
6B95 South MW East
Salt Lake City, Utah 54047

: “Surface Faoll Rupture Hazard Evaluetion, Cottonwood Mall Due Diligence, Holladay, Utah,”
Western GeoLogic, LLC,

WESTERN GEOLOGIC, LLC
T4 MoRTH M STREET
SaLT Laxe CiTy, UtaH B4 103 LISA

Phone: BD1.350. 7222 Feor: B01.358.2730 Email: craig_nalsongwastemn-genlogic.com

August 19, 2006

Me. Bill Gordon, P.E.

GSH Geotechnical Consultants, Inc.
4426 South Century Drive, Sunte 100
Salt Lake City, Lltah 84123

SUBJECT: Surface Fault Rupture Hazard Evaluation
Cattonweod Mall Due Diligence
Holladay, Salt Lake County, Utah

Dear M. Gordon:

This report presents results of a sueface fault rupture hazard evaluation conducted by Westem
GeoLogic, LLC (Western GeoLogic) for the proposed redevelopment of the Cottonwood Mall
Iocated at the southeast corner of Highland Drive and Muorray Holladay Road in Holladay, Utah
{Figure 1 - Project Location). The site is along the flondplain of Bip Cottonwood Creek in the
northeastern part of Salt Lake Valley in NEY Section 9 and NW Section 10, Township 2
South, Range 1 East (Salt Lake Base Line and Meridian). Elevation of the site is about 4,365
feet above sea level.

PURPOSE AND SCOPE

The purpose of this investigation was to evaluate the hazard from surface faulting at the she.
Other geologic hazards possibly present at the site were not evaluated and ave beyond the scope
of this study. The following scope of services was performed in accordance with the above
purpose:

& Excavation and logging of five exploratory trenches in the Surface Fault Rupture Special
Swudy Zone on Salt Lake County hazard maps to identify the presence and location of any
active faults at the site, assess the zone of fault-related deformation, and recommend
appropriate fault set-back distances and safe "buildable” areas should faults be
discoverad;

# Review of available geologic maps and reports; and

e  Evaluation of available data and preparation of this report, which presems the results of
our shdy.

Western Sealogle - Erviroamental, Engineerving, and Seologle Consultants

GENERALGROWTH PROFERTIES
JOHE W0 O3 O

Ry fap

R FFERES{E:
ATAFTED FROM DRAWTSG PROVIVED BY MONEL ENGINERR NG

Swrface Fault Rupiure Hazard Study Page 7
Cottonwood Mall Due Diligence, Holladay, Salt Lake County, Utah
August 19, 2008

CONCLUSIONS AND RECOMMENDATIONS

The site is south of the mapped end of the East Bench fault in a step-over zone with the
Cottonwood section, which comprise the central and southern parts of the active Salt Lake Cigy
segment of the Wasatch fault zone. Geology of the site is comprised of deep-water sedimens
from Lake Bonneville o the east overlain by vounger siream alluvium along Big Cottonwood
Creek to the west, No faults are mapped crossing the property, although the site is in the Surface
Fanlt Rupture Special Study Zone on Salt Lake County Planning Division maps. Five trenches
were excavated at the site to evaluate the hazard from surface faulting. Trench 1 exposed
undeformed lacustrine sediments from Lake Bonneville, which were also exposed in rench 2 and
averlie a subaqueous landslide that occurred after Lake Bonneville ransgressed across the site,
Trenches 3 through 5 all exposad post-Lake Bonneville stream alluvium associgted with Big
Cottonwood Creek, which likely downcut and eroded the upper part of the lacustrine sequence.
Fill from decades of uwrbanized development was also chserved at the surface in all five trenches,
eenerally thickening westward. No evidence for faulting was exposed in the trenches at the site,
or in two borings from a previous investigation conducted in 1986, which exposed sediments
below our trenched depth. Given all of the above evidence, the existing hazard from surface
faulting appears low at the site.

Based on the information observed at the site and the geclogic characterizations in this report, the

site appears suitable for concepiual approval of the proposed development. The hazard from

surface fault rupture is expected 1o be low at the site. A site-specific peotechnical investigation is

recommended to provide design-level recommendations for cut and fill, site grading, footing and

foundation design, and drinage during the construction phase of the project.

WESTERN |
Availability of Report

The report should be made available to architects, building contractors, and in the event
of a future property sale, real estate agenis and potential buyers. This report should be
referenced for information on technical data only as interpreted from observations and nat
as a warranty of conditions throughout the site.

Exeavation Backfill Considerations

The trenches may be in areas whene structures could subsequently be placed. However,
backfill may not have been replaced in the trenches in compacted layers. The fill could
settle with time and upon saturation. Should soructures be located in a trenched area, no
footings or structure should be founded over the trench excavation unless the backfill has
been removed and replaced with structiral fill, if the fill 1s to support a strociure.

Wesren Geplogic - Envirarsmential. Enginsgring. and Ceclogic Consuliants

FIGURE |

PAVEMENT
LAYOUT

QGSH

Gordon Spilker Huber

Geateehmical Consulzants, Ine

Scalz 1 inch equals 250 fest

SITE PLAN AND AIR PHOTO

SURFACE FAULTING HAZARDS EVALUATION
Caoitonwood Mall Dus Diigence
Hallkadaoy. Salt Lake County, Utah

FIGURE 2

Prior to approval of each building permit(s) a site-specific geotechnical report,
Including liguefaction analysis and foundation design recommendation must

be submitted for review. Page 28 of 28
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	PZ File #: 24-2-05
	Project Title: BRINTON HISTORIC MODIFICATIONS CUP
	Project Address: 1981 S. Murray Holladay Road
	Decisiontype: [Administrative:]
	Lot Size: 22-09-227-045
	Legal Description: BEG S 0^02'52" E 617.97 FT FR NE COR SEC 9, T 2S, R 1E, S L M; N 89^48' W 161 FT; N 0^02'52" W 316.6 FT M OR L; N 88^ 30' E 19.49 FT; S 47^ E 193.73 FT; S 0^02'52" E 186.68 FT M OR L TO BEG. 0.96 AC M OR L 4789-1421 5541-2763 5541-2765 6126-1897 6188-1 10092-3587
	Decision Description: 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 requirements. Holladay Ord. 13.06.050.B2 and 13.08
	Applicant Name: Katie Thibodeaux 
	Prop Owner: Roderick Enterprises
	Zone: R-M
	Dropdown3: [Mixed Use-No Retail (MU-NR)]
	District #: [District #1]
	Notice info: Mailed 05/22/2024
	Dropdown2: [Conditional Use Permit]
	Aerial Map_af_image: 
	Text18: 
	Ordinance reference: 13.86
13.08.040
General Plan - Mixed Use- No Retail


	List exhibits: Staff Report
Review and Recommendation Letter
Applicant Narrative
Applicant supporting doc.

	staff name: Carrie Marsh, City Planner


