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MEMORANDUM

September 16, 2021

To: Planning Commission

From: Community Development Department

Subject: The Summit Two @ the Cairn’s Mixed Use SPR-08-03-2021
Development Master Plan and Phase Two -006124
Preliminary Site Plan Review. 7.89 Acres
10281 S. Monroe St. CBD-0 and CBD-P
[Community #9 - South Towne] Zones

HEARING NOTICE: This item has been noticed to property owners within 500 feet of the subject
area.

PROPERTY CASE HISTORY
CASE NUMBER CASE SUMMARY

SPR# 85-05 South Towne Mall Master Plan, a portion of the site. 1985.

SPR# 92-16 South Towne Mall Expansion, Phase I, a portion of the site. 1992
Sandy Promenade Wetland Center. 2005. Sandy City Parks
SPR# 05-19 Department’s plan for the physical development of a 1.77 acre portion
of the Centenial Parkway Promenade.

REQUEST

The applicants, Mr. Ron Raddon, representing Raddon Development, and the Sandy City
Redevelopment Agency are requesting the Sandy City Planning Commission to consider a
Master Site Plan for an approximate 7.89 acre property, and Preliminary Commercial Site
Plan Review for the proposed 6.02 acre portion titled Summit Two @ the Cairn’s Mixed Use
Development project. A Mixed Use Development requires a Conditional Use approval in both
the CBD-0 and the CBD-P zoning districts, and the Conditional Use review will be considered in a
separate agenda item and in a separate staff report on this same agenda. The Planning
Commission is the approval body for these actions as specified in the Sandy City Development
Code.

BACKGROUND

This project site consists of three property parcels located at approximately 10281 South and
between I-15 and the northbound segment of Centennial Parkway (170 West Street). The
Master Site Plan area will include both a vertical mixed use and a horizontal mixed use
development to be constructed in two phases. The first phase will include two restaurants, hotel,
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and a convention hall in the vertical mixed use building to be located on the east side of Monroe
Street. An apartment building with ground floor flex commercial spaces will replace the former
“Wetlands Education Pond” and be located on the west side of the northbound lanes of
Centennial Parkway. A large 3 level parking garage will be constructed between the hotel and
apartment building, which will be attached to the hotel building and serve as a podium for the
apartment building. The second phase will be a stand-alone office structure which will be added
to the project on the west side of Monroe Street in a future phase, when the market recovers for
office building space. (Before the Pandemic, the office building was to be the first phase of the
project. Hence the project designation of “Summit Two” for the hotel and apartment mixed use
phase, for which its title has not been changed since the design development process began
several years ago.)

(Please see the attached plan sheet P100 for the Master Site Plan illustration.)

Preliminary Commercial Site Plan Review for a new Mixed-Use Development Project
Description. This 6.02 acre property is located within the Central Business District-Office
(CBD-0) and the Central Business District-Parkway (CBD-P) Zoning districts, and the site is
currently vacant. This proposed Mixed-Use commercial project will include (1) a 14 story, 211
foot tall, 265,000 square foot mixed use commercial building containing ground and top floor
restaurants, a 218 room hotel, a ten thousand square foot convention space, with 26 units of
luxury residential condominiums, located on the western portion of the property, fronting
Monroe Street. (2) A 6 story, 75 foot tall, 321,000 square foot, 297 unit apartment building
(including 16,000 square feet of “Flex-Commercial Space” at the ground level on the eastern
portion of the site fronting the eastern portion of Centennial Parkway and 10200 South Street).
And (3) a 3-level, approximately 1,060 parking stall, 463,000 square foot concrete parking
structure, spanning under and between the two main buildings. This project is proposed to
replace the current northbound portion of Centennial Parkway (street) (between 10200 South
Street and the north Mall Ring Road) and the defunct wetland pond (which is being replaced and
relocated to the Riverside Golf Course property). Itis also part of the South Village Area in the
Cairns Master Plan and is subject to the Cairns Design Standards.

NOTICE

Notices were mailed to property owners within a 500-foot radius of the subject parcel to notify them
of the Planning Commission meeting. A neighborhood meeting was not held for this project as there
are no residents within a 500-foot radius of the proposal.

CITY DEPARTMENTAL REVIEWS OF THE PRELIMINARY SITE PLAN

All reviewing city departments have been engaged in the design and development process of this
project since March of 2021 through the Develeopment Review Team meetings and the CityWorks Site
Plan Review process. All City departments recommend that the preliminary site plan review be
approved by the Planning Commission as now configured. Final details will be worked out at the staff
level in the final review process.

ANALYSIS

CBD-0 and CBD-P Zoning Review.
Important design issues or considerations on this proposed development in the CBD-0 and CBD-
P Zones that will need to be reviewed by the Planning Commission include: mix of uses, building
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heights, lot coverage, building design and materials, building articulation, street level building
entries, setbacks and streetscape profiles.

This project is also subject to the recently adopted Cairns Design Standards. These have
requirements that involve virtually all aspects of the built environment including: park strips,
design priority (pedestrian/vehicular/shared), traffic calming, building frontages, building
massing, architectural design elements, landscaping, public realm furnishings, and other site
design elements.

Access:

The Summit Two phase of this project will create a large 6.02 acre city block bounded by the
existing Monroe Street on the west, the existing 10200 South Street on the north, the existing
northbound portion of Centennial Parkway (170 West) on the east and the Dry Creek open space
corridor on the south. The mixed use buildings will appear as one large building structure with
three elements (hotel tower on the west, facing Monroe Street, connecting parking structure, and
the apartment building on the east, facing the Centennial Parkway promenade and the remaining
Centennial Parkway streeet ). Vehicle access will be from three driveways into the parking
structure. One from Monroe Street located at the south side of the hotel structure.

A second and main access for the hotel valet services is on the north side of the building from
10200 South Street. A third driveway will enter the south side of the parking structure from the
north Mall Ring Road, near to where the existing southbound portion of Centennial Parkway is
located. There will also be a screened loading dock area on the north side of the hotel building,
accessed from 10200 South Street. On Monroe Street, the hotel will have a large porta cochere
extending between the front of the hotel building and Monroe Street. Entry into the porta cochere
will be from a south driveway, one way northbound and exiting from the northern driveway back
onto Monroe Street. The hotel will primarily use a system of valet parking services between the
porta cochere area and the parking structure for guest and visitors.

The developers and the City Engineer have worked extensiviely on the access plan, on-site
circulation, turning movements, driveway widths and locations, street profiles and right of way
needs to arrive at this current layout. In addition, side treatments of parkstrips, sidewalks, and
urban furnishings will be added to all streets that will improve pedestrian mobility and comfort to
the area in the first phase of development. Each building will be primarily oriented to the street
and encourage pedestrian activity. The proposal shows each of the three public streets will have
buildings that face onto it. The proposed street improvements are designed to implement the
Cairns Design Standards.

Parking:

The Summit Two phase of this project includes a three level parking structure which will abutt the
hotel building on its east side and extend east to the northbound portion of Centennial Parkway
where it will function as a podium under the apartment building. The final design of the interior
of the parking structure is still under design review. However, this structure will provide up to
1,060 parking stalls. Based upon the City’s parking stall requirements by the mix of uses in the
project, the project will require at least 1, 004 stalls. If all 1060 stalls are realized within the
structure, this would result in an excess of 56 stalls or an increase of 5.58 percent above the City
requirement.
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The Sandy City Code allows the Community Development Director to approve up to 10 percent
more stalls when the need is established by either a Parking Demand Study or a Market Demand
Study, performed by a consulting Transportaion Engineer or a licensed real estate professional
experienced in parking demand estimates. Such studies have not yet been submitted by the
developers, but will be as part of final site plan review with staff. The Community Development
Director has indicated that he will approve up to the 10 percent increase in parking within the
proposed parking structure if needed and if justified by the parking study.

rage and Density of Development:

Total lot coverage with buildings and the parking structure will approach the 90 percent limit
imposed by the CBD zoning. However the site will be enhanced by the streetscape design and the
open space plazas. Also, the apartment building will include an interior open space recreation and
activity center for use of the aprtment residents. Thus the goal of reserving 10 percent of the site
for landscaping will be achieved in this Cairn’s design driven project. The overall reidential density
of the project is to be reviewed and approved by the Planning Commission. The Summit Two
project includes 218 hotel units, 26 condominium units and 297 apartment units(six units of
which will be initailly finished as residential units within the 16,000 square feet of ground floor
“Flex-Commercial Space” located along Centennial Parkway), totalling 541 residential units on
6.02 acres or 90 units per gross acre for the project. There is no density limit for the CBD zoning
districts as long as the site complies with all other development requirements. The Planning
Commission is to approve the proposed density if it determines that it is appropreiate for the
development and the location.

Architectural Design & Materials:

All buildings in Summit Two phase were reviewed by the Sandy City Architectural Design Review
Committee (ARC) at its meeting held on July 28, 2021, and received a positive recommendation
(see ARC minutes) on the proposed building design, with the determination that the proposed
design, building materials and colors will achieve a “mountain meets urban” design ethos with the
mix and placement of materials consistent with Cairns Master Plan. (Please see plan sheets for
building elevations, floor plans and renderings of the buildings. Plan sheets P202 and P203
illustrate the “mountain meets urban” design concepts reflected in the building architecture.)

Lan ing Design and Materials:

The CBD-0 and CBD-P zones require site landscaping and specify tree and shrub species, etc.,
which will be overridden by the Cairn’s Design standards, as reflected in the proposed preliminary
plans, which will meet the Cairn’s requirements.

Buildi ront :

The developers are asking the Planning Commission to allow the transfer of the primary and
secondary street frontage designation for the hotel building in reverse of what would be required
by the street type classifications. This plan has the primary frontage for the hotel building to be
located on Monroe Street rather than on 10200 South Street due to traffic capacity on Monroe
Street and building exposure to the freeway. Enhancements in site development are offered to
compensate for this switch as detailed in the “Appendix D” document. The secondary frontage
designation for the hotel is also requested to be shifted from Monroe Street to 10200 South Street
to better accommodate the major parking structure access driveway and the loading/garbage
collection accesses.
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For the apartment building all building frontages and entrances are oriented to the lesser type 2
street classification, consistant with the Carin’s requirements.

Building Setbacks:
The CBD-0 and CBD-P zoning districts require buildings to be built up to the street at a zero (0

foot) lot line setback, after the approved streetscape design, and that primary building entrances
be oriented to the street. The code also stresses variations for building articulation and activation
of the pedestrian areas with courtyards, outside dining areas, etc. Streetscapes and building
setbacks are dictated by street type classifications and vary according to the Cairn’s Design
Requirements and override the base zone specific requirements.

The Cairns Design Standards call for a ten foot (10’) building setback from the public walkway
along Centennial Parkway and 10200 South Street, and an eight foot (8') setback along Monroe
Street. These setbacks are after an eight foot (8') sidewalk and eight foot (8’) parkstrip behind the
curb and gutter. These standards call for the parkstrip and sidewalk areas to be dedicated as part
of the public right-of-way and the building setback area to remain under private ownership, but
still be part of the pedestrian realm. The applicant is seeking reductions in places along the
Centennial Parkway and the 10200 South Street frontages to as little as 5 and 6 feet of buiding
setback from the streetscape improvements/street right of way dedications. On Monroe Street
the main hotel building and the convention area are set back more than 20 feet from the street
right of way, but the large, glass-roofed porta cochere will overhang the front setback area and
come within feet of the right of way with steel support posts. This design feature is considered to
be an enhancement to the functionality of the porta cochere and the hotel reception area and will
visually move the lower level of the hotel buiding closer to the street in support of the “mountains
meets urban” design goals.

Building Heights:

The CBD-0 and CBD-P zoning districts limit building heights to 140 feet, but allow the Planning
Commission to approve taller buidings not to exceed 20 stories. The hotel buiding is proposed at
211 feet high and 14 stories, and is thus approvable by the planning Commission and is
appropriate in the Cairn’s downtown development district. The CBD-P zone limits building
heights along the Centennial Parkway frontage to one to three stories for the first 30 foot
horizontal depth of the building, and then allow the 140 feet of height. The CBD-P zone does allow
the Planning Commission to approve higher building heights within this 30 foot depth area, up to
the maximum building height, based upon architectural design, main street theme, etc. The
proposed buiding height of the apartment building is 75 feet above the street level, composed of 6
stories, with the ground floor level being flex commercial space as allowed by the Cairn’s Design
standards.

The building height of the connecting parking structure is being limited to three levels, but only
two levels visable above finished grade. This lower level portion of the overall building project
will be screened on the south by the existing landscaping the City has installed along the Dry Creek
Open Space Corridor, and enhanced landscaping along the south side of the structure to be
installed by the developer according to the landscaping plans proposed. The north side of the
parking structure portion of the overall buiding project will be enhanced with two outdoor open
space and activity areas, including a landscape planted “green wall”.

Future Subdivision and street dedications required:
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All right-of-way dedications mentioned above would occur with the recording of a subdivision plat
that will be required before final approval can be granted for this phase. None of the existing
streets within the Centennial Parkway and promenade area have ever been dedicated as public
streets. The City, through the Redevelopment Agency owns these streets and the landscaped open
spaces in the promenade. Appropriate street dedications to Sandy City for and in behalf of the
public will be finalized through the subdivision platting process.

Landscaping & Open Space:

The applicant has submitted a full landscape plan for the site. Staff has found that it generally
meets the requirements specific to the Cairns Design Standards, the CBD-0 and the CBD-P Zones
and those of Chapter 21-25 entitled Landscaping Standards. The plans reflect a variety of
deciduous and coniferous trees, shrubs, and perennial flowers. This plan shows urban amenities
such as meandering 8 foot wide sidewalks, street furniture, benches, trash receptacles, bike racks,
and raised planter areas along these street corridors. They are beneficial to the project design and
enhance the pedestrian experience. All residential units are within % mile walking distance to a
publicly accessible open space (the Promenade).

Cairns Design Standards Review.
Exceptions:
The developer is seeking exceptions from several areas of the Cairns Design Standards. These
exceptions are detailed in the attached Cairn’s Design Standards, Appendix “D” document. The
Planning Commission can approve these exceptions so long as the applicant demonstrates the
following:

e The intent of the applicable regulations; and

e The intent of the Master Plan; and

e The same or better quality design as determined by the Planning Commission

If these criteria are not met, the Planning Commission may require additional development
enhancements.

The requested exceptions have been discussed with the Planning Staff and seem reasonable when
balancing all of the competing requlations, standards, design parameters and functionalities of the
proposed development.

The following is a list of requested exception considerations by category as detailed in the attached
“Appendix D” document submitted by the developer’s architect:

2.6 Building Frontages, page 4.

3.0 Streetscape Designs, pages 7 and 8.
5.1.2 Commercial Requirements, page 10.
6.2.2 Structured Parking, page 16.

6.3.1 Parking Entrances, Page 17.

11.1.2 Trash and Waste, page 28.

Appendix D also details the proposed justifications for the requested exceptions and the site
amenities, design details, and development enhancements offered in response to the requested
exceptions, listed on pages 25 and 26, for the Commission’s review and determination as to
adequacy.
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Staff finds that the intent of the regulations and master plan are mostly met with the proposed
design. Staff is comfortable recommending approval of the exceptions based on the development
enhancements they are proposing.

STAFF RECOMMENDATION

Staff recommends that the Planning Commission accept the proposed Master Site Plan, with
two phases and find that the preliminary site plan review is complete for Phase 1, Summit
Two @ the Cairns Mixed Use Development located at approximately 10281 S. Monroe Street,
based upon this staff report, the following four findings and the thirteen conditions:

Findings:
A. That the proposed first phase development project will effectively implement the goals

and purposes of the base zoning, CBD-0 and CBD-P, and the Cairns Design Standards for
Sandy’s downtown district and incorporates the “Mountain Meets Urban” design theme
elements.

That the “Wetlands Education Pond” property is better used for incorporation into this
mixed use project than to continue in its current state. Relocation of the wetland habitat
and educational functions to the new and larger site at the golf course, will be an
improvement.

That the reconfiguring of the Centennial Parkway street system as proposed and as
approved by the City Engineer and City Transportation Engineer, will better serve the
transportation needs and long term development of Sandy’s downtown area.

That the addition of the convention facility to the hotel project is highly desired by Sandy
City Administration and City Council to further the long range economic goals of the City.

Conditions:

1.

That street improvements be carried out according to Plan and Profiles approved by the
Sandy City Engineer as to Monroe Street, 10200 South Street, and the northbound portion
of Centennial Parkway as proposed.

That a future subdivision be approved by the City and recorded with the Salt Lake County

‘Recorder, which reflects the final parcel configuration, required street and easement

dedications, on-street parking and lane configurations as approved by the City Engineer
and allows for the approved streetscape designs of the three street which front the

property.

That the related Conditional Use application for a Mixed Use development be approved by
the Planning Commission.

That the developer proceeds through the final site plan review process with staff prior to
any vertical construction. The Final Site Plan shall be in compliance with all Development
Code requirements and those modifications required by the Planning Commission.

That the development complies with all Building & Safety, Fire and Life Safety Codes
applicable to this type of use.



Summit Two @ the Cairns Mixed Use Prelim. Site Plan Review — SPR08032021-006124 Page 8

6. That the developer be responsible to meet all provisions of the CDB-0 and CBD-P Zones
and Cairns Design Standards as modified by the Planning Commission.

7. That the exceptions to the Cairns Design Standards addressed in the staff report and as
detailed in the “Appendix D” document, be approved as the design meets the intent of the
regulations, Master Plan, and achieves a similar quality design.

8. All utility boxes (i.e., transformers, switch gear, telephone, cable tv, etc.) shall be shown on
the site plan and shall be placed underground or moved behind the front setback of the
buildings and screened from view. Each box shall be shown in its exact location and shall
be noted with its exact height, width, and length. Building utility meters shall be mounted
to the side or rear elevation or screened with a wing wall if fronting a public street.

9. That the developer be responsible for the placement of a temporary 6 foot high chain link
fence around the perimeter of the project during the construction phase of the project for
security. Said fence shall also be required to include fabric to prohibit blowing dust
problems, if it becomes necessary or if it is required by the Community Development
Department during Site Plan Review.

10. That the applicant complies with all department requirements as noted in all
Preliminary Review letters prior to submittal for final site plan review with staff.

11. That the architectural materials and colors be approved as per the drawings presented.
That all roof mounted mechanical equipment be fully screened.

12. That the amenities illustrated on the preliminary site plan be a requirement of this
development.

13. That project signs be allowed upon receiving a detailed sign package that complies with
the Sandy City Sign Ordinance. Signs will need to be reviewed by separate applications by
Planning Staff.

. Reviewed by: - ’ //{
2 Wherliog lf o

ouglas L. Wheelwright
Development Services Manager

Acknowledging the technical and design assistance of Mike Wilcox, Sandy City Zoning
Administrator, in the review of this project.



Architectural Review Commitiee Meeting

July 28, 2021

Members Present: Staff Present: Attendees:
Steve Burt James Sorensen Lyle Beecher — Abstained from vote
Cheryl Bottorff Jared Gerber Ron Raddon — Raddon Development
Scott Westra Doug Wheelwright  Jesse Raddon — Raddon Development
Kris Nicholl Mike Wilcox Anthony Lyman - Beecher Walker
Daniel Schoenfeld Brynn Bohlender Architects

Jennifer Gillen Jory Walker — Beecher Walker Architects

Those Absent:
Brian McCuistion

4:00 p.m. Summit at the Cairn’s (10200 South Monroe Street) Ron and Jesse Raddon
- Raddon Development/Jory Walker and Anthony Lyman - Beecher
Walker Architects

Ron made introductions and explained how they have been meeting every Tuesday
with Sandy City staff for the past two months going over this project.

Anthony explained where the project would be located and talked about the hotel
and apartments. Highlights of both included:

Radisson Blu Hotel will be 15 stories high with approximately 330-340 hotel rooms on
nine levels of the building. Amenities will include private condos on the top 4 levels,
roof-top bar (inside/outside), lounge, spa, gym, swimming pool,.and a convention
center that is 10,000 sq. ft. Surrounding the hotel will be office, retail, restaurant,
entertainment, and residential units. There will be on-street parking (10200 South) with
an enclosed loading dock and a pocket park next to it. There will be a wood looking
metal wing shaped accent structure that goes up the side of the hotel where the
Radisson sign will be.

The apartments will have six levels, one below the top level of the parking structure,
and will extend almost all the way under the apartments. The interior of the
apartment plaza will have hot tubs, pools, BBQ area, making it feel like a resort,
surrounded by apartment units.

Anthony explained that the materials being used for the Hotel and the apartments
are similar in materials but will have some differences as well. They will be using thin
brick, architectural metals, glazing, and fiber-cement panels. The porte-cochere will
have an inch to an inch and a half thickness of frosted glass as the roof. The
apartments will use the same brick as the hotel but in a different color. The
apartments will also use another wood look in an aluminum plank material, but in a
grayish color.



Scott asked about the parking structure that joins with the apartments and the hotel.
Anthony explained that there is a five-foot gap between the garage and the hotel.
Due to the size of the hotel and the size of the footings for a building of this
magnitude, they had to separate them because there is no real physical attachment
except for the few spots to get into the structure. The apartments sit on and wrap
around the parking structure.

Ron said there is a parking and traffic demand study in progress.
Steve asked if there was a chiller plant for either of the buildings.

Ron said that they have chillers for the residential units, BRFs for all the hotel rooms
and condos, a big chiller for all the common areas: a chiller in the back of house for
the convention center, and then there will be regular mechanical units on the very
top house for the restaurant/pool that will be recessed into a well on the top roof.
They are meeting with Robert DeKorver to go over all of this.

Doug asked about the pocket park.

Anthony said they had about a 40-foot depth pocket park that will be landscaped
with sculptures, trees, raised planter boxes, and benches.

Steve asked if staff had any concerns.

Doug said that they would still be working through the Cairns documents before they
go to Planning Commission, which deals with the site and infrastructure
improvements. Staff will also look at the Appendix D process, which will analyze all
the Cairns factors and see if it meets those standards.

Kris asked about the glass that would be used on the hotel. She was concerned
about it looking like the Mountain America Credit Union's building, because they
have received so many complaints about the reflectivity glare and from people
using the freeway.

Jory said that the glass would be a grayish warm glass that will help with the heat and
the cold. It will have a coating on it which will reflect the mountains (not mirrored).

Motion to Vote:
Scott Westra made a favorable recommendation to have the Planning Commission

approve the architectural design, building materials and colors as presented. Cheryl
Bottorff seconded. All in favor of the motion.
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Raddon Devélopment, LLC

September 7, 2021
Sandy City Planning Commission
1000 Centennial Parkway
Sandy, Utah 84070
RE: September 16" Planning Commission Meeting

SUBJECT: Summit II @ The Cairns

Dear Planning Commission Members Dave Bromley, Michael Christopherson, Monica Collard, Cameron
Duncan, Jeff Lovell, Ron Mortimer, Daniel Schoenfeld, and Jamie Tsandes:

With regard to the above-referenced subject matter, the applicant, Raddon Summit Hotel, LLC,
submits to the Planning Commission a (14-floor, 264,942 square foot building consisting of a 235 room
Radisson Blu Hotel with four floors of condominiums; a 6-story, 290-unit apartment community east of
the hotel, along with a 1,100 stall parking structure) Mixed Use Development for your consideration.
This exceptional development is ideally situated within The Cairns 1,000-acre master plan which will
capitalize on the existing trail system and natural beauty of Dry Creek. The development team and its
architects and engineers have worked diligently with Sandy City Staff to propose plans consistent with
The Cairns Design Standards of “Mountain Meets Urban” in both the exterior site improvements and
architectural design.

Conditional Use

The proposed mixed use development is a conditional use application under the prevailing Central
Business District-Office Subdistrict/Central Business District-Parkway Subdistrict zoning districts. Hotel
uses are permitted within the zone. The proposed Summit II Apartment Community will bring residents
within walking distance of many of the adjacent businesses, restaurants and retail uses adjacent to the site
area. This sense of community added by the occupants of this community will bring a sense of
community to an otherwise vacant area during late afternoon and evening hours. Occupants will eat,
shop, and work in areas in close proximity. For those commuting to work, they will have the availability
of parking for their vehicles in the adjacent parking structure. Traffic is often a concern of the public for
developments similar to this project. A full traffic impact analysis has been submitted for City Staff
consideration and a summary of findings is provided below.

Radisson Blu Hotel

The Radisson Blu will welcome its guests with exceptional accommodations along with its stunning
rooftop bar, lounge and swimming pool which will be open to the public. The upper four floors of the
building will house 28 +/- luxury condominiums. The hotel will offer its guests and the surrounding trade
area much needed banquet, wedding, meeting and event space together with culinary offerings at the
highly acclaimed Fire Lake Grill House & Cocktail Bar.
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The building will be owned by the developer and managed by Radisson Blu. Operating hours have not
yet been determined but will be typical of an upper-class hotel.

Site access off Monroe Street will be restricted by the installation of raised median islands within the
center median of Monroe Street. Valet parking service with one way access to the main entrance will
channel patrons to the main lobby for ease of accommodation. Patrons not wishing to utilize valet
services may self-park and enter the Hotel through Level 1 of the Parking Structure.

Summit 11 Apartments

The Summit I1 Apartment Community will consist of 290 units, Class-A quality construction with 6-
stories above grade, a parking garage at ground level, along with additional covered parking below grade
and adjacent to the apartment building.

These residential units are designed with long-term tenants in mind, utilizing high-quality material and
construction. The units are well laid out with open living areas, generous balconies, and ample storage
space.

Community space is proposed center court with a swimming pool, children’s play area, fitness center, and
on-leash pet space. Ground floor street units will be constructed with convertible commercial
accommodations in anticipation of future commercial use following the initial residential occupancies.

Location

The subject apartment project has been analyzed for the site and has been determined feasible based on
the project’s proximity to major employers, transportation, and transportation arteries. The developer has
also determined that the project meets feasibility requirements based upon the forecasted demand in the
housing market in the immediate trade area.

Traffic Impacts:

Traffic impacts for the subject project have been studied with traffic projections being applied at the
intersection of Monroe and 10200 South Street, Centennial Northbound from 10200 South to the Mall
Ring Road (10280 South) and 10600 South and Auto Mall Drive. The study results provided in the
Radisson Blu Traffic Impact Analyses show that the impact of the development is not significant to the
intersections along Monroe Street, 10200 South, the Mall Ring Road and Centennial Northbound. Due to
the proposed vacation of Centennial Southbound from 10200 South to the Mall Ring Road, it is proposed
that Centennial Northbound from the Mall Ring Road to 10200 South be converted to two-way traffic
with center left turn lanes for northbound and southbound lefts at 10200 South and the Mall Ring

Road. Space for the turn lanes is provided by eliminating east side on-street parking and relocating the
west side curb. The analysis also concluded that the vacation of Centennial Southbound and
redistribution of traffic did not significantly impact the intersections studied. The 10600 South and Auto
Mall Drive signal currently has southbound congestion/queuing that is mainly due to the short segment on
Auto Mall Drive between the signal and the Auto Mall intersection. Sandy City is currently considering a
Monroe Street reconfiguration that would alleviate this problem. The traffic analysis completed for this
development determined that this Monroe Street reconfiguration would greatly improve the queuing
available, but that, if possible, a southbound thru lane should be added to the signal. The study discussed
how UDOT Ramp metering for the northbound I-15 On-Ramp also affects congestion at this

intersection. While the proposed development adds traffic to this intersection, it was found that it mostly
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affected queuing during a short period of the PM Peak Hour and that the Monroe reconfiguration could
accommodate more queuing.
Thank you for your time and consideration of Summit I @ The Cairns.

Best regards,

eal Estate Manager
Raddon Summit Hotel, LLC
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2.2 PARKSTRIPS

FORMAL PARKSTRIPS - 10200 SOUTH AND CENTENNIAL PARKWAY
There shall be a minimum of one street tree for every 35 feet of frontage.
See Landscape Concept Keynote 34 and Exhibit depicting 35 foot minimum tree spacing, see sheet L1.1.

- Trees shall have a two-inch caliper at the time of planting.
See Landscape Concept Keynote 34 and Exhibit depicting intent to install 2" Caliper trees, see sheet L1.1.

Trees shall be selected from the plant list in the appendix of this document or be approved by the Parks and Recreation

Department.
Two differing tree varieties have been selected as outlined per this Section.

INFORMAL PARKSTRIPS - MONROE STREET
«  Parkstrips shall include softscape treatment for at least 40% of lot frontage.
Parkstrips include softscape treatment area of a minimum of 40% of lot frontage..

- Softscape areas shall be a minimum of 70% plant material.
Of the specified softscape treatment areas, a minimum of 70% of the sofscape areas are shown with plant material.

- Parkstrips shall include at least three different trees species (from the plant list in this document or as approved by the Parks

and Recreation Department).
Three differing tree varieties shall be selected as outlined per this Section.

- Trees shall have a two-inch caliper at the time of planting.
See Landscape Concept Keynote 18 and Exhibit depicting intent to install 2" Caliper trees, see sheet L1.1.

COMBINATION PARKSTRIPS
Not applicable.
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2.3 DESIGN PRIORITY

PEDESTRIAN - 10200 SOUTH AND CENTENNIAL PARKWAY
«  Crosswalks shall be a minimum of 6 feet wide and shall include stamped or colored concrete.
Proposed crosswalks traverse drive access locations and shall be constructed with colored concrete.

»  Where a driveway crosses a sidewalk, the driveway shall be raised to match the adjacent sidewalk.
The project meets this requirement.

- Pedestrian islands shall be required for crossings over 38 feet.
EXCEPTION (HARDSHIP) - On 10200 South the pedestrian crossing is 41 feet, but is unable to utilize a pedestrian island

due to the specific cross section proposed by city engineering for that street. No crosswalk will be provided across
Monroe at this time as there is nothing to connect it to, but will be added when the west development adjacent the
freeway is completed. See section 10.2 for development enhancement to offset this exception.

«  Bulb-outs shall be implemented where there is on-street parking.
Bulb outs are provided in areas of on-street parking.

SHARED - MONROE STREET
«  Crosswalks shall be a minimum of 8 feet wide and shall include stamped or colored concrete.
Proposed crosswalks traverse drive access locations and shall be constructed with colored concrete. Existing publzc street

crossings are not proposed to be modified.

- Where a driveway crosses a sidewalk, the driveway shall be raised to match the adjacent sidewalk.
The project meets this requirement.

- Pedestrian islands shall be required for crossings over 38 feet.
The crossing to the west across Monroe has been designed with a pedestrian island.

- Bulb-outs shall be implemented where there is on-street parking.
EXCEPTION (HARDSHIP) - No on-street parking is being provided on Monroe at the request of engineering due to the
vehicle speeds on the street. This enables the development to also have a larger porte cochere area and bring the porte
cochere further out to the street. See section 10.2 for development enhancement to offset this exception.

VEHICULAR
Not applicable.
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2.4 TRAFFIC CALMING

CROSSWALKS
«  Crosswalks shall have a defined edge according to street code requirements. Borders may be added to designs as needed.
Crosswalks have a defined edge and meet this requirement.

- Inlocations where a building is present at the corner, there shall be a specialty paver plaza of 500 square feet or more in size

(see figure 218).
At the intersection of Monroe and 10200 South the plaza exceeds 500 square feet and the intersection of 10200 South

and Centennial the plaza is 200 square feet with a monument.

. In locations with a monument at the corner, there shall be a specialty paver plaza of 200 square feet or more in size (see figure

217).
At the intersection of 10200 South and Centennial there is a Cairns Monument proposed where building is present with

bench seating and 200 square foot plaza.

. Crosswalks shall offer a route from the intersection to either the building entrance or a point of interest.
The proposed design accommodates this requirement and the points of interest are indicated on the landscape plan.
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2.6 BUILDING FRONTAGES

«  Allbuildings in The Cairns shall have frontage on at least one public or private ROW or mew.
The proposed complies with this requirement.

PRIMARY FRONTAGE - MONROE (HOTEL) AND CENTENNIAL (APARTMENT)
- The primary frontage shall be the frontage of a building on the smallest numbered streetscape design-type, types 2-4, where
two or more frontages exist.
W(HARDSHIP) -This would place the primary frontage for the hotel on 10200 South. We are considering
onroe to be the primary frontage for the hotel project due to the traffic volume on Monroe and the building exposure
to the freeway. The below comments are responses as though Monroe is being considered as the primary frontage for the
hotel. See section 10.2 for development enhancement to offset this exception.

For the apartment building the primary frontage faces Centennial Parkway which is the smallest streetscape design-type.

- The primary frontage shall be the frontage that satisfies the ground floor commercial requirement (see Chapter 3).
The west facade of the hotel facing Monroe is planned to have a restaurant at the main level and the north end has
10,000 square feet of convention space.

(NON-HARDSHIP) - The apartments are not planned to have retail currently due to not being able to
support it with parking, but will be able to be converted in the future if the need arises. See section 10.2 for development
enhancement to offset this exception.

+  The primary frontage shall include the primary entrance to the building for streetscape design-types 2 and 3.
The primary frontage for the hotel includes the primary entrance at the porte cochere along Monroe which is a type 3.

The primary frontage for the apartment includes the primary entrance along Centennial Parkway which is a type 2.

« At least 70% of either the facade of the building or a community gathering space (see Chapter 9) shall be built within five feet
of the minimum setback for the applicable streetscape design-type.
For the hotel there is outdoor seating at the restaurant and the porte cochere has been extended out to the sidewalk
that are within the minimum setback required for both Monroe which meets the 70% minimum requirement. The porte
cochere is being considered as an extension of the building due to its size and a community gathering space as it extends
out to the sidewalk and will have benches and other amenities for the public.

For the apartment building the entire front facade is built within five feet of the minimum setback.

SECONDARY FRONTAGE - 10200 SOUTH (HOTEL AND APARTMENT)
«  Thesecondary frontage shall be the frontage of a building on the largest numbered streetscape design-type where two or
more frontages exist.
(HARDSHIP) - This would place the secondary frontage for the hotel on Monroe. We are considering
10200 South to be the secondary frontage for the hotel project. The below comment is as though 10200 South is being
considered as the secondary frontage. See section 10.2 for development enhancement to offset this exception.

This would place the secondary frontage for the apartment along 10200 South and complies with the requirement.

«  Atleast 70% of the facade of the building or a community gathering space (see Chapter 9) shall be built at or closer than the
maximum setback for the applicable streetscape design-type.
Considering 10200 South as the secondary frontage for the hotel and apartments the entire north facade is within the
maximum setback of the streetscape.
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2.7 COMMERCIAL SPACE PROVISIONS

When it is not economically viable to build commercial space consistent with the requirements of this document, commercial
space may be designed as flex-commercial space.

FLEX COMMERCIAL SPACE
+  Flex-Commercial Space shall be minimally designed with all of the following elements:
«  All necessary venting, electrical, and plumbing for a standard restaurant user.
The necessary venting, electrical and plumbing will be provided for a future restaurant user in one of the spaces.
"« Minimum ten-foot ceilings.
10+ foot ceilings have been provided.
- Street entrances for pedestrians.
Each future commercial space has been provided with its own entrance from the public realm.

TRANSFER OF COMMERCIAL SPACE

As a second option for relief from minimum commercial requirement required commercial space may be transferred to another
building or project on the same street or within 300 feet of the building. Transfer of commercial space shall require all of the
following:

- Commercial space shall be transferred on at least a 1:1 square foot ratio

. Commercial space shall be transferred to another building or project on the same street (up to 1,000 feet away) or to another
building within 300 feet as long as the new project is in The Cairns

«  The transferred commercial space shall not be built as flex-commercial space

«  The transferred commercial space shall be constructed simultaneously with the proposed project

.« Commercial space shall not be transferred away from any streetscape design-type 2 street but may be transferred to a
streetscape design-type 2 street

Not applicable.
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2.8 DRIVE-THRUS AND WALK-UP

- Where permitted, drive thru windows and lanes shall be behind buildings or heavily screened to eliminate or minimize the
view from the public realm
Not applicable.

+  No more than one drive thru lane shall be allowed for any one business
Not applicable
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3 STREETSCAPE DESIGNS

TYPE 2 - 10200 SOUTH AND CENTENNIAL PARKWAY

«  Design priority shall be pedestrian.

The proposed complies with this requirement.

Parkstrip treatments shall be formal.
The proposed complies with this requirement.

Sidewalks shall maintain a minimum 8 foot clear walkway.
The proposed complies with this requirement.

«  The minimum building setback shall be 10 feet.
EXCEPTION (NON-HARDSHIP) - The hotel convention space is closer than the 10 foot minimum. See section 10.2 for

development enhancement to offset this exception.

EXCEPTION (NON-HARDSHIP) - The apartments are closer than the 10 foot minimum, but the parking structure meets
the requirement. See section 10.2 for development enhancement to offset this exception.

The maximum building setback for a primary frontage shall be 15 feet and for a secondary, 20 feet.
EXCEPTION (NON-HARDSHIP) - Parking structure setback on 10200 South exceeds 15 feet. Enhanced plantings,
gathering areas, and points of interest are provided to fill and enhance this space. See section 10.2 for development
enhancement to offset this exception.

Interruptions shall be every 50 feet.
The project exceeds this requirement with paving colors, site furnishings, raised planters and plantings along all of the

three streets in question.

There shall be a minimum of 4 pedestrian entrances for every 200 feet of building frontage.
(NON-HARDSHIP) - There The hotel convention space has four doors along the north face that will function

primarily as exits for the convention space, but will still visually comply with the requirement to have openings. See
section 10.2 for development enhancement to offset this exception.

The level 1 of the apartment project has multiple pedestrian entrances, both into the future commercial spaces, the stair
towers and the level 1 apartments.

The maximum block length shall be 400 feet.
WNON-HARDSHIP) -The hotel, parking structure and apartments on 10200 South exceed this requirement,
ut a community gathering space has been added at the north side of the parking structure complying with section
9.1.6. See section 10.2 for development enhancement to offset this exception.

The apartments on Centennial Parkway are under the 400 foot block length limit.

Drive-thrus shall be prohibited.
None are planned for this project.

On-street parking shall be required.
H(NON-HARDSHIP) - On street parking has been provided on 10200 South. Future redevelopment will
address adding or moving the on-street parking on Centennial as the city engineer will not allow Centennial to jog
by moving the parking to the west side of the street. See section 10.2 for development enhancement to offset this
exception.
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3 STREETSCAPE DESIGNS

. There shall be a minimum of 30 % ground floor commercial or flex commercial and commercial or flex commercial on all block

corners.
(NON-HARDSHIP) - The apartments are not planned to have retail currently due to not being able to
support it with parking. There are a few spaces that can be converted to retail or commercial in the future. A grease trap,
minimum ceiling heights and entrances will be placed at this point to allow for future conversion. See section 10.2 for

development enhancement to offset this exception.

- The maximum retail space for any one use shall be 8,000 sq ft.
The future commercial spaces are small enough that none of them will exceed this limitation.

TYPE 3 - MONROE STREET

- Design priority shall be shared.
The current design has provided for a shared vehicular and pedestrian access and has colored concrete crosswalks.

Parkstrip treatments shall be informal.
Parkstrip treatments are informal as shown.

«  Sidewalks shall maintain a minimum 8-foot clear walkway.
The proposed complies with this requirement.

«  The minimum building setback shall be 8 feet.
The proposed complies with this requirement, with the porte cochere extending out to the sidewalk.

«  The maximum building setback for a primary frontage shall be 16 feet and for a secondary, 25 feet.
The large porte cochere extends out to the sidewalk, a large plaza has been designed to the west of the convention area
and another near the south parking structure entrance for the restaurant there is a large outdoor dining area.

- Interruptions shall be every 75 feet.
“Monroe meets this requirement with the outdoor dining, porte cochere area.

«  There shall be a minimum of 3 pedestrian entrances for every 200 feet of building frontage.
Along Monroe there are several entrances from the street to the building, parking structure and the convention space.

«  The maximum block length shall be 400 feet.
Monroe complies with this requirement.

«  Drive-thrus shall be limited.
No drive-thrus are planned in this development.

<  On-street parking shall be required.
ARDSHIP) - There is no on-street parking at the request of the city engineer. See section 10.2 for

development enhancement to offset this exception.

«  There shall be a minimum of 15% ground floor commercial or flex commercial and commercial or flex commercial on half of

all block corners.
The main level of the hotel has a large restaurant space and convention space exceeding this requirement.

- The maximum retail space for any one use shall be 10,000 sq ft.
No retail space exceeds this requirement.
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4.2 BUILDING MASSING

. Each building facade shall have at least one horizontal break. Horizontal breaks shall be offset at least 3 feet from the building
face. (See figure 408).
Each of the hotel building facades have a few horizontal breaks, including the guestroom balconies, architectural
projections or where the building facade steps backat levels two and 14. See the halftoned architectural elevations that
address this requirement.

The apartments use the balconies as the horizontal break so that unit layouts may stack vertically. The balconies extend
several feet from the building creating ‘canyons’ and ‘crevices. See the halftoned architectural elevations that address this
requirement.

- All buildings shall have a distinguishable base, middle, and top as defined in this document.
The hotel has a base at level 1, middle at levels 2-13 and the top at level 14. Each change between base, middle and top
occurs at a building horizontal break. See the halftoned architectural elevations that address this requirement.

The apartment building has a base at the street level units and commercial spaces, middle at the levels 2-6 units and a
top above the units where the roof has large overhangs and vertical extensions above the main roof. See the halftoned
architectural elevations that address this requirement.

- Residential, office, and hospitality use building heights in The Cairns shall be regulated by figure 409.
The overall project meets this intent.

- All specialty uses shall go to the Planning Commission for review and approval. These uses may not be held to the same
massing or building height standards as other uses. Specialty use buildings shall follow an additional review and approval
process, and will be given more flexibility in their design.

There are no specialty uses within the project boundary.
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5.1.2 COMMERCIAL REQUIREMENTS

- Full brick veneer, quarried stone, architectural metals, glass, or pre-cast architectural concrete, or other high-quality material
as recommended by The Cairns Architectural Review Committee (CARC), shall be used on at least 80%of building bases and
50% of building middles for all building frontages visible from public streets.

The entire hotel building is designed to use architectural metals and brick veneer and has large expanses of glazing
which exceeds the 80% and 50% requirements.

The apartment base is designed to use brick veneer with the middle using wood-look aluminum planks, aluminum
composite panels and fiber cement exceeding the 50% requirement.

- Uninterrupted horizontal expanses of 50 feet in length of any opaque material, including opaque glass, shall be prohibited on
building frontages visible from public streets.
m (NON-HARDSHIP) - The only locations on the hotel that exceeds this requirement are some of the banding
at the floor levels, the conference area at the north and the roof top amenity area that is stepped back from the main
facade. The large glass curtainwall below it will have extended depth mullions as the development enhancement for the
parapet walls exceeding the 50 foot length. See section 10.2 for development enhancement to offset this exception.

m (NON-HARDSHIP) - The apartment building only exceeds the requirement at the level 1 commercial spaces
as the residential units use the balconies to break up the facade. See section 10.2 for development enhancement to offset
this exception.

- Fully transparent, clear glass shall be required on the bottom two stories or 20 feet of any building for visibility at least three
feetinto the building.
The specified glazing for both projects will comply with the above requirement.

- Mirrored or highly reflective glass is prohibited. Opaque glass is prohibited from occupiable spaces.
No mirrored or highly reflective glass will be used on these projects.

FENESTRATION

BUILDING BASE:

«  709% minimum fenestration shall be required for bottom story along building frontages facing the street.
The hotel building as designed meets the 70% minimum requirement.

PTION (NON-HARDSHIP) - Due to having apartment units at level 1 and the window sizes being smaller, the
requirement is not met at 36%. See section 10.2 for development enhancement to offset this exception.

«  50% minimum fenestration shall be required for 2nd story along building frontages facing the street.
The hotel building as designed exceeds the 50% minimum fenestration requirement.

(NON-HARDSHIP) - The apartment units only achieve 35% fenestration at level 2. See section 10.2 for
development enhancement to offset this exception.

BUILDING MIDDLE AND TOP:
Middle and top sections shall have between 50% and 80% glass window treatments for all facades.
W(NON-HARDSHIP) - The hotel exceeds 80% glazing. See section 10.2 for development enhancement to
offset this exception.

W[NON-HARDSHIP) - The apartment building does not achieve 50% glazing at the middle and top sections.
ee section 10.2 for development enhancement to offset this exception.

ENTRIES
All retail or restaurant entries to a building shall include a material change or different articulation of the same material in and

around the entry.
The currently planned restaurant and rooftop bar in the hotel are accessed through the hotel and its main entrance.

10
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5.1.2 COMMERCIAL REQUIREMENTS

The commercial spaces beneath the apartment building will have their own designated and clearly visible entries with
large glass windows and a canopy over the entrance.

Each entry to a building shall be articulated with at least one of the following:
. Ahorizontal shift in the facade of the building (at least two feet in or out) where the door is located.
The entry to the hotel has a shift in toward the interior of the building in excess of 24",

The apartment entries shift toward the exterior of the building in excess of 24" at each entry.

«  Adistinguishable architectural change which clearly defines the entry.
Each of the entries not only provides a hardscape walkway bounded by landscaping, the requisite door(s), but also
includes a covered parapet roof structure or porte cochere. Each of these entrances are designated by a vertical
architectural element that shifts from the facade in or out further than adjacent surfaces and may include a raised roof

plane element.

«  Acanopy, overhang, or arch above the entrance.
Each of the®entrances for both projects are provided with a covered roof parapet structure.

+  Peaked roof or raised parapet structure over the door.
Each of the entrances for both projects are provided with a covered roof parapet structure.

ARTICULATIONS
«  Buildings shall include a clearly defined base, middle, and top.
As previously shown there is a defined base, middle and top to the buildings as currently designed.

. Atblock corners, buildings shall include enhanced articulation that minimally includes a building protrusion or recessed

treatment.
For the hotel the facade steps back similarly to figures 404 and 405 in the Cairns Design Standards.

The apartment building has angled roof elements and chamfered corners with balcony recesses.

BUILDING BASE:
. (Streetscape Design-Types 1, 2, 3) Horizontal building articulations for street facing walls shall be required at least every 50
feet to break up facades and create a human-scale.
The hotel’s fenestrations are recessed toward the interior of the building to provide depth, balconies at each of the
guestrooms and condominiums and various architectural ribbon elements around the building create the required
articulations.

The apartment building balcony recesses and vertical stair tower/entries create the required articulations.

«  Vertical articulations shall minimally extend to the full height of the ground floor.
There are multiple vertical articulations that extend to the first floor or higher for both buildings.

BUILDING MIDDLE AND TOP:
«  Vertical and horizontal divisions shall be required to the extent that a variety of physical and material breaks exist in the
facade.
There are multiple vertical and horizontal division provided in the metal panels, glass and brick not only materially, but

physically for both projects.

. Building facades shall include a sequence of articulations to provide architectural relief and shadowing.
As previously stated, each of the fenestrations along the entire level 1 are recessed into the face and recessed balconies
on each facade provide for a number of locations to create relief and shadowing. The proposed architectural elevations
will show the shadows to illustrate these conditions which occurs in both projects.

11
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5.2 SITE GRADE

The foundation of a commercial building shall not extend above four feet from the grade of the adjacent sidewalk.
The foundations will not extend more than 48" above adjacent grade and where it is exposed will be screened with
landscaping. Where the building is set back from the sidewalk with grading in between the exposed foundation, if any,
will meet the intent of this section.

The foundation of a residential building shall not extend above six feet from the grade of the adjacent sidewalk.
No foundations on the apartment building will extend above six feet above adjacent grade.

Retaining walls shall not exceed five feet tall measured from the footing. Walls that are stepped shall have a 10-foot separation

between retaining walls.
All retaining walls are less than 60" in height.

12
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5.3 ROOF TREATMENTS

« Al roof top mechanical or utility equipment shall be screened (see figure 521 - 523).
All rooftop equipment is screened via a parapet wall or screen wall.

- Roof treatments shall be designed to architecturally cap the building (see figure 523).
The top of the building is capped via a stepped back enclosed area for the amenity deck and a large sloped shed roof
element. This roof element extends far enough away from the building to visually provide a large building cap.

Similar to the hotel the apartment has vertically projecting elements with large planar roofs that extend from the facade
to create the building cap.

13
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5.4 LIGHTING

Public and private street lights and parking lot lights shall be configured in a manner that minimizes the amount of light

pollution or light trespass onto adjacent properties (see figure 526).
All public and private street light will minimize the light pollution as directed by the noted figure in the Cairns Design

Standards, see electrical drawings for light details.

Public street lights within the Cairns District shall be installed as per Sandy City.
The public street lights will be installed per city codes.

Parking lots and other private outdoor spaces shall be lit with lighting that is shielded so it can only project downward (see

figure 526).
All private street light will be shielded to minimize the light pollution as directed by the noted figure in the Cairns Design

Standards, see electrical drawings for light details.

14
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6.1.2 SURFACE PARKING

Where surface parking lots are allowed between a building and the street (Public Realm), at least 50% of the street frontage

shall be fronted with buildings.
No surface parking lots are proposed between a building and the street (public realm).

- Where decorative screening is required, it shall minimally include a four foot decorative wall and/or hedge.
Not applicable.

«  Landscape island tree spacing may be adjusted up or down, based on the type of tree.
Not applicable.

«  Landscape island trees shall be a fruitless variety tree.
Not applicable.

- Surface parking shall comply with chart 601.

Parking in front of the hotel is provided for valet parking service operations. All other proposed on premise parking is
within a parking structure.

15
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6.2.2 STRUCTURED PARKING

Structured parking shall comply with chart 602.

EXCEPTION (NON-HARDSHIP) - 10200 South is a Streetscape Design-Type 2 which the structure complies with the

following:
The structure is located to the side/adjacent the building.

. The north elevation includes walls along the entire facade except for the entrance to screen the structure and the
openings for ventilation.

. The structure does not exceed the height of the primary building.
The structure itself does not contain a commercial space.

.« The structure will have architectural grade concrete with climbing vines. The added vines over the architectural
concrete walls provide a green element to screen the structure.
The structure exceeds the minimum setback requirement.
See section 10.2 for development enhancement to offset this exception.

Community gathering plaza proposed to screen and buffer the parking structure facade from 10200 South. Dry
Creek Channel enhancements are proposed to beautify the area between 10280 South and the south exposure of the
parking structure facade.

On the south elevation of the parking structure there is a required LID swale with grasses. The developer will
coordinate with the city on screening the south side of the structure in the DryCreek and wetlands areas.

Where shown on chart 602, parking structures should only be allowed along secondary frontages.
NON-HARDSHIP) - 10200 South is proposed to be accepted as secondary frontages with the former section
request to be considered secondary frontages with proposed enhancements previously described and shown in the
Concept Landscape Exhibit. See section 10.2 for development enhancement to offset this exception.

Four-sided screening shall shade vehicles and visually screen structures from adjacent uses and streets.
The north elevation of the parking structure facing 10200 South, except for the entrance/exit, will have architectural
concrete walls with vertical planting to cover the concrete walls.

Leasable ground floor commercial space or flex-commercial space in parking structures is encouraged.
W (NON-HARDSHIP) - No commercial space is currently planned infront of or inside of the parking structure.
Centennial Parkway on-street parking is limited. Additional commercial space has been added in the hotel. See section
10.2 for development enhancement to offset this exception.

Architectural screening shall minimally follow two of the articulation requirements for its associated use as outlined in
Chapter 5.
NON-HARDSHIP) - The north elevation of the parking structure facing 10200 South will have added vines
over the architectural concrete walls to provide a green element to screen the structure adjacent to the pocket park. See
section 10.2 for development enhancement to offset this exception.

Architectural screening shall include full brick veneer, quarried stone, architectural metals, glass, or pre-cast architectural

concrete, or other high-qualitymaterial as recommended by The Cairns Architectural Review Committee (CARC).
The screening shall include architecural grade concrete to screen the parking structure.
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6.3.1 PARKING ENTRANCES

- Parking ingress and egress for a double-lane entrance shall be a maximum of 24 feet wide.

E T (HARDSHIP) - All parking structure access entrances are proposed to be 26 feet in width at this time to
allow fire truck access as close as possible to the structures. See section 10.2 for development enhancement to offset this
exception.

- Parking ingress and egress for single-lane entrances shall be a maximum of 14 feet wide.
Not applicable.

. Parking ingresses and egresses shall be at least 60 feet from block corners for single lane entrance.
The current design meets this requirement, see civil site plans.

- Parking ingresses and egresses shall be at least 80 feet from block corners for double lane entrance.
The current design meets this requirement, see civil site plans.

« The number of entrances should be limited to a single ingress and egress per street frontage, per parking facility.

Hotel parking ingress/egress is from 10200 South, Hotel condominium parking ingress/egress is from Monroe Street and
Apartment parking ingress/egress is from 10280 South Street.

17
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7.1.1 PUBLIC REALM FURNITURE

TREE GRATES, MANHOLE COVERS AND SIDEWALK MEDALLIONS
. Manhole covers (with the exception of sewer district manhole covers) shall be Cairns branded and have an additional

identifying marker indicating storm water, sewer, etc..
Utility Plans will note compliance with this requirement. If there are foundries that have been used for this requirement

please let us know.

Tree grates shall provide at least 16 square feet of permeable surface.
No tree grates are being used.

Tree grates, manhole covers, and sidewalk medallions shall be crafted using high quality materials from the pre-approved list,
or as per Sandy City Standard Specifications.
The project will comply with the above requirements.

TRASH RECEPTACLES

Privately maintained trash receptacles should be placed in the building space close to entrances but no less than one every

200 feet.
The project will comply with the above requirement.

. Recycling receptacles should be paired with at least 1/2 of all trash receptacles (also to be placed in the building zone and

privately maintained).
100% of the trash recepticles will include recycling recepticles (See Keynoted locations).

. Trash receptacles shall be crafted using high-quality materials or come from the pre-approved list in Appendix B of this

document.
The project will comply with the above requirements.

BIKE RACKS
- Each project shall have one bike rack that can accommodate a minimum of 4 bicycles.
Several bike racks have been provided along with the private bicycle storage inside the building. See the civil drawings

for locations.

. Bike racks should be on the primary frontage of a project in the building zone.
See the civil site plan for proposed locations.

. Bike racks shall be crafted using high-quality materials or come from the pre-approved list in Appendix B of this document.
The project will comply with the above requirements.

BENCHES
- Benches should be provided at a minimum of one for every 200 or 300 feet of linear frontage withing the buildng space.
Bench locations are proposed in the Concept Landscape Exhibit to comply with this requirement, see sheet L1.1.

«  Benches should be placed near transit, public open spaces, and shopping and dining opportunities.
Bench locations are proposed in the Concept Landscape Exhibit to comply with this requirement, see sheet L1.1.

Benches shall be crafted using high-quality materials or come from the pre-approved list in Appendix B of this document.
The project will comply with the above requirements.

FENCING
- Fencing in the public realm shall not be more than 80% opaque.
Not applicable.
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7.1.1 PUBLIC REALM FURNITURE

Fencing shall be crafted using high-quality materials. Vinyl fencing is discouraged and chain-link fencing shall not be

permitted.
Not applicable.

Fencing in the public realm shall not be taller than 40 inches.
Not applicable.

BOLLARDS

Bollards in the public realm shall not be taller than 40 inches.
No bollards are being used. Step lights in the face of the benches to provide plaza lighting and to also stay out of the fire

department access on the plaza.

Decorative and lighted bollards should be crafted using high-quality materials such as wood, stone, and prefabricated

plastics.
Not applicable.
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7.2.1 LANDSCAPING

Shrubs, bushes, and grasses shall cover no less than 40% of all softscape areas.
The proposed Concept Landscape Plan is designed to comply with this requirement, see sheet L1.1.

There shall be a minimum of one tree planted for every 400 square feet of landscaping.
The proposed Concept Landscape Plan is designed to comply with this requirement, see sheet L1.1.

Plant materials and landscape design shall be designed to reflect the mountain elements and themes outlined in Chapter 1 of

this document.
The proposed Concept Landscape Plan is designed to comply with this requirement. Boulders will be used from Browns
Canyon and the trees have been selected from Appendix C.

. Each site shall be designed with a variety of trees, shrubs, bushes, and grasses. No fewer than three species of trees and three

species of shrubs, bushes, and grasses.
The proposed Concept Landscape Plan is designed to comply with this requirement, see sheet L1.1.

. Upto 50% of the landscaping may be transferred to a green wall so long as the wall starts at the ground floor and is in view of
the public right-of-way.
Noted, and a green wall has been added to the north elevation of the parking structure.

- Alllandscaping shall meet LID requirements.
Noted.

. Upto 60% of the required landscaping may be transferred to a rooftop garden and still meet the intent of these requirements.
Not applicable, but roof top plantings will be placed at the outdoor restaurant and bar up to approximately 10% of the
space.

+  Plants shall come from the approved plant list in Appendix C of this document.

Developer/Owner intends to seek approval for specific evergreen plantings to enhance the look of the final landscape
design.
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8.2.1 SECONDARY MONUMENT

- Secondary gateway monuments should be at least 10 feet tall.
The secondary gateway monument as designed is 10 feet tall, is materially constructed of granite and provides for the
Cairns sign in dark bronze/stainless. This will be located at the middle of the three Cairns sculptures near the 10200 South

parking structure entrance, see keynote 35 on the landscape and civil sheets.

Secondary gateway monuments shall use granite veneer (figure 820), lighting (figure 821), and no less than 2 elements from the

following list:
- Evergreen trees (see figure 814 and appendix)
The secondary gateway monument will include ornamental grasses around the base. Conceptually the

monument will be very similar to figure 818 in the Cairns Design Standards.

- Medium height shrubs (see figure 815 and appendix)
- Ornamental grasses (see figure 816 and appendix)
- Granite rubble (see figure 819)
«  Corten/dark bronze (see figure 822)
The Cairns signage will be constructed of a dark bronze metal.

Secondary gateway monuments shall be branded with The Cairns logo.
The Cairns logo has been included in the secondary monument design.
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8.3.1 SIGNAGE

«  Pedestrian wayfinding signage should be at least 8 feet tall.
Not applicable.

-+ Vehicular wayfinding signage should be at least 10 feet tall.
Not applicable.

- Print shall be easily visible on all wayfinding signage (this can be done in several ways, see images 826-828).
Not applicable.

- All wayfinding signage shall be constructed with high-quality materials such as granite, bronze, and stainless steel.
Not applicable.

- All wayfinding signage shall be branded with The Cairns logo.
Not applicable.
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9.1 OPEN SPACES

All residential units in the Cairns shall be within 1/4 mile (1320 feet) walking distance to a publicly accessible open space from
the front or primary entrance of a unit.
The apartments are directly south of the Sandy and South Towne Promenades.

All uses in the Cairns shall be within 1/2 mile (2640 feet) walking distance from a publicly accessible open space of any type.
Both the hotel and the apartments are directly south of the promenades.

In the case where open space is proposed and installed by a developer, a development and maintenance plan for the open

space shall be submitted to the city.
The project will comply and the development and maintenance plan will be submitted.
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9.1.4 PLAZAS

«  Plazas shall have some point of emphasis or attraction (ie: fountains, sculptures, historic element, etc.)
«  Plazas should be used in more urban, active locations as a gathering or meeting place in commercial or more
intensive residential locations.
A very large plaza is proposed adjacent to 10200 South adjacent to the parking structure facade. Cairns climbing
structure with soft fall materials, seating areas and planter beds are proposed.

Two other plazas are proposed at the intersection of Monroe and 10200 South and Centennial and 10200 South.

«  Plazas should be mainly hardscape.
Noted, please see proposed Concept Landscape Plan, see sheet L1.1.

- Plazas shall have some point of emphasis or attraction (ie: fountains, sculptures, historic element, etc.).
The plaza area between the truck dock access and the parking structure access on 10200 South is intended to
provide an attractive feature to be accessed from the public walkway. The plaza east of the parking structure
access provides Cairns climbing structure and other gathering area type landscaping and outdoor bench seating
areas. Please see proposed Concept Landscape Plan, see sheet L1.1.
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10.2 DEVELOPMENT ENHANCEMENTS

The proposed development enhancements listed below include the convention space in the north end of the hotel, a
second restaurant on the roof of the hotel, two plazas (one at the north-east and south-west of the apartments) and
associated site furniture and lighting, additional site elements (i.e. colored concrete walkways, secondary gateway
monument, bike racks, etc...) that have quantities above and beyond what is required in the Cairns Design Standards.

There are other items, such as the electric vehicle chargers, wellness center, fire pits, rooftop pool and spas, outdoor
dining an additional large plazas along 10200 South and adjacency to the Drycreek trail that add value and a positive
environmental impact to the pedestrians and building occupants, that experience the site. These enhancements directly
offset the exceptions (shall’s) that are being sought.

Additional enhancements relating specifically to the building/site referencing LEED credits create not only a more
environmentally efficient structure, but increase the internal and external occupant wellbeing by providing cleaner
indoor air, reduced lighting impact, reduced noise impact due to more efficient HVAC equipment, proximity to public
transportation and parks all while reducing the overall utility usage. It is proposed that the below enhancements more
than offset the exceptions being sought.

DEVELOPMENT ENHANCEMENTS (SHALL'S):

Future capacity for a large quantity of electric vehicle chargers in the parking structure.

Five plazas, one at the outdoor restaurant seating, at the porte cochere, at the intersection of Monroe and 10200 South, at the
north side of the parking structure at 7,650 sf. and at the intersection of 10200 South and Centennial.

Additional varied bench types throughout the site at the plazas.

Exceeded the requirement for benches throughout the development.

Exceeded the requirement for bike racks throughout the development.

Construction of a secondary village gateway monument with integral Cairns sign in the large area north of the parking
structure.

Added colored concrete in several areas to maintain the hardscape design throughout the site above and beyond the
minimum requirements/locations.

Use of deeper curtainwall mullions as architecturally defined on the elevations.

Addition of site lighting cast into the face of the concrete benches at the plazas to enhance the ambiance and lighting of the
plaza in lieu of bollards.

Addition of 12,000 sq. ft. (56 million+) convention space at the north side of hotel.

Large restaurant at the main level in addition to the rooftop restaurant and bar.

Green wall at north face of parking structure to screen the parking structure and provide a green element to that area and not
using the green wall to offset the landscaping requirements.

More entrances than required for the commercial spaces at the apartments and the convention space.

Dry river bed at north of parking structure with three water elements, one of which is a secondary gateway monument.
Provided more interruptions along Monroe, 10200 South and Centennial Parkway above the minimum required using raised
planters, benches and colored concrete.

Rooftop outdoor pool, spas, dining, raised plantings and fire pits with incredible views to the East and North.

The developer will coordinate with Sandy City for the DryCreek and remaining wetland area along 10280 South to vastly
improve the plantings and landscape and attempt to make the stream run year-round instead of intermittently and screen the
parking structure.

The loading area is screened from view by being entirely enclosed with walls and a roof which will have a printed graphic
vinyl on the overhead doors to emulate the adjacent materials.

ADDITIONAL LEED/SUSTAINABLE DEVELOPMENT ENHANCEMENTS (SHOULD'S):

The following LEED/sustainable design enhancements have been incorporated into the building and site design:
- Approximate overall energy consumption savings of 20%+ better than ASHRAE 90.1 for the hotel.
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10.2 DEVELOPMENT ENHANCEMENTS

Beschmark
USD/# iy

ATRAAEEZ 1 $189

ARCH 2030 (0.33)

$0.51
«  Site is built on previously undeveloped land.
Addition of a apartment amenities such as lounge areas, fire pits, a fitness room, pool/spa and game areas on the
outdoor plaza.
Addition of an interior secured bicycle storage room supporting 14+ bicycles with a bicycle repair station.
White TPO roof membrane reducing the heat island effect.
All exterior lighting is configured to reduce light pollution.
Approximately 12% water use reduction through the use of low flow faucets, toilets, urinals and shower heads.
Water efficient landscaping, compared to a mid-summer baseline, through minimizing grass areas and adding
planter beds and paver areas.
Increased energy efficiency through the use of tinted glazing and low-e coatings with gas filled insulated glazing
units.
Garbage and recycling containers spread throughout the project site above/beyond the design standard
requirements.
. Construction waste management using separate waste and recycling containers to maximize the amount of recycled
material.
Daylight and views for more than 75% of the spaces available to the occupants.
High efficiency condensing boiler.
Premium efficiency air-cooled chiller.
«  Energy efficient variable frequency drives on all large horsepower motors.
Air side economizer for free cooling during cooler weather to reduce electrical usage.
Use of a VRF mechanical system to efficiently distribute heating and cooling to specific areas.
+  Use of ozone throughout the laundry process to reduce chemical use.
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11.1 LOADING AREAS

- Loading areas shall be screened from view of the public realm with a minimum six foot decorative stone or masonry wall and

vegetation.
The trash and waste collection is completely enclosed from view and enclosed with walls and a roof. The doors will have a
printed vinyl material to emulate the adjacent wall materials to hide the doors.

- Loading areas should not be closer than 25 feet to the public realm.
The project meets this requirement.
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11.1.2TRASH AND WASTE

«  Trash and waste dumpsters shall be placed on a concrete pad that is enclosed on three sides with a minimum six foot tall
masonry wall.
The trash and waste dumpsters are placed in the loading dock area and will be screened with a wall and a overhead
doors.

. Trash and waste dumpsters shall be screened from view of the public realm.
See comment above.

Outdoor grease traps shall be located behind buildings.
%W(NON—HARDSHIP) -There are no locations to place the grease traps behind the buildings. They will be
placed in locations as far away from the public realm as possible. See civil sheets for locations. See section 10.2 for
development enhancement to offset this exception.
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11.2.1 UTILITY BOXES

. Mechanical and utility boxes shall be screened from view in a decorative manner from the public realm.
The mechanical and utility boxes that are visible in the public realm are screened via vegetation/plantings or a artistic
vinyl wrap as required by the electrical utility.

« Mechanical and utility boxes shall not be located inside a dedicated ROW except when buried. (Exceptions may be granted by

Staff for traffic light boxes).
Noted, no mechanical or utility boxes will be located as described. The project will comply with the above requirement.

. Mechanical boxes shall be located on rooftops, inside a building, or behind a building where they are not visible from the

public realm.
Noted, the mechanical boxes located on the roof will be screened by a perimeter screen wall or parapet that will obscure

their visibility.
. Commercial mechanical units that generate noise should not be allowed within 200 feet of any residential use unless noise

can be dampened sufficient to limit noise area to a 50 foot radius from the mechanical unit.
There are no residential uses within 200 feet of the rooftop mechanical units.
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11.2.2 WALL MOUNTED EQUIPMENT

+  Wall mounted equipment shall not be located on any primary or secondary building frontage.
There are no wall mounted items planned to be mounted on the building that are visible other than egress light fixtures
as required by code and building signage. All electrical panels are located inside of the building. The meters have been
placed per the utility authorities as accessible where the existing lines have been placed. The equipment is screened via
landscape plantings as required.

»  Wall mounted equipment shall be screened from view of the public realm in a decorative manner.

Utility meters are located and screened as required on the landscape, civil and electrical site plans, none of which are wall
mounted.
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11.2.3 ROOF MOUNTED EQUIPMENT

«  Roof mounted equipment shall be screened to eliminate the view of the equipment from any ground location within 350 feet.
All rooftop equipment will be fully screened from view via a parapet wall, a perimeter screen wall or with an equipment
well on the roof.

- Any roof mounted equipment five feet or taller shall be screened using walls of a matching height constructed to match the

finish materials of the building.
The above referenced screen wall will be clad with a material that matches the exterior finishes to keep the finishes of the

building consistent.
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WIR-01 Fira Hydront Connsction

Const. Lombo Box miel ger Sandy City
Public Ulilities Stendord Dela¥ S0-04

Const. 8" DI (FLeFL) Mru x 8* FL Groneh w/'
" 0f Vo (FLXIKY) (Mueher/CIOW} per Sandy
City Public URly Stondards (3 Velves Toto))

DESCRIFTION

DATE

REV
—

Const, 87 O Sleeve FPE x FE €300 Designed by CA
DRIA Spool {Conn. to Exist. — West) po
per Sandy City Public Uty Stondards ed by uW

Client Nama:
Roddon Brolhers

Const. B PE x PE C900 DRIS — 132 LF Spool

Const. 8™ DF (FLxFL) Thru x BT FL Branch wf
8" B Valve (FLely} Fire Line Conn. per Sondy [T
City Publc thikly Stondards (3 Volves Totaf)
Const. B* PVC Fire Line (G900 DR1E)

por Sandy City Public Works Stondords

General Site Notes:

I. AW dimensions ore lo back of curb uniess alherwise
nated,

Const. 8™ 0¥ Volra (FLrik) (Mueiter/CI0W) per Sandy
City Public Uity Slandards (Conn. to Exist. ~ Fost)
Const. 107 Ot Bind Fange & Cone. Theust Block

on Exisl, Tee Bronch per Sandy CRy Public

Horks Detal WIR—O8 Ihrust Biock Instaiaton
Vehiculor Cranite Fovers lo for Vebicle

Movemant Areas (Dork Coior)

Vehiculor Gronite Pavers lo for Vebicls

Parking Areas (Lighter Cofer}

Concrate Povers for Wolkeays ond Quidoor

Ealing Areas; Coier fo Motch Bids

Cofored Concrete Band lo Motch
Adjocent Concrate

2 Fire lone markings and signs fo be instailed o5
wirected by ha Fie Mersbor

3. Aiste markings, directional erows and stop bars Wit
be painted al cach driveway as shown on the plaas.

4. Const. curd (raasilion ol olf poinis where curd abuls
sidenaik, see detod.

5 Contrmclor shall piace asphoil pa'vmg in the direstion
of vetticle trovel schere posSi

& Umits of demalilion/Jislurbed orecs shown on ihe

plans ma'y nat be an. e:‘nc? depiction. # is the
the meons and
me.’hoo‘s on‘ imlv e worlr mﬂ be campieled. Tha

the orea of

smpact. me con.lmm.r s respoasible lo restors ol
g Lad careos ond off rasforotion shall be port of the
contracl bid.

Cotored Concrele Crosswolk

Roised Concrate Londscaps Floater 5' x 20' x J
Adjocent fo Outdoor Seating {5 qiy,)

8071 5238529 — AWAengineoring.net

4\!54

Raised Concrele tondscope Planter £ x 20" x 1°

Survay Conirol Nota: Located i kformol Pork Step: (4 gy}

The coatractor or surveyor sholl be responsidis for
foliowing the Nationol Scciety of Professional Surveyors (HSPS)
model slandards for oRy surveying or construclion igyoul to be
completed vsing Anderson Woklen and Associoles ALIA Survays
or Anderson Wohleq oad Assgciates consltruclion smprovernent
plans, Prior bo procesding with consinuclion stoking, the
Surveyor shall e responsible for vertying horizontal confrof
From lhe survey manuments ord for veriling ony additionci
coniral poinls shown on an ALTA survey, improvemant plon, or
on eleckonic dale provided by Andevsen Wetden ond

Mon

PRVATE ENGINEER'S WOTICE TO LOMIRACIORS

The Controclor agrees thal fie stolf pssume sofe ond
complete responsibitly for job site conditons dyring
course of canstruction of this project, including sololy of off

Construction Survey Not

e Construction Survey Layoul for this praject wii be
provided by Anderson Wahizn & Associstes. fhe Layoul
Propasal and Professional Services Agreement wil ba provided
to ihe Generol Contractorfs) for inclusion in base bids. The
Survey Layoul propasal fos been broken aul it Ba‘fa‘mg
Conts o Sié Costs for vse n the Site ok B

Raissd Concrele Londscope Pianter 4 x 18" x 1°
Located in Formol Fork Strips {9 qiv.)

Irosh Receplacle ond Recyehng Bin
Decorative Bench

LDecormtive Pot with Annval Plomlings

2010 Morth Reowood Road, Sait Loke City. Uteh Ba116

ANDERSON WAHLEN & ASSOCIATES

Associales. The surveyor shall olso use the benchmodks of
shown on the plan, ond verify them ogomst no less than lhree
axisting hord impravernent eievations included on these plans
or on elctunic. d’afa pravided :;; A.-ldersan #ohlen ond
I the surveyor
shail rmmedﬂately namy Ira ﬂ'ngnneer and resove the
ony staking.

parsons and propere that i requirement shall apply
contisuously and not be limited lo normal working hours;
and that the conlractor sholl delend, indemnily, ond hold the
amaer ond the engineer harmless from ony ond aif habiity,
real or alleged, in cennsciion with the performance of work
ot s prayeel, excepling for labdily grising from the sofe
negligence of the owner or e engings. B @ Concrala Paving

Landscops Boulders — Sea londscope Plon

Ejmieinla
98PVOB P POITIO OO OO ® O

Coirns Secondary Golewoy Moaument

ij @ Plgal Moteriol fo Meel ihe Requirsmenl of
Wounlain Meets Urbons AU Shrub Planiers
Sholl Hove Weed Bartier ond 1 1427 Diamater
Decarative Rock; Rock Coior Shail Comphment
the Bidg. Cokors and Maleh Landscape
Boutders and Gversized Rock
G+50 10+00 1I+00 12+00 I3+00 14+00 19+00 15+00 fﬁfigyj Aspholt Paving

4395

Decorative Oversize Rock (#-8" Diomeler)
Rock fo Malch Other Dacorabive Rock ond
Bouiders; Adjacent to Fark Strip Flanlers and

Lxisling Grode Profile in Ohip Streambad Areos
& Cenlerfing of Rood

4397 2¢* Migh Seoled Wolf Londscape Pianter with

4362 4 Trae ond Understory Shiubs

0280 South Monroe Streef

Sandy, Ufoh 84070

|:] @ s 5urfnmg — Srown Coler with Pottern
g the Bork of

i"" T Foit Sun&m'ng ~ &iue Color withh Poltern
Reprasenling the Streambed

Fiske Rock Play Structures for Kids to Piay
on

2359 4389

SUMMIT TWO

10200 South

Exitling Grode Profie
& Centerting of Rood

Foke Rack Play Structures for Kids to Flay
on Representing @ Caim - {1 Oly.)

H_ ' High Decorative Railing for Owidoor
4386 — T o ’ ’ : : 4385 Faking Ao (Reting lo Match Bidg.)

+" Wide Colored Concrale Walkwoy Conmeclions
for On-strest Porked Cars

Greea Screan or At Mural on Blonk Parking
Structure Holt

Monroe Street Improvement Plan & Profile

s . 4383 Pedesirion Accent Lighting

Sixa Rock for 2 Bicycles {3 Ot}

Stoirs with Lendings

24” High Seoted Wai Londscape Flanfers

4J8¢ 43807
2+50 10+00 H+00 12780 13+00 H+00 15+08 16400 16+50

Concrete Fad with E-Scooler

Consl. Rodius Cone, Onive Approach
(Commerciof] per Sandy E'f{; Publc
Horks Standard Datad DA-

@@
@
&
&
@
@

Match, Repiocs, ond Restare Evst
Corl & Guller, Neystona Wob, ond
Londscope Armo

Const. 107 OF (1) Toru x 187 3 Aug, 2021

FL 8ronch wf 10" DI Vatve
(FLetki} (Wucler/C1OK) per Sondy
City Public Uhwly Slandards SHEET HO.

Const. Voive Bax Lid Norkad Fire” c4 1
f J

@@@




(I
(=

Survay Conlral Mefe!

Ihe contractor or survayor sholl be responsitie fer
folfawing the Na!:ancf Sacicly of mees:ronm‘ Surveyors (Nsos)
model st any
compialed using Anderson »a}:!m T o Associates ALTA Surveys
or Anderson Wohlen and
plans. Pror o proceeding with construction slating, the
surveyar sholt be responsibls for versfying heniontal control
from e survey monumants and for verfing ony odditional
control points shown Gm g ALIA sureay, wmprovement plon, or
on eleclronic dola provded by Andersen Wahlea and
Associoles. The surveyor shall afso uvse fthe banchmorks os
shanwn on lhe plon, and venfy therm egainst no Mss thon three
existing hord improvement elevations included an Ihase plans
or on_efectronic dale pravided By Aodzrson Wohlen oad
Associoles. If ony discrepencies are encouniered, the surveysr
sholl immedialely nolify the enginesr and resolve the

bafare g with any jon staking.

PRAVATE ENGIMEER'S NOTICE TO CONTRACTORS

T Caatractor Jgrses that he shal gssume s sule and
complete for job site
course of copstruetion of I project, including surely .::.r af
parsons ond groperly; thol this requirement shall opply
continuously and nol be imiled ko normal wo. hours;
and thal the coniractor shall defend, indermnily. and hoi the)
awner and the engincer harmifess from gy end oNf Tabifty,
reol o offeged, in connaction with the performdace of work
on this praject, ercepling for lobitly arising from the sole
negligence of the okner or tha eagineer.

10200

Soulth

Scale: 17 = 30"

Jg

[+

Streel

Coanstruction Survey Note:

Ihe Construction Survey Loyout for ihis projact wil be
provided by Anderson Woblen & Associales. The Layoul
Proposel ong Professionol Servces Agreement will ba provided
lo the Generol Conlroclor(s) for inclusion i base bids. Ine
Survay Layout praposol has been broken oul into Bulding
Casts and Sits Costs for use in the Site Work Bid Form.

General Site Notes:

L Al dimansions are (o back of curh umiess olherwisa noled.

2. Fire fone maskings and sigas te be instolded os directed &y fhe fire Marshol

3. Aisle morkings, direchiong! srrows ond stop bars will be painted of eoch driveway

os shawn on the plans.

4. Consk cwrb fronsition of off poinls where cusb obats sidewots, See Oslaid,

5. Controclar sholl place osphall paving in ihe direction of vehicle lrovel sher

possibie.

& Limits of demoltion/disturbed arcas siown on m: plonz may nel be a0 wxont

dapiction. it is the 5
mathods of how the work m-’l be

e meons and
shat

ot

rea of i
areqs ond aif f!sfomllok shu# be part of me eontroct bid.

the
{0 restore ol impactad

te Construction Notes

Const, 6 Lurb & Guller
Const. Cancrets Poving

Const, Conc. Sidewatk

Const. Thickenad Edga Sidesalk
Soncut; Provide Smoolle Cleon Edge

Conn. & Malch Existing fmprovemenis

Const. 7" Thick Conc. Flolwork w/ Exponsion per
Sondy Cily Pubtic Borks Slondords

Const. UDOT Stendend 85 Medon Cub per Sandy
Cily Public Works Sld. Qetod 06-02, Raised Mesdion
Details

Const, 20" Hide Plawable End Seclion per Sandy
City Public Works Std. Detolt CG—02, Roised Median
Beatails

Consl. Fire Mydronl w/ Aux Vol Complete
per Sandy Uity Public Works Slendocd Detadt
WIR-81 Fire Hydrant Coaneclion

Const Combo Box Inlat per Sandy City
Pubtic UHilities Stondard Detail SD-04

Consl. 8" Df (FLxfL} Mni & 8” FL Bronch w/
B 01 Voee (FLXMI) (Wuelier/CIO0R) per Sandy
Cily Pablic Uity Standacds (3 Valvos Folal)

Consh. 8° Df Sleeva PE x PE CS00

DRI Spool (Conn. lo Exist. —~ Best)
per Sandy City Pubic Uity Stondards

Const. 87 PE x PE C300 DRI — 132 LF. Spoot

Const. 8° OF (FLafl} Thru x 8” F1 Broach w/
87 01 Vake M) Fira ting Conn. per Sandy
City Poblic DR Stondords (J Volvas Tolod)

Consl. 8" PVC Fire Lins {0900 DR1E)
per Sondy City Pubiic Works Standards

Const. 8" Df Vole (FLolll) (Mueiler/CIBH) per Sandy
City Pablic ULty Stondords (Conn. lo Exist. — East)

Const. 168" BI Blind Flonge & Conc. fhrust Block
on Exist, Taa Bronch per Sondy Cily Foblic
Works Detail WIR-GB Theust Riock lnstollotion

®® @ @

Vahiculor Gronite Pavers fo for Vehicke
Wovement Arcas (Dark Cofor}
Vehicvlor Gronite Pavers (o for Vebich
Parking Arcos (Lighler Color)

Concrete Pavers for Wattmoys and OQuldoor
Faling Areas; Color ta Match Bidg.

SIVRORONCRO)!

BmE

Colared Concrete Bond to Motch
Adjacent Coperafe Pavars

Colored Concrele Crosswofk

Adjacent to Ouidoor Seating (5 qiy.)

Roised Concrele Landscape Planter &' x 20" x 1'
tacated in Infarmal Pork Steb; (4 gly.}

Raised Concrele Landscope Pionter 4* x 18" x 1
Locoted in Formal Fark Stops {9 qty.)

Trosh Receplocia and Recychng Bin

Decorotive Bench

@)
@)
2
e
@)
@

Becorative Fot with Anmual Prantings
tandscope Boulders — Sea Londscape Plan
Cairms Secondary Golaway Monument
Congrele Paving

Plant Molerial to Meel the Fagquiremenl of
Rountoin Meels Urbon's AN Shrub Praniers
Sholl Hove Weed Bormier ond | 1/27 Domeater
Decorvlive Rock; Rock Coler Shel Comphimient
tha Bidg. Coiors ond Malon Loadscops
Boutders and Gversized Rock

Aspholl Peving

@E8aE

Decorohive Oversize Rock (F-87 Diometer)
Rock fo Match Other Decoretive Rack and
Bouilders; Adjacent fo Fork Stnp Planlers and
in Urip Streombed Arcas

247 High Seoted Woll Lcmu‘scoaa Planter with
Tree ond Understory Shru

Fait Swrfacing — Brown Color with Pallers
Representing the Bonk of Sheambed

Eate Surtacing = Suue Conr wih Patiorn
Repeesenting the Sireomb

Foks Rock Phay Slructures for Kids te Ply
on

Fake Rock Play Stuctures for Kids to Flay
o Representing o Cairn — {1 Oy}

3" High Decorulive Raiing for Outdsor
Eoting Arca (Railing lo Malch Bidg,)

4 e Colored Concrele Wolkway Connections
for (n—streal Porksd Cors

Green Screen or Art Murot on Bank Parking
Structure Wolf

Pedestion Accent Lighting

Bike Rack for 2 Bicychs (3 Gty.)

Steirs with Landings

247 High Seated Woll fendscope Piaoters
Concrete Pod with £-Scasler

Const. Radius Cone, Drive Approgehr

{Comemarcial} per Sandy City Publc
Works Standard Datoil BA—

PEERIBEH AAPETE 83

Mateh, Replocs, ond Festore Exist.
Cord & Gullar, Keystong Wall ond
tandscope Area

Const, 10 0 (FLafL) Tru x 167
FL Branch w107 OF Voie
(FLxtds} (Buellec/CIOH) per Sondy
City Public Uliity Stondards

Const. Yave Box Lid Korked Fire™

@@@

g¢75 10400 11400 12+00 13+60 14400 15+00 16400 12400 18+00
2404 4 4404
9401+ 4407
Existing Grode Profite e -

4393 O Centectina of foad P 4398
4355 1 £795
4392 | 492

Existing Grade FProfle

& Ceataring of -Road
— 1359

4389 I e

—
i
4786 4386
4383 4383
N 4340
7 roroo ng/" 'J‘;* o 11+00 12400 13400 14+00 15+00 16400 17400 18400
t\i‘,o o

Roised Concrete Londscape Planler 5' x 20" x 37

JESCRIBION

DATE
MR TR S SR R

LY

Designad by: A

Drafted ty: S

Chen! Nome:
Raddan Brothers

18- 181PP

/4NN

ANDERSON WAHLEN & ASSOCIATES

2010 North Redwood Rood, Salt Loke City, Utah 84118

0280 South Monroe Straef

Sandy, Ufah 84070

SUMMIT TWO

10200 South —

10200 South Streef Improvement Plan & Profile

I Aug, 2021

SHEET NO.

Cc4.2




Site Construction Notes

Const,

Const,

Const.

@& @ @@@@@@@

Canst.
Const.
Const.
Sowewt; Provida Smooth Clean &dge

Conn, & Moleh Existing improvements

Const.
Sondy City Public Works Slandards

Cry Public Works Std. Deloid CO-02, Raised Medion
Batoils

Cily Public Works Sto. Deloid CO~02, Raised Medion
Details

Const.
per Sondy Cily Public Works Standard Dalad
WiR-0f Fire Wydront Connection

Const.
Fublie UiFites Stonderd Detold SO—04

Concrete Paving

@
Ja* Curb & Cutter @
G

Cone. Sidewoik

¥,
hickened Edge Sidewotk @

2" Thick Conc. Floteosk wy/ Expoosion per

VDOT Standard B5 Msdian Curb per Sondy
F0° Wide Plawoble End Seclion per Sandy
Fire Hydrant w7 Avx. Valve Compicle

Combo Box inlet ger Sondy City

Const. 87 i (fixfl) Ty x 87 FL Bronch w/
8" OF Vaive (FLxlJ} (tuslien/CIOW] per Sondy
City Pubiic Ulily Slandords (3 Vaives Total)

Const, & bF S.'eeve FE x PE £800
DRIS Spact (Coan. lo Exist. - Wast,
per Sondy Cily Pa:;h: Utinly Stendords

Const. 8" PE x PE C300 ORIS — 117 LF. Spoot

Const. & 0! (FLxFt) Toeu & 8" FL Sronch wy'
8" Ot Volve (FLeMs) Fira Live Conn. per Sandy
City Public Uity Stenderds (3 Volvss Tolal)
Const. 8" PV Fire Line (C900 ORYE)

per Sondy City Putiic Works Stondards

Const 8% Df Voiva (Fixdi} (idueiler/CIOX) per Sondy
City Public Uiy Stondords {Cann. to Exist — East)
Coasf. 14~ 0f Blind Flonge & Cone. Thrust Glock

on Exisl. fee Branch per Sondy Cily Public

Rorks Delail WIR-08 Theust Bisck lostoliation
Vehicuiar Granite Pavers o Ffar Vebicle

Mavement Areps (Dark Colpr)

Veticulor Crandle Pavers o for Vekicle

Posking Areos (Lighter Calor}

Concrele Povers for Wodeays and Ouldber

Eoting Arces; Coler fo Molch Bidg.

Colored Loncrale Band to Mafch
Adjacen! Concrete Pavars

E::] @ Asphalt Paving

Decorative Cversize Rock (f-87 Diomeler)
Rock fo Molch Clher Decoralive Rock ond
Bouvlders; Adjocent fo Park Skip Flonfers ond
in Drip Slreombed Areas

Cofared Concrede Crosswolk

]

ORGIoIOICIGIGIONGROIS

Stoirs with Landings

Roised Conerete Landscape Planler S' x 20' x 3' D 247 High Scated Wal Landscope Flanters

Adjacent lo Ouldoor Seciing (5 glv.)
. L Concrefe Pad with £-Scool
Reised Concrale Landscapa Plantar &' x 20" x T orerste b cacter
tocoted in Informat Park Stnp; (5 qtr) Const. Radius Canc. Drive Approoch
(Commarcial) per Sancy City Public
Works Standard Defoid DA—0F

@

24" High Seated Wall Londscope Planter with

Roised Concrele Landscape Plonter 4" x 18" x [ tree ong Understory Shrubs

Located in Formal Perk Steps (9 qly.,

s (9 atr) ] (7) Fan Surtacing - Sramn Color with Foiter
Representing the Bank of Streombed

. Falf Surfocing =~ Blwve Color witk Faltem
Representing the Streombed

Fake Rock Play Struclures for Kids o Ploy
on

Maich, Reploce, ond Reslore Evish.
Curb & Guiles Keysiona Wall, and
Londscope Areo

Comst, 107 B (FLafL) Theu x 10°
1 Bronch w/ 10" OF Voive
(FLxts} (ivalier/CION) per Sondy
City Poblic Uity Standords

Frosh Receptocls and Recyeiing Bin

Decgrative Baackh

& ®

Degarvlive Pol with Annwol Plantings

Foke Rock Play Structures for Kigs to Piay
on Representing o Coim ~ (1 O}

Landscope Boukders — See Londscape Flen Coast. Volve Box Lid Morked Fire®

@

3' High Decorolive Railing for Outdoor

Cairns Secondary Gatewoy Monumen! @ Faling Area (Rafing o Mafch )

Concrele Paving 4 Wigs Colored Concrets Walkway Coanections

for On-sireal Parked Cors

Green Screen or Art Murol an Blonk Porking
Structure Kol

@ Pedestrion Accent Lighting

By Bne Rack sor 7 Bieyeies (3 Qly,)

Fiont Moteriol to Msst ihe Requirement of
“Wounlain Meels Urben’ AN Shrub Fianters
Shalt Have Weed Barrier ond T 1427 Diameter
Decorativs Aock: Rock Coior Shod Compiment
the Bidg. Coiars ond Maich Londscape
foulders and Gversited Rock

BY

General Site Notes:

At dimensions ore lo back of curb wiNgss olhernise
note

2. Fire fane morkings ond signs lo be inslafied o5
dracted by the Fire Morshol

3. sl morkings, directional orraws ond slep bors wit
be poitted ot ¢och drieway as shown on the plons.

4 Consl curb lronsilion ot oll points where curb abuls
sidevlk, see delal

5. Controclor shaif place osphait paving i he direction
of vehicie iravel whera possibic.

& Limils of damofition/dislurbed ereas shown on the
plans rnay a0l b on exucr depiction. ) is lhe
e meons and
ethads of how fhe nod- il be complaled. The
controctor shall delerming the oree of construction
impact, fhe confraclor is responsibie lo restorz ail
impacted areas and olf restoroiion shail be port of the
contract b,

Construction Survey Note;

The Construckion Survey Loyoul for this project will be
provided by Anderson Wohlen & Associcles. The Layaut
Proposot and FProfessional Services Agrasment will be provided
to the Genecol Coniroclor(s} for inclusion in base bids, Mie
Survey Layoul proposol has been broken out into Buiiding
Costs and Site tosls for use in the Sie Work Bid Form.

Survey Contral Note:

e controclar gr surveyer sholl be respansidle for
foliowing the Nolionol Society of Professional Surveyors (NSPS)
made! Standards for any surveying or construction lerout to be
compleled using Anderson ahien and Associgles ALIA Surveys
or Anderson Wohlen and
plans. Frior o procéeding with constauction sfakmg, the
survayor sholf be respoasible verifying harizental coalrol
from the survey moouments and for venfyrg asy addifonof
confrof poinls showr on on ALIA survzy, Jmprovement pion, or
on eleclranic date provided by Anderson Woblen ond
Associates. The sorveyor shoil alse use Ihe banchmorks as
shown o the plan, and verify them ogainst ne less thon lthree
existing hard impravement elevations included on thass plans
or of e.'ec.'romc a‘arn provided by Anderson Wohlen ond
the surveyor
shaif tmﬂrnd’mlebf nabity the engmeer and resofva the
discrepancies bafore proceeding with ony consfruction sloking.

Centennial

Q+50 10+80 100 12408 13400 14+00 15+00 15+50
4404 4404
4401 Existing Grada Frofis L e £101

& Cenferine of Road .
e e
] T — Existing Grode Profie
4398 —— & Centering oF Faod 4398
T T
43951 4385
4392 4392
4390 o 4390
$+50 10+00 P1+00 12+00 1.3+80 14400 15400 15+50

FRVATE ENGIVEER'S NORCE TO CONIRACTORS

fhe Conlracler ogre‘s that he shall assnme .m‘e a.-.-d
compiste for job site ring B
course of canstructon ul tiis project, mdudmg so!ely ot ot
parsens ond propariy: that s requirement sholt opply
cantinuously ond not ba imilad lo normial warking hours;
and that the conlraclor shall defend, indemaily, and hofd the]
owagr ond the engineer hormless from any and ol Kabiily.
revt or offegad, n connechion with Bhe performance of work
an this projacl, excepting for Yabdy arising from the Sole
neglhgence of the owner or tha snginaer.

Scale: 17 =

a3

a2

0

OESCRIPTION.

DATE

Designed by: CA

Dralied ty: JW

Chent Nome:
Noddon Brothors

18- 13IFP
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ANDERSON WAHLEN & ASSOCIATES

2070 North Reawood Road, Soit Loke City, Utah 84116

BO1 521-B529 - AWAonginearing.net

10280 South Monroe Streef

Sandy, Uleh 84070

SUMMIT TWO

10200 South

Centennial Parkway Improvement Plan & Profife

I Aug, 2021

SHEET KO

C4.3




. Ho Obetick (ichuding Fléat e : gl o R ER 1o
Lo iolarfal} - Over Theve Faet L S g Fen . : Y . e - ok
.- Jrﬁ‘gb:rsgr&o’:;edfmm_' L - . e T, o X . - B . . -
. Ta3 o Surh e b i : . . Lo
o Niowed within the Triangle | S Alowsd witkin thy Triangie . e . O it REEER
. : e . : i e EI " o ! . Ay ; ; ‘ =y o Scale: 1" = 30" .

4 7 60°

eRTEI T

dn e

AR Softscope Areas i Porkaings Sho¥ Have o
Msimum of JOK Pfont Coveroge.

2 Af Propossd Toax wif be Fruitlass Spacias.
F. f Trea Shak ba Planled for svey 400 ef. of
Laondacape.

DESCRIPRON

LATE

2 R DR 4 A Londscops Design Wil Refiect lhe Theme “Whers
) ; [ R Wountaln Maests Uban® Outlired in the Coima
Requirements.

REV
—

5 londscops MW bedt of L0 Requiroments.

& AY Plonls Sholff Come From the Co'ms Approved d
Poat Ust Drafted by: S

7 Af Londscaps Sho¥ ba Watered by on Automatic
trigation Syatem, Roddan Brothers

Wedicular Gronite Pavars to for VWaiclks
Kovement Arean (Dark Color)

Vedicwiar Granlte Favers fo for Vehicte

Porking Arwox (Lighter Onior} _-—
Concrole Pavers for Wollwiys cod Ouidoor Eoling

Areos; Color o Maleh Bidg.

Colorad Concreta Band bo Match Adjacent

Conorela Favers 7

Colored Concrela Crosswolk (TBE by Cwner}

Docarative Ovorzite Rack {4-6" Diameter}
Rock Colsr Shadt Complimant Buxding

(SR conerste Paviag ‘
(] s
[ #ox swrocing — srown coror

E::]Falmnhg—man&r

801 521-8529 — AWAenginaaring.net

201D North Redwood Roaod, Salt Loke City, LUtoh B4116

e e e e e s L e

ANDERSON WAHLEN & ASSCCIATES

T T e . e L i i . . . e . . s R

@ 2-5" Diometer Londscope Bovlder;
Lokor to Complimen! Building

& fah Ruceptocss par Coims Staadard
@  Recycie Bin per Coims Standard

@ Maveadta Pot with Annual Plankings (FPots
-

!.‘uHHI'
i

Vory in Sira ond Color and wil Complbimant
Hhe Suilding

Decoralive Bach por Coirns Standards

Biks Rock Laima Stondards ond Coacrate
Pod with E-Scooters

AN Lon Areos St Receive T aod
Sod Conditionsr Wixad ints Flonling Pifs;
Moonding Shokl ba lncorporgted infe Shrub Aeas

Lt

=
=

=

Al e . STIIETITETRC W — " — " ————r —

* v &0° Waor View Triongle.
Dda hachnting Plant

Sandy, Ulah 84070

|
|
I 20" x 60" Cfear Viaw Triangls.
= Ro Qbstocls {ineluding Piant
Matariol) Owr Three Fool
ight 09 Measured From tha
T&o{mo{mw
wod within the Toongla

SUMMIT TWO

10200 South — 10280 South Monroe Strest

Overall Landscape Flan
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MATCH LINE - SEE SHEET L1.3

N

Landscape Design Note: \

I. AR Sofiscape Arwas in Porksirips Sholl Have a Y L . 7]
it of 0% Pont anmr?:. Scale: 1 20

20" 20° 2
2 AR Proposed Trses wi be Frutiees Species. e

3. 1 Trea Sholl be Plonted for every 400 &.f. of
Landscape.

4. AT landscope Design Wil Reflsct the Theme Whers
Mounlain Meals Urban™ Oullined in the Caims
Requirements.

5. Londscope Wil Meel oll LID Requirements,

DESCRIPTION

8. ANl Plonis Shall Come From the Caims Approved
Plant List.

7. Al Londscape Shall ba Walered by on Aufomatic
Imigation System.

DATE

REV

PLANT SCHEDULE Drotted 2 oW

OIY  BOTANICAL / COMMON NAME SRE Raddon Brothers

" Acer glabrum / Rocky Mountain Maple 2% col. / 6-8" HL. !J-I&H_S

1" Acer tatarieum ‘GarAnn' /' Hot Wings Taterion Mopls 2° cal. / 6-8' Hi,

9 Carcia canadansis *Forsst Ponsy' / Forest Ponsy Eastem Redbud 2° Col. / 6-8' Ht. §

""'! onv 00000 N 10 Kosireuteria paniculata / Gokden Rain Tree 2° Cal. / 6-8' HL.
_,no W o ey

23 Picea glouca pandula /' Weeping While Spruce 6-8" HL.

17 Picea pungens glauca / Columnar Spruce 6-8" HL.

a Prunus virginiana ‘Shubert® / Conoda Red Chemy 2° Col. / 6-8' HL
5 Ulmus porvifolia ‘Dynosly’ / Dynosly Lacebork Elm 2% Cal. / 6-8" HL
1" Zalkova semata JFS-KWI' / City Sprila Zelkova 2" Col. / 6-8" HL

OIY  BOTANICAL / COMMON NAME SIZE l

&5 Coryoplaria x clandonsnsis 'Blue Mist' / Bius Wist Shrub 5 gal

2010 North Redwood Road, Salt Loke City, Utah 84116

41 Comua sericea 'ory Halo' / Variegated Redtwig Dogwood 5 gal

25  Comus sericea 'Kelsey' / Kelsayi Dogwood 5 gal

65  Juniperus squomata 'Blue Star' / Blua Stor Juniper 5 gal

23 Physocarpus opulifolius "Diabla” / Diablo Ninsbork 5 gal

S S

I 15!  Pinus mugo 'Siowmound' / Mugo Pine 5 gal
I a1 Potantilia fruticosa 'Goldfinger” / Goldfinger Potentila 5 gal
POST VENT & u I E
I &) J6  Prunus x cistena / Purpla Leaf Sand Chemy 5 gal u"k:,
JI| 59  Rhus oromatica 'Gro-Low' / Gro-Low Frogront Sumoc 5 gal Q -5
L
I S §
113 Ribes alpinum 'Green MWound" / Green Mound Alpine Curront 5 gal g $
/ alplr 4 Ap [ 8 3P
4 Q l\ £9
= | oY  BOTANICAL /' COMMON KAME SIZE o Tn
| 129 Helfictotrichon sempervirena 'Sapphire' / Blua Oat Gross 1 gol q I IP] .g
W | wg OF
60  Ponicum virgatum ‘Shensndooh' / Burgundy Switch Gross 1 gol g E °§‘ 2
3 =
~ T
222 Pennisstum alopecuroides 'Homain' / Hamein Fountoin Gross 1 gal .g E ; E
q h "
O 39  Nepala x facssenii "Dropmore’ / Catmint 1 gol m ‘2
| o
\\ | 7 ealonii / Firscracker Py 1 gal S
A 3
-

15 Perovskia alnplicifolia / Russion Sage 5 gol

83 Rudbeckia fulgida 'Goldstrum' / Black Eyed Susan 1 gal

Legend
Vehicular Grumta Pavers fo for Vehick @ 2-5" Diomater Londscopa Boulder;
Moverment Areas (Dark Color) Color ta Compliment Building
Vahicular Gronita. Povers fo for Vebick
Porking Areas (Lighter Coler)

I:I CanmbPﬂmherg‘!gyrdelMEaﬁn

®
Aneos;: Color 19) Motch () Moweals pot mith Annual Prantings (Pots
I:] Colored Concrate Band lo Match Adjocent Vory in Sire ond Color and wil Compliment I
the Buikding
=

MATCH LINE - SEE SHEET L1.4
+~wee@#% *@@é @@@@o@*%@eEE}@@O{E}Q@%@E
ANDERSON WAHLEN & ASSOCIATES
801 521-8529 — AWAunqrnaer:ni net

78 Sahia x suparba 'May Night' / May Night Sohia I gal
Trash Receptacle per Coims Slondard

Recycle Bin per Coims Stondord

ot e s Coins S LL3 | L14

Bike Rack Caims Stondords ond Concrale
Pad with E-Scoolers

mwmmm;mﬂmum)

Decoralive Oversize Rock (4-6" Diameler)
Rock Color Shoff Compliment Buiding

f;‘- &l Concrate Paving
AN Londscops Areos Sholl Recelve T and
[ e e e T e e B 7
i 1COrPOr| into L] * Y /
Whorn to Provide Provide lnfecost in A f 2
[ ot Surtacing — fromn Cotor Fiat Arcas; All Shrub Areas Shall Recoive Weed LLT L2 31 Aug, 2021
4

Bnm'crmd’DlwmhhS{qnl of Differen! Siros; T A
:I Fall Surfacing — Bius Color Stone Colors Sholl Complimant Bullding Color p SHEET NO.

KEY MAP L 1! 1




MATCH LINE - SEE SHEET LLI

MATCH LINE - SEE SHEET L14
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Landscape Design Note:

I

2
L

>

bl

ANl Softscape Areas in Parkstrips Shall Have @
Minimum of 70X Phont Coverage.

Al Proposed Tress wll ba Fruilless Species.

I Trea Shall ba Plonted for avecy 400 s.f. of
Landscape.

All Landscope Dasign Wl Reffsct (he Themo TWhers
Mounlain Meats Urbon™ Ouliined in the Coims
Requiraments.

Londscope Wil Meat ol LD Requiremants.

Al Plants Shall Come From the Coims Approved
Piant List.

Scale: 1" = 20" ‘

20" E 20" 40°

11

e ———

l ‘ | | I | | | | ‘ I | ||J |

Foll Surfacing — Brown Color

Foll Surfacing — Blue Color
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Legend
Vehlculor Gronite Pavers to for Vehick @ 25 Oomater Londscops Boulder;
Movement Areas (Dark Color) Cobor lo Compliment Building
Vshiculor Gronits Povers o for Vahicl @  rosh Receptacis per Coims Stondard
Parking Areas (Lightar Color) ) )
Concrale Pavers for Walkways and Ouldoor Eating ®  Recycle Bin per Coims Standord
g i el s (B) Uoveabls Pot mith Annual Fba.h'ng.l (Pots
Colorad Concrate Band to Match Adfacent Voor in_Size and Color end wilf Compliment
Concrala Pavers the Building
Colored Concrele Crosawolk (TBO by Owner) Decorative Banch per Coims Standards
Decorative Oversize Rock (4-87 Dismater) # Bike Rock per Caims Standards and Concrata
Rock ;Color Shall Complimant Building Pod with E=Scoolers
Concrale Paving
Al Landscope Areas Sholl Raceive Tgm! ond
Asphalt Paving Sod Conditionér Mixed info Flanling Fits;
Skall be Incorporated into Shrub Areas

Mamd% L5

Whare sibla to Provide Provida Interest in
Flat Areas; AN Shrub Areas Sholl Recelve Weed
Barrisr ond Decorotive Stone of Differont Sires;
Stons Colors Shall Compiiment Building Color

N

Imigation System.

[

All Landscape Shall be Walered by on Automatic

PLANT SCHEDULE

+a@s&¢g*Q@E@@@@oe*xx@oﬁﬂ_}@@oﬁ‘}@@%@E

OIY  BOTANICAL / COMMON NAME

1 Acer glabrum / Rocky Mountain Mapla

L Acer tatoricum 'Gardnn' / Hot Wings Tatarfen Mapls

9 Cercis cunadensis 'Foros! Ponay' / Forest Pansy Eastem Redbud
10 Koslrouteria poniculata / Cokdan Raln Tree

23 Picaa glauca pendula / Weeping White Spruce

17 Picaa pungens glouca / Columnar Spruce

8 Prunus virginlona 'Shubert” / Canada Red Chany

5 Uimus porvifolia 'Dynasly' / Dynosly Lacebark Blm

1" Zatkova serrata JFS-KW1' / City Sprila Zelkova

OIY  BOIANICAL / COMMON NAME
Caryoplads x elondonsnsie ‘Blua Mist' / Biua Mist Shrub

&

41 Comus sericea 'Irory Holo' / Varisgoled Rediwig Dogwood
25  Comus serdeea 'Kalseyi' /' Kelseyi Dogwood

&5 Junipsrus squamale ‘Blue Star' / Blue Star Juniper

23 Physocarpus opulifolius ‘Diablo’ / Dioblo Ninebark

151 Pinus mugo ‘Siowmound' / Mugo Pina

a1 Polentilla frulicose ‘Goldfinger' / Goldfinger Potentita

J8  Prunus x cistena / Purple Leof Sand Cherry

59 Rhus aromatica 'Gro—Low' / Gro—Low Frogrant Sumoc

113 Ribes alpinum ‘Graen Mound' / Green Mound Alpine Currant

QY BOTANICAL / COUMON HAME
129 Halictotrichon ssmpervirans 'Sapphira” / Blua Oat Gruss

60 Ponicum virgalum ‘Shenendoch' / Burgundy Switch Gross
222 Penniselum alopecurcides "Hamein' / Homeln Fountaln Gross

oI BOTANICAL / COMMON NAWE
J9 Nepsta x foasseni 'Dropmora’ /' Catmint

77 Penst eatoni /
15 Perovskia alniplicifolia / Russion Sage
89 Rudbeckia fulgida ‘Goldstrum' / Black Eyed Susan

76  Soiia x superba ‘May Night' / May Night Soiia

SIZE

2° Cal. / 6-8" HI.
2° Cal. / 6-8' HL.
2° Cal. / 6-8' HL
2° Cal. / 6-8" HL,
6-8' Hi.

6-8' Hi.

2" Cal. / 6-8" HL,
2° Cal. / 6-8" H,
2° Cal, / 6-8" R,

SZE
5 gal

5 gal

5 gal

5 gal
5 gol
5 gal

5 gal

§
5
§
f
g
&

Dasignad by: CA

Drafted by: JW

Client Noma.

Raddon Brothers
[8-183LS

ANDERSON WAHLEN & ASSOCIATES

2010 North Redwcod Road, Solt Loke City, Uteh B4116

BO1 521-B528 — AWAanginsering.net

10280 South Monroe Sireef

Landscape Plan

SUMMIT TWO

10200 South —

Sandy, Utah 84070

LLI

KEY MAP

31 Aug, 2021
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Landscape Design Note:
. AR Soft Areos in Porkstrips Sholl Have W & 4 ‘
Hinimum of 70K Prant Coveroge. i Scale: 1" = 20
20" o 20 w0
2. Al Proposed Troas will ba Fruiliess Specias. E

X I Troa Sholl ba Plontad for avery 400 s.f. of
Londscape.

B 2

4. AN Landscape Dosign Wil Rafiect the Theme MWhero
Mounlain Meels Urban™ Oullined in the Coims
Requiremants.

5. Llondscape Wil Meet oll L0 Requiremants.

DESCRIPTION.

& Al Plnts Shall Come from the Coims Approved
Plant List.

Tyt

7. AR landscope Shall be Walered by on Automatic
Imigation System.

aXala ayalaYala)] el s

.y &
E |
v Dasigned by: CA
1 ® PLANT SCHEDULE Drafted by W
Cliant Name:
L IREES OIY  BOIAMICAL / COMMON NAME SIZE Roddon Brothers
I| ‘ . & Q 11 Acar glabrum / Rocky Nountain Waple 27 Cal / 6-8" M. 137835
|l m o3 @ 1t Acer tataricum ‘Gardin’ /' Hot Wings Totarfan Maple 2 cal. / 6-8' H
il »
a | E,; @ g Carcis conadansis 'Forest Pansy' / Forest Pansy Eastom Rodbud 27 Cal. / 6-8' i, ? u|_.l w0
=
| ‘ a @ 10 Koelrauteria paniculata / Goldon Rain Tree 2" Cal. / 6-8' HL. g i
5
! o Iy Q 53
*Il Eg {:} 23 Picea glouca pendula / Wasping White Spruce 6-8" Hi. “W) i
o I} ; o’ K
‘l Iy @ 17 Picea pungens glauca /' Columnar Spruce &-8" H. o &5
EN-
| o
l!.'. 5 @ 8 Prunus virginlona ‘Shubert® / Canoda Red Chemy 2" Col. / 6-8' HL. ﬁ 2%
o1
S g S— 3
:EH 1 E ® 5 Uimus porvifolia ‘Oynasly’ / Dynasty Lacebark Em 2° Col. / 6-8' HL E £8
R = ¢
“l ﬂ ﬂ § @ 11 Zetvova serrota UFS—-KWI' / City Sprita Zolkova 2" Col. / 6-8' HL > % o
ki T O g
i : I SHpuBS QY BOTANCAL / CONMON KAWE SzZE @ £9
l \ g @ &5 Caryopteris x clandonsnsis 'Blue Mist' / Blue Mist Shrud 5 gol Ll :
| _— ! g
| \ ® 41 Comua sericea 'vory Hak' / Verisgated Rediwig Dogwood 5 gol
il
2 {;ﬁ- 25 Comua sericea 'Kelsay® / Kelsayi Dogwood & gol
\ '* &5 Juniparus squomata 'Blus Stor' / Blua Star Junipar 5 gol
\ |
\ B @ 23 Physocampus opulifolivs "Dioblo" / Dioblo Ninebark 5 gol
\ [0} 15t Pinus mugo ‘Slowmound” / Mugo Pine 5 gol
“ @ ar Potentilla frulicosa ‘Goldfinger” /' Goldfingar Polentilla & gol -
@
o
\ @ J6  Prunus x eistena / Purpla Leaf Sond Chamy 5 gel ﬁ
\ @ 59 Rhus gromatica 'Gro-Low’ / Gro—Low Frogront Sumoc 5 gol 0 g
A S
4 & 113 Ribes alpinum 'Green Mound® / Gresn Wound Alpine Cumont 5 gal &% g < 2
k Q
] - ORNAMENTAL GRASSES OIY — BOTANICAL / COMMON NAUE SIZE ™ $:S g
@ 128 Helictolrichon ssmpervirena 'Sopphire’ / Blus Oal Gross 1 gal Q k u°, E
N | wy O
EB 60  Panicum virgalum 'Shenandoah' / Burgundy Switch Gross 1 gal O {'{3‘ 3
3 2§
z *{- 222 Penniselum olopecuroides "Homeln' /' Hameln Fountain Gross 1 gal E ; i lDZ
2 ) b 8
= PERENNUALS oI BOTANICAL / COMMON NAWE SZE =] -§
* J9  Nepela x foossenii ‘Dropmore’ /' Catmint 1 gal m t%
=
g gl
77 P eatonii /' Fir Penat 1 gal D
MATCH LINE - SEE SHEET LLI ® ¢ ]
f":) 15 Perovskia alriplicifoia / Russion Sags 5 gal =
Legend {3{ 89  Rudbeckia fuigida ‘Goldstrum' / Black Eyed Susan 1 gal
Vehicular Granite Povers 2-5' Diomater Londscops Boulder; .\ .
L__;i Movernent m?: (Dark g;':,,,rjw vohicte Color fo Complment Eup.;ah:g <+ 76 Saia x auperba Moy Night' / May Night Solia 1 gal
Vehiculor Granite Pavers to for Vahicl @  rosh Receptacie per Coims Stondord
Parking Arsos (Lightsr Color) )
Concrata Pavers for Wolkways ond Outdoor Eatiig &) Reayels Bia por Calms Standard
Ama; Cotar (o Motcly Moy B  Hovoadle Pot with Annwal Prontings (Fots -
:I Colored Concrate Band to Moteh Adjocent Voiy in Sire and Color ond wll Compliment A
Concrele FPavers the Building ¢ LA / !
Colored Concreta Crosswaik (TBD by Owner) B pecorativa Bonch per Caims Standards 1/ ]1 3 LI 4
Dscorotive Oversize Rock (4-67 Diometer) ‘”_ Biks Rack per Caims Standards and Concrote L =k o, : .
E:I Rock ;Color Shall Comphimant Building Pad with E-Scooters / i
I corens P 2 ]
A¥ Londscape Areas Sholl Racete Topsoll ond \
[ e L
Mo o s %
3 Wnave Passibie to Provida Provide inierast in \ LII 112
[ or sutacing - Bromn cotor Flat Areas; AT Shrub Areos Shall Receive Wood \ * it 31 Aug, 2021
Barrisr and Decoralive Slome of Different Sizes; — -
I:IFM ing - Blua Stona Colors Sholl Compliment Buitding Color —

KEY MAP L 1'3




MATCH LINE - SEE SHEET LL1
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Landscape Design Note:

1. All Softscopa Arsos in Porksirips Sholl Have a
Minimum of 70X Frant Coveroge.

BN

Sealor 1 = 200 N\

20" a 20" 0"

DESCRIPTION

b
§
g

Dasignad by: CA

Drofted by: JW

Clisnt Nome:

ANDERSON WAHLEN & ASSOCIATES

2010 North Redwood Rood, Saolt Loke City, Utsh B4116
801 521-8529 — AWAongineoring.nat

MATCH LINE - SEE SHEET L14

Legond

- Vehicular Gronite Pavers o for Vehicle
Movement Areas (Dark Color)

Vehiculor Gronite Pavers to for Vehicle
Parking Areas (Lighter Color)

Concrate Povers for Walkways ond Ouldoor Eabing
I:I Areos; Cokor to Malch Bidg.

Colorad Concrale Band to Match Adfecent
Concrata Povera

Colored Concrate Crosswalk (TBD by Owner)

Decoraliva Oversize Rock (#—6" Diomater)
Rock Color Sholl Complimant Buiding

I:l Fall Surfacing ~ Brown Color

I:l Fafl Surfacing — Biue Color

2-5" Diomater Londscope Bouldar;
Color to Comphment Buikding

Trosh Receptocle per Coims Stondard
Recycle Bin por Colms Standard
Moveabla Pot with Annual Prontings (Pots
Vary in Sire and Color oad will Complimant
the Building

Dacorative Banch per Coims Stondords

Brke Rack Coims Standords and Concrele
Pad with E~Scoolers

=[] @00

Al Londscope Areas Raceive Topsod ond
Sod Conditioner Mixed into Plonting Fits;

ent Buikling

2 A Ropord Trave b Fitiee. Shacide, P —
X 1 Troa Sholl be Phanted for avery 400 a.f. of
Landycapa.
4. Al Landscaps Design Wil Reflect the Thame “Whero
Mountoin Mests Urbon™ Outlined in the Coims
iraments.
5. Londscapa Wi Meal olf LD Requirements.
6. Al Planls Shall Come From the Coims Approved
Prant List.
7. Ad Landscapa Sholl be Wolered by on Automatic
Imigation System.
8
IREES OIY  BOTANICAL / COMMON NAUE SIZE
@ 1t Acer glabrum / Rocky Mountoin Mople 2" col. / 6-8" ML
% 1 Acer tataricum ‘GarAnn' / Hot Wings Tatorion Mapla 2° col. / 6-8" ML
@ 9 Cercia canadsnsis 'Forest Pansy' / Forest Ponsy Eastern Redbud 27 Cal. / 6-8" Mt
@ 10 Koelrautaria paniculate / Goidan Rain Tree 2% Col. / 6-8" Ht.
{:} 23 Picea glouca pendula /' Weeping Whits Spruce 6-8" Hi.
@ 17 Picea pungens glauca / Columnor Spruce 6-8" HE.
@ a Prunus virginiana. 'Shubsrt' / Conada Red Chemy 2" Cal. / 6-8" Hi.
@ 5 Ulmus porvifolia 'Dynasty' / Dynaaly Lacebork Elm 2" Cal. / 6-8" Hi.
@ 11 Zelkovo serrota 'JFS—KWI' / City Sprita Zeikova 2" Cal. / 6-8" Ht
SHRUBS I  BOIANICAL / COMMON WAWE SZE
O] 65  Coryopleris x clondonsnsia 'Blua Wist' / Blua Mist Shrub 5 gal
® 41 Comus sericea 'tvory Halo' / Variegaled Rediwig Dogwood 5 gol
o 25  Comua sericea 'Kelsay”" / Kelseyi Dogwood 5 gal
%) 65  Junipsrus squomata ‘Blua Ster' / Bive Star Junipar 5 gal
@ 23 Physocorpus opulifolius "Diablo" / Diablo Minebark 5 gal
(0] 15! Pinus mugo 'Stowmound’ / Mugo Pine 5 gal
® ar fruticosa g Potentita 5 gal
@ J6  Prunus x cistena / Purpla Leaf Sond Cherry 5 gal
@ 50  Rhus aromatica 'Gro-Law' / Gro-Low Frogrant Sumac 5 gal
@ 113 Rites aipinum 'Green Mound" / Gresn Mound Alpina Curront & gal
ORNAVENTAL GRASSES QI — BOTANICAL / COMMON NAME SrZE
&) 129 Helictotrichon sempervicens ‘Sapphira® / Blua Oot Cross 1 gal
4] 60  Ponicum virgalum 'Shenendoah' / Burgundy Switch Cross 1 gal
* 222  Pennisatum olopecuroides 'Homein' / Mameln Fountain Gross 1 gal
PERENNUALS OIY  BOTANICAL / COUMON NAWE SI2E
#* 39 Nepeta x foasseni ‘Dropmora’ / Caimint ! gal
5 7 eatoni / Penst 1 gal
0 15 Parovskia alriplicifolia / Russion Sage 5 gal
x| 89  Rudbeckio fuigida ‘Goldstrum' / Black Eyed Susan 1 gal
“+ 76  SaMio x superba 'May Night' / May Night Saia 1 gal

Landscape Plan

SUMMIT TWO

10200 South - 10280 South Monroe Sirest

Sandy, Utah 84070

. LL3 | LL4

VL1l | L12

31 Aug 2021

KEY MAP
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