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Participation and Development Agreement
The Redevelopment Agency of Murray City, a political subdivision of the State of Utah
(the “Agency”), and Hamlet Development Corporation, a Utah corporation (the “Participant™),
hereby agree as follows:

1  Subject of Agreement

1.1 Purpose of the Agreement

The purpose of this Participation and Development Agreement (the “Agreement”) is (a)
to effectuate the Murray Fireclay Project Area Redevelopment Plan (the "Redevelopment Plan"
or "Plan"), adopted September 13, 2003, by providing for the development of commercial and
residential properties on approximately 30 acres of land located in Murray City, Utah (the
“City”) as more specifically described in Attachment No. 1 and incorporated herein by this
reference (the “Site”), comprising a portion of the Murray Fireclay Project Area as provided in
the Redevelopment Plan (the “Project Area”), the first phase of the development to occur on
approximately 16 acres located. west of Main Street and north of Fireclay Avenue (the “First
Phase™), as depicted in the First Phase Concept Plan attached hereto as Attachment No. 2 and
incorporated herein by this reference, (b) to specify the terms and conditions pursuant to which
the Agency and the Participant will cooperate in bringing about this objective, including the
funds the Agency will provide to assist in the development of the Site and (c) to include in
Participant’s development certain elements as specified in this Agreement in addition to those
required by City Ordinance and the Redevelopment Plan. The fulfillment of this Agreement is
vital to and in the best interests of the City and the health, safety, and welfare of its residents, and
in accord with public purposes. This Agreement is carried out pursuant to the Redevelopment
Agencies Act, 17B-4-101 et seq, Utah Code Annotated, as amended and in effect when the Plan
was adopted (the “Redevelopment Agencies Act™) and Title 17C (17C-1-101 et seq), Utah Code
Annotated, as amended, Limited Purpose Local Government Entities-Community Development
and Renewal Agencies (collectively with the Redevelopment Agencies Act, the “Act”).

1.2 The Redevelopment Plan

This Agreement is subject to the provisions of the Redevelopment Plan, as approved and
adopted on September 13, 2005, by the Murray City Council, Ordinance No0.05-32, in
accordance with Section 17B-4-408 of the Redevelopment Agencies Act. The Redevelopment
Plan is attached hereto as Attachment No. 3 and incorporated herein by this reference.

1.3 The Project Area

The Project Area is located within the boundaries of the City. The exact boundaries of
the Project Area are specifically and legally described in the Redevelopment Plan and in Murray
City Ordinance No. 05-32, adopting the Redevelopment Plan. Ordinance No. 05-32 is attached
hereto as Attachment No. 4 and incorporated herein by this reference.
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1.4 Description of the Site

The Site is shown on the Site Concept Plan which is attached hereto as Attachment No.
5 and incorporated herein by this reference.

1.5 Parties to the Agreement

1.5.1 Agency

The Agency is a public body, corporate and politic, exercising governmental functions
and powers, and organized and existing under the Act. The address of the Agency for purposes
of this Agreement is: Redevelopment Agency of Murray City, 4646 South 500 West, Murray,
UT 84123-3615. The Agency’s telephone number is 801-270-2418 and its fax number is 801-
270-2450.

1.5.2 The Participant

The Participant is Hamlet Development Corporation, a Utah corporation. The address of
the Participant for the purposes of this Agreement is: 308 East 4500 South, Suite 200, Murray,
Utah 84107, Attention: Michael M. Brodsky, President. The Participant’s telephone number is
801-281-2223 and its fax number is 801-281-2224.

1.6 Transfer and Assignment of this Agreement and the Site

1.6.1 The Participant represents and agrees that prior to the earlier of (a)
performance by the Participant of its obligations under this Agreement as evidenced by the
Agency’s acceptance of the Site Preparation Work as provided in Section 2.7 herein or (b) five
(5) years following the execution hereof, the Participant shall not assign or transfer or attempt to
assign or transfer all or any part of this Agreement, or any rights herein or obligations hereunder
with respect to either the Site as a whole or the payment of Tax Increment or the provisions
relating thereto, without the prior written consent and approval of the Agency, which consent and
approval may be withheld in the Agency’s sole discretion. Upon performance of its obligations
under this Agreement as described above or five (5) years following the execution hereof,
whichever occurs first, the Participant may assign or transfer all or any part of this Agreement, or
any rights herein or obligations hereunder with respect to either the Site as a whole or the
payment of Tax Increment or the provisions relating thereto, but only with the prior written
consent and approval of the Agency, which consent and approval shall not be unreasonably
withheld.

1.6.2 Nothing in this Agreement shall be interpreted to limit in any way the
right of Participant to deed, sell, convey, assign or otherwise alienate or lease any portion of the
Site after the recordation of a plat for that portion of the Site to which such a recorded plat
applies.
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2 Financing of the Development of the Site

2.1 Nature of Participant’s Obligations

The Participant shall improve the Site in compliance with the Redevelopment Plan and
the Murray Fireclay Transit-Oriented Development Zoning Ordinance adopted as Ordinance 05-
29, as amended and restated by Ordinance 07-36 (the “TOD Ordinance”), attached hereto as
Attachment No. 6 and incorporated herein by this reference, by developing commercial and
residential properties substantially as presented in the Site Concept Plan, attached hereto as
Attachment No. 5 (respectively, the “Commercial and Residential Properties” and the “Site
Concept Plan™) and the Fireclay TOD Design Standards, the Murray Fireclay Area TOD Design
Guidelines, and the Murray Fireclay Transportation Master Plan, copies of which are attached
hereto as Attachment No. 7 and incorporated herein by this reference (collectively, the
“Development Standards™), at its own expense in accordance with the terms of this Agreement.
In addition to the acquisition and construction of Commercial and Residential Properties, the
development of the Site shall include the acquisition and construction of public infrastructure
improvements, public park facilities including, but not limited to, grading, landscaping and trails,
and environmental testing and remediation, all as more fully described herein.

22 Development of Commercial and Residential Properties

The Participant shall hire, plan, oversee, arrange, coordinate and supervise the acquisition
and construction of the Commercial and Residential Properties as generally depicted on the First
Phase Concept Plan attached as Attachment No.2 and the Site Concept Plan attached as
Attachment No. 5, which will include approximately 296 residential condominium units, 87
residential townhouses and 230,000 square feet of commercial space. For purposes of this
Agreement, Commercial Propertiecs and commercial space shall mean properties and space
designed for either office or retail use as the Participant shall determine. The Agency agrees to
approve the Participant’s plans for the development of the Commercial and Residential
Properties substantially in accordance with the Concept Plan and Development Standards.
Participant must comply with all provisions of the Murray City Municipal Code including
obtaining appropriate approvals from the City’s Planning and Zoning Commission. Nothing
herein shall constitute a waiver of City requirements and approval. Prior to designing and
constructing the Commercial and Residential Properties, however, the Participant shall be
allowed to alter the mix of uses and densities thereof, provided that the overall development of
the Site is consistent with the Redevelopment Plan, TOD Ordinance, the Concept Plan and
Development Standards. Agency approval of detailed site plans and/or subdivision plats for all
phases of the Project shall be required. Notwithstanding the foregoing, , the Agency and the
Participant agree that: (a) no parking lot or parking structure shall front Fireclay, Birkhill and
Main Street except the west side of Main Street north of Hermitage, and (b) buildings fronting
Birkhill shall have first floors with a minimum ceiling height of 12 feet except those townhouses
located on the west side of Birkhill north of Hermitage, which may have a minimum first floor
ceiling height of 9 feet.
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23 Site Preparation Work

Participant shall hire, plan, oversee, arrange, coordinate and supervise (a) the acquisition
and construction of all necessary infrastructure improvements located anywhere within the
public right-of-way within the Site (the “Infrastructure Improvements”™); (b) the acquisition of
property for and the construction of park improvements, the development of which shall be
subject to review and approval by the Agency, that will back up to and run along the Cottonwood
Creek within the Site and consist of those improvements described in Attachment No. 8
attached hereto and incorporated herein by this reference (the “Park Property and Facilities™),
and the acquisition, construction and installation of a trail system within the public right-of —way
and parallel to the Trax line right-of-way in the Site (the “Trail System” and, collectivety with
the Park Property and Facilities, the “Park Property and Trail Facilities”); and (c) the
environmental testing and remediation of the Site, as described in Attachment No. 9 attached
hereto and incorporated herein by this reference (the “Environmental Cleanup” and collectively
with the Infrastructure Improvements and Park Property and Trail Facilities, the “Site
Preparation Work™).

Except for Environmental Cleanup costs incurred prior to the date of this Agreement, the
Participant shall submit to the Agency a cost estimate for the various components of the Site
Preparation Work prior to commencing work on each such component. Documentation of the
Environmental Cleanup costs incurred prior to the date hereof will be submitted to the Agency
within 10 business days of the execution of this Agreement (the “Prior Cleanup Costs™). The
Participant estimates that the cost of the various components of the Site Preparation Work,
including the Prior Cleanup Costs, will be as shown on Attachment No. 10. The Prior Cleanup
Costs and the cost estimates for Site Preparation Work submitted after the execution of this
Agreement are collectively referred to herein as the “Site Preparation Cost Estimates.” A Site
Preparation Cost Estimate, as approved by the Agency or as approved or revised by the
Independent Engineer, as provided herein, shall be the cost of the related Site Preparation Work
for which the Participant shall be entitled to reimbursement under this Agreement. Participant
shall be entitled to reimbursement of the costs of Site Preparation Work up to a maximum of
$5,406,697 (the “Maximum Site Preparation Reimbursable Amount™) in accordance with
Attachment No. 10. The Maximum Site Preparation Reimbursable Amount is subject to and
limited by the Participant’s Tax Increment Share generated from the Site.

The Agency shall have ten (10) business days from receipt of a Site Preparation Cost
Estimate to review and approve (or disapprove) the same and notify the Participant accordingly.
If the Agency fails to notify the Participant of its decision within ten (10) business days of
receipt, the Site Preparation Cost Estimate shall be deemed approved. If the Agency finds that
the Site Preparation Cost Estimate is unreasonable, the Agency’s engineer and the Participant’
engineer shall have ten (10) business days thereafter to meet and discuss the Site Preparation
Cost Estimate and resolve any differences either party may have regarding the same. If the
Agency and the Participant are unable to agree on a reasonable cost estimate within such ten (10)
day period, the Site Preparation Cost Estimate shall be submitted to Psomas, a firm of
independent project engineers located in Salt Lake City, or another independent engineering firm
mutually agreed to by the Participant and the Agency (the “Independent Engineer”). The
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Independent Engineer shall have fourteen (14) business days to review and approve the
reasonableness of the Site Preparation Cost Estimate. If the Independent Engineer determines
that the Site Preparation Cost Estimate is not reasonable, the Independent Engineer shall revise
the Site Preparation Cost Estimate so that in the opinion of the Independent Engineer the Site
Preparation Cost Estimate is reasonable. The decision of the Independent Engineer regarding
each Site Preparation Cost Estimate shall be binding on the Participant and the Agency for
purposes of this Agreement. The cost of the services rendered by the Independent Engineer
hereunder shall be paid by the Agency and the Participant in equal shares.

Upon completion of the Park Property and Facilities, the Participant shall grant to the
City a conservation casement relating thereto and the City shall assume the responsibility of
maintaining the Park Property and Facilities all in accordance with a Conservation Easement and
Maintenance Agreement substantially in the form attached hereto as Attachment No. 11 and
incorporated herein by this reference.

2.4 Responsibility for Development Plans and Permits

The Participant shall prepare and complete all plans for the acquisition and construction
of the Commercial and Residential Properties and the Site Preparation Work, and such plans
shall be in accordance with all applicable laws and regulations of the City. Before commencing
construction at or development of the Site, the Participant shall secure or cause to be secured, at
its own expense, any and all permits required in order to proceed with the development of the
Site as contemplated herein.

2.5 Funding Responsibility

The Participant and the Agency understand and agree that, except as otherwise expressly
provided herein, funding for the development of the Site and its related improvements shall come
entirely from either the Participant’s internal capital or from financing obtained by the
Participant. The Agency shall not be liable or responsible for providing, obtaining, or
guaranteeing such financing.

2.6 Tax Increment Financing

The Redevelopment Plan will be funded in part by tax increment financing pursuant to
the provisions of the Act and the Project Area Budget, as adopted by the Agency and approved
by the Taxing Entity Committee, as that term is defined in the Redevelopment Plan, a copy of
which is attached hereto as Attachment No. 12 and incorporated herein by this reference (the
“Project Area Budget”). Under the Act and the Project Area Budget, the Agency is entitled to
receive Tax Increment from the Project Area. For purposes of this Agreement, (a) “Tax
Increment” shall mean the Taxes levied each year on the land within the Project Area and the
improvements thereon in excess of the Base Tax Amount, which excess amounts are to be paid
into a special fund of the Agency in accordance with the Act; (b) “Taxes” shall mean all levies
on an ad valorem basis upon the land, real property improvements, personal property, or any
other property, tangible or intangible (colliectively, the “Taxable Property™); (c) the “Base Tax
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Amount” shall be the Taxes assessed against the Taxable Property within the Project Area as of
November 1, 2004; and (d) “Participant’s Tax Increment Share” shall mean that portion of the
Tax Increment generated from any and all property within the Site and is paid to the Agency and
available for reimbursement pursuant to the terms of this Agreement after deduction of (a)
twenty percent (20%) for Housing, (b) twelve percent (12%) for Education Mitigation, (c) five
percent (5%) for Agency administration costs and expenses, all as provided in the Project Area
Budget, and (d) five percent {5%) to reimburse the City for the Participant’s share of the cost of
infrastructure acquired, constructed, installed and financed by the City that benefits both the Site
and the Project Area,

In accordance with the Project Area Budget, the Agency shall be allowed to collect the
Tax Increment generated by development within the Project Area over a period of twenty (20)
years, commencing on the earlier of (a) the date the Participant has completed construction of
80% of the Residential Properties and 50% of the Commercial Properties or (b) five (5) years
from the date of this Agreement. The Agency reserves the right in its sole discretion to
accelerate the date it begins to receive Tax Increment from the Project Area after consultation
with Participant.

2.7 Reimbursement for Site Preparation Work

The Agency agrees to reimburse the Participant for the costs of the Site Preparation
Work, calculated as provided in Section 2.3 herein and supported by proper documentation as
required by Section 2.10 below (collectively, the “Reimbursable Costs™), subject only to the limit
provided herein with regard to the Participant’s Tax Increment Share and the Maximum Site
Preparation Reimbursable Amount. The Agency is only required to reimburse Participant’s Tax
Increment Share to the extent that tax increment is generated from the property within the Site
and paid to the Agency and such tax increment received by the Agency is the only funding
source obligated under this Agreement. For purposes of this Agreement, Reimbursable Costs
shall include a fee in an amount equal to four percent (4%) of the cost of the Site Preparation
Work, calculated in accordance with Section 2.3 herein and included in Attachment No. 10.
This fee shall be applied by the Participant to overhead and administrative costs and added to the
invoices submitted to the Agency for reimbursement in accordance with this Agreement.
Reimbursable Costs under this Agreement shall not include the cost of any permits required in
order for the Participant to proceed with the Infrastructure Improvements, the Park Property and
Trail Facilities or the Environmental Cleanup, including any permits acquired prior to the
effective date of this Agreement. After acceptance of the Site Preparation Work by the Agency
and upon payment by the Participant of invoices received for the Reimbursable Costs, the
Participant shall submit such invoices to the Agency for reimbursement to the Participant. For
purposes of this Agreement, the Infrastructure Improvements and the Park Property and Trail
Facilities shall be deemed accepted by the Agency when the City accepts those improvements
and converts the Participant’s performance bonds related thereto into maintenance bonds. The
Environmental Cleanup shall be deemed accepted by the Agency when the Participant and City
or Agency receive a copy of the Certificate of Compliance issued by the Utah Department of
Environmental Quality (“UDEQ”) upon the completion of the cleanup of the Site in accordance
with the Voluntary Cleanup Agreement between UDEQ, the Participant and Gibbons Realty
Company, as more fully described in Attachment No. 9 hereto. The Participant shall be
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reimbursed for Reimbursable Costs (including interest on the unpaid balance thereof as provided
in the following paragraph) from and to the extent of the Participant’s Tax Increment Share. In
no event shall the Agency be obligated to reimburse the Participant for Reimbursable Costs
(including interest thereon as provided herein) from any source other than the Participant’s Tax
Increment Share.

Until the Participant has been reimbursed for the Reimbursable Costs up to the Maximum
Site Preparation Reimbursable Amount as provided herein, the Agency agrees to pay to the
Participant, in addition to the Maximum Site Preparation Reimbursable Amount, from and to the
extent of the Participant’s Tax Increment Share, interest on the Reimbursable Costs at the rate of
5.25 % per annum. The total interest paid shall not exceed $3.5 million. Interest shall begin to
accrue on Reimbursable Costs related to each component of the Site Preparation Work on the
respective dates that Agency accepts the Site Preparation Work as provided in the immediately
preceding paragraph of this Section 2.7. Participant’s Tax Increment Share paid to the Participant
in any year shall be applied first to Reimbursable Costs incurred in earliest year for which
reimbursement has not been made.

The Agency shall pay to the Participant the Participant’s Tax Increment Share until the
Participant has been reimbursed for the Reimbursable Costs up to the Maximum Site Preparation
Reimbursable Amount hereunder (plus interest thereon as provided herein) or until the Agency is
no longer entitled to receive Tax Increment from the Site under the Project Area Budget,
whichever occurs first. The Agency agrees to pay the Participant annually the Participant’s Tax
Increment Share within 30 days after the Tax Increment has been received by the Agency. The
Agency expects to receive the Tax Increment for the Project Area on or before May 1 of each
year to pay Participant’s Tax Increment Share.

The Agency may reimburse the Participant in full for the amounts due under this
Agreement at any time, without penalty or premium. Payments to the Participant under this
Agreement shall continue until the Participant has received the full amount of the Reimbursable
Costs up to the Maximum Site Preparation Reimbursable Amount {(plus interest thereon as
provided herein) or until Tax Increment is no longer available from the Site to the Agency under
the Project Area Budget, whichever occurs first.

2.8 Conditions Precedent to Reimbursement

The Agency shall have no obligation to reimburse the Participant from the Tax Increment
received until the following conditions precedent are satisfied: (a) the Agency has received
written proof of the amount expended for Reimbursable Costs; (b) the Participant has prepared
and delivered to the Agency a calculation of the interest due on Reimbursable Costs that have not
been reimbursed; and (c) the property taxes which generate Tax Increment within the Site are
paid by the owners of the properties within the Site, including the Participant. In the event taxes
are not paid on one or more properties within the Site, the portion of the Tax Increment
attributable to such delinquent tax payments shall not be paid to the Participant until such taxes
are paid. The Agency agrees to review all submittals and notify the Participant of any objections
thereto within 15 days of receipt thereof.
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2.9  Agency’s Encumbrance of Tax Increment

The Agency agrees that the Agency shall not issue any bonds and other indebtedness that
may be secured by the Tax Increment which are payable senior to or have priority over
obligation of the Agency to reimburse the Participant the Reimbursable Costs as provided in this
Agreement.

3 Development of the Site

During the term of this Agreement, the Participant and the Agency hereby agree as
follows:

3.1 Hold Harmless Agreement

The Participant hereby agrees to defend and hold the Agency and its directors, officers,
agents, employees, and consultants harmless for any and all claims, liability, and damages
arising out of any work or activity of the Participant, its agents or employees which is permitted
pursuant to this Agreement.

32 Cross-Indemnification

The Participant agrees to and shall indemnify and hold the Agency and its directors,
officers, agents, employees, and consultants harmless from and against all liability, loss, damage,
costs, or expenses (including reasonable attorneys’ fees and court costs) arising from or as a
result of any accident, injury (including death), loss, or damage whatsoever, caused to any person
or to the property of any person, resulting directly or indirectly from any acts or any errors or
omissions of the Participant or any of its agents or employees in connection with the
development of the Site as contemplated by this Agreement, except for willful misconduct or
negligent acts or omissions of the Agency or its directors, officers, agents, employees or
consultants.

33 Discrimination

The Participant agrees that it will not unlawfully discriminate against any employee or
applicant for employment, or any contractor or bidder on any contract.

3.4 Local, State and Federal Laws

The Participant shall develop the Site as contemplated in this Agreement in conformity
with all applicable laws, including ordinances and regulations of the City; provided, however,
that nothing herein shall limit the right of the Participant to properly challenge any such law or
the applicability thereof.
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35 City, County and Other Governmental Agency Permits

The Participant shall, at its own expense, secure or cause to be secured, any and ali
permits which may be required by the City, Salt Lake County or any other governmental agency
or entity with jurisdiction over the Site and any development thereon.

3.6 Right of Access

Representatives of the Agency authorized and identified to the Participant in writing by
the Agency shall have the right of reasonable access to the Site and to any and all improvements
thereon for purposes of inspection, during regular weekday work hours, with reasonable prior
notice and without charges or fees. All representatives of the Agency visiting the Site shall
observe any reasonable rules adopted by the Participant for purposes of maintaining safety and
security on the Site, including the requirement that all visitors be escorted by a manager or
supervisor of the Participant at all times. The Agency agrees to and shall indemnify and hold the
Participant harmless from and against all liability, loss, damage, costs, or expenses arising from
or as a result of any accident, injury (including death), loss or damage whatsoever caused to any
person or the property of any person which shall occur as a result of or arising from Agency
representatives’ entry upon or activities on the Site, except that this indemnity shall not apply to
proportional negligence or willful misconduct of the Participant or its agents or employees.

4 Defaults, Remedies and Termination
4.1 Default

If either the Agency or the Participant fails to perform or delays performance of any term
or provision of this Agreement, such conduct shall constitute default hereunder. The party in
default must immediately commence to cure, correct, or remedy such failure or delay and shall
complete such cure, correction, or remedy within the periods provided in Section 4.3 hereof.

4.2 Notice

If a default under this Agreement occurs, the non-defaulting party shall give written
notice of the default (a “Default Notice”) to the party in default, specifying the nature of the
default. Failure or delay in giving a Default Notice shall not constitute a waiver of any default,
nor shall it change the time of default, nor shall it operate as a waiver of any rights or remedies
of the non-defaulting party; but the non-defaulting party shall have no right to exercise any
remedy hereunder without delivering the Default Notice as provided herein. Delays by either
party in asserting any right or remedy hereunder shall not deprive either party of its right to
institute and maintain any actions or proceedings which it may deem necessary to protect, assert,
or enforce any such rights or remedies.

4.3 Cure Period

The non-defaulting party shall have no right to exercise a right or remedy hereunder
unless the subject default continues uncured for a period of thirty (30) days after delivery of the
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Default Notice with respect thereto or, where the default is of a nature which cannot be cured
within such thirty (30) day period, the defaulting party fails to commence such cure within thirty
{30) days and to diligently proceed to complete the same. A default which can be cured by the
payment of money is understood and agreed to be among the types of defaults which can be
cured within thirty (30) days. If the defaulting party does not cure or, if the default is of a nature
which cannot be cured within thirty (30) days, commence to cure the default in within thirty (30)
days of delivery of the Default Notice, such failure to cure shall be an Event of Default, and the
non-defaulting party, at its option, may institute an action for specific performance of the terms
of this Agreement or pursue such other nghts and remedies as it may have.

43,1 Rights and Remedies

Upon the occurrence of an Event of Default, the non-defaulting party shall have all rights
and remedies against the defaulting party as may be available at law or in equity to cure, correct,
or remedy any default, to terminate this Agreement, to obtain specific performance, to recover
damages for any default, or to obtain any other remedy consistent with the purposes of this
Agreement. Such rights and remedies are cumulative, and the exercise of one or more of such
rights or remedies shall not preclude the exercise, at the same or different times, of any other
rights or remedies for the same default or any other default by the defaulting party.

432 Legal Actions
a. Venue
All legal actions must be instituted in the Third District Court for the State of Utah,

unless they involve a case with mandatory federal jurisdiction, in which case they must be
instituted in the Federal District Court for the District of Utah.

b. Services of Process

Service of process on the Agency shall be made by personal service upon the City
Recorder and Chair of the Agency Board.

Service of process on the Participant shall be by personal service upon its Registered
Agent, or in such other manner as may be provided by law.

C. Applicable Law

The laws of the State of Utah shall govern the interpretation and enforcement of this
Agreement.

5 General Provisions

5.1 Notices, Demands, and Communications Among the Parties

Notices, demands, and communications between the Agency and the Participant shall be
sufficiently given if personally delivered or if dispatched by registered or certified mail, postage
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prepaid, return receipt requested, to the principal offices of the Agency and the Participant, as
designated in Section 1.5 hereof. Such written notices, demands, and communications may be
sent in the same manner to such other addresses as either party may from time to time designate
by mail in the form and by the methods provided in this Section 5.1. Delivery shall be deemed
complete upon the mailing or making physical delivery of the writing containing the notice,
demand or communication.

5.2 Severability

In the event that any condition, covenant or other provision herein contained is held to be
invalid or void by a court of competent jurisdiction, the same shall be deemed severable from the
remainder of this Agreement and shall in no way affect any other condition, covenant or
provision herein contained unless such severance shall have a material effect on the terms of this
Agreement. If such condition, covenant or other provision shall be deemed invalid due to its
scope, all other provisions shall be deemed valid to the extent of the scope or breadth permitted
by law.

5.3 Nonliability of Agency Officials and Emplovees

No director, officer, agent, employee, or consultant of the Agency shall be personally
liable to the Participant in the event of any default or breach by the Agency or for any amount
which may become due to the Participant or on any obligations under the terms of this
Agreement.

5.4 Enforced Delay; Extension of Time and Performance

In addition to the specific provisions of this Agreement, neither party shall be deemed to
be in default hereunder when its fails to perform or delays performance of any term or provision
of this Agreement due to war, insurrection, strikes, lock-outs, riots, foods, earthquakes, fires,
casualties, acts of God, acts of a public enemy, epidemics, quarantine restrictions, freight
embargoes, lack of transportation, governmental restrictions or priority, litigation, unusually
severe weather, inability to secure necessary labor, materials or tools, delays of any contractor,
subcontractor or suppliers, acts of the other party, acts or failure to act of the Agency or any
other public or governmental entity or any other causes beyond the control or without the fault of
the party claiming an extension of time to perform. An extension of time to perform shall be
granted as a result of any of the foregoing causes, which extension shall be for the period of the
forced delay and shall run from the time of the commencement of the cause, if notice is sent by
the party claiming such extension to the other party within thirty (30) days of actual knowledge
of the commencement of the cause. Time of performance under this Agreement may also be
extended in writing by the Agency and the Participant by mutual agreement.

5.5 Approvals

Whenever the consent or approval is required of any party hereunder, such consent or
approval shall not be unreasonably withheld or delayed except as otherwise specifically provided
herein.
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5.6 Time of the Essence

Time shall be of the essence of this Agreement.

5.7 Interpretation

The parties hereto agree that they intend by this Agreement to create only the contractual
relationship established herein, and that no provision hereof, or act of either party hereunder,
shall ever be construed as creating the relationship of principal and agent, or a partnership, or a
joint venture or enterprise among the parties hereto.

5.8 No Third-Party Beneficiaries

It is understood and agreed that this Agreement shall not create in either party hereto any
independent duties, liabilities, agreements, or rights to or with any third party, nor does this
Agreement contemplate or intend that any of the benefits hereunder should accrue to any third
party.

59 Effect and Duration of Covcnaﬁté; Term of Agreement

The covenants contained in this Agreement shall, without regard to technical
classification and designation, bind the Participant, excluding for this purpose purchasers of
indtvidual residential units or commercial space within the Site or a lesse¢ thereof. This
Agreement is assignable as provided above in Section 1.6. The covenants contained in this
Agreement shall inure to the benefit of and in favor of the Agency during the term of this
Agreement. Except as otherwise provided herein, the term of this Agreement shall run from the
date hereof until the date on which the Agency has reimbursed the Participant in full for the
Reimbursable Costs, including interest thereon until paid, as provided in this Agreement.

6 Entire Agreement, Waivers and Amendments

6.1  This Agreement may be executed in duplicate originals, each of which shall be
deemed an original. This Agreement, including all attachments hereto, constitutes the entire
understanding and agreement of the parties.

6.2  When executed by both parties, this Agreement integrates all of the terms and
conditions mentioned herein or incidental hereto, and supersedes all negotiations or previous
agreements between or among the parties with respect to all or any part of the Site and the
development thereof.

6.3  All waivers of the provisions of this Agreement must be in writing. Except as
provided in Section 5.10 hereof, this Agreement and any provisions hereof may be amended only
by mutual written agreement by the Participant and the Agency.

Participation Agreement
Page 13

BK 9549 PG 8437




SIGNATURE PAGE TQ PARTICIPATION AND DEVELOPMENT AGREEMENT, dated as
December% , 2007.

Redevelopment Agency of Murray City

Attest:

By:
Director‘of the

emf.pmcn‘( Agency of Murray City

Hamlet Development Corporation

President ™~

Attest:

By: w(;\y)

Its: \9 Pl d pl\ﬁ)\

APPROVEDAS TO FORM

)
Murray City Attomeys Office

Participation Agreement
Pape 14
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STATE OF UTAH )
. 85,
COUNTY OF SALT LAKE )

2007, before me, the undersigned notary, personally appeared Q
and , the Chair and the

Redevelopment Agency of Murray City, Utah, who are personaly known to me or who proved
to me their identities through documentary evidence to be the persons who signed the preceding
document in my presence and who swore or affirmed to me that their signatures are voluntary.

otary signature and seal

" NOTARY PUBLIC |
2 SHERRIE L. WILLDEN
"\ 35025 South Stale Street

Murr:
My Commission Expires

Participation Agreement
Page 15
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STATE OF UTAH )
: 88,
COUNTY OF SALT LAKE )

In the County of Salt Lake, State of Utah, on this% , day of 42@;&@ s, 2007,
e U der51gned notary, personally appeared Mighael M. rodsky and

A4 As4.0x , the President and the ) ,
respectlvely, of the Hafet Development Corporation, a Utah corporation, who are personally
known to me or who proved to me their identities through documentary evidence to be the
persons who signed the preceding document in my presence and who swore or affirmed to me
that their signatures are voluntary.

Notary signature and seal

~¥5 NOTARY PUBLIC
O\ SHERRIE L. WILLDEN
Y 5025 South State Street
Murray. Utah 84107
Commum Expires

Participation Agreement
Page 16
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Attachment No. 1

The Site -
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Birkhill Development Agreement Overall Boundary

Beginning at a point 901.64 feet S00°06°25"E from the Northeast corner Section 1,
Township 2 South, Range 1 West, Salt L.ake Base and Meridian; and running thence
876°19°50”E 62.31 feet; thence S76°16°117E 154.13 feet, thence S88°22°51”E 346.32
feet; thence S00°057307"W 354.95 feet; thence S89°43°36™W 100 feet; thence
S00°05°30"W 259.79 feet to the south right of way line of Fireclay Avenue; thence
S89°43°23”W 841.61 feet along said right of way line; thence S00°04'21”W 438.29 feet;
thence S89°42'15™W 10.00 feet; thence S00°11°16"W 271.91 feet; thence N89°42'15"E
85.25 feet; thence S00°16°21"W 249,00 feet; thence N89°42°21”E 300.00 feet; thence
S00°00°21”W 30.91 feet to the extension of an existing fence line; thence S89°41°08”W
 648.39 feet along said fence line to a point on the east boundary line of UTA patcel 21-
01-503-012; thence S00°36°05”W 14.90 feet; thence N§9°59'05"W 67.00 feet; thence
N060°36°05”E 791.17 feet; thence 209.16 feet along the arc of a 2897.82 foot radius curve
to the left, chord.bears N01°27°59”W 209.11 feet; thence N04°02°08"W 63.32 feet; -
thence 216.19 feet along the arc of a 2897.82 foot radius curve to the left, chord bears
N06°53°417"W 216.14 feet; thence N09°01*55"W 709.28 feet; thence N29°13°33”E 50.40
feet; thence §76°57°23"E 457.00 feet; thence S68°26°54”E 290.80 feet; thence
S40°00°30”E 154.80 feet; thence S76°16°11”E 28.86 feet to the point of beginning.
Containing 32,00 acres.

(Basis of Bearinpg N00°15°54”E Between Existing Street Monument at the intersection of
Main Street and Fireclay Avenue and the intersection of Main Street and Central Avenue)
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Attachment No. 2

'First Phase Concept Plan
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_Attachment'No. 3

Redevelopment Plan
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MURRAY FIRECLAY PROJECT AREA

REDEVELOPMENT PLAN

Adopted September 13, 2005

Redevelopment Agency of Murray City
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RESOLUTION NO. 05-08

A RESOLUTION OF THE REDEVELOPMENT AGENCY OF MURRAY CITY
APPROVING THE FIRECLAY PROJECT AREA PLAN AS THE
REDEVELOPMENT PLAN FOR THE FIRECLAY PROJECT AREA.

WHEREAS, UTAH CODE ANN. Title 17B, Chapter 4--the Redevelopment
Agencies Act (the “Act”) was created to encourage economic growth and eliminate
blight within municipal jurisdictions; and

WHEREAS, the area within City boundaries described in Exhibit “A” attached
hereto is defined as the “Fireclay Project Area”; and

WHEREAS, the Fireclay Project Area was included within a Survey Area duly
adopted by the Redevelopment Agency of Murray City (the “RDA”) on April 13, 2004;
and

WHEREAS, a blight survey was completed within the Survey Area and a blight
hearing was held on November 9, 2004 and January 18, 2005 in accordance with the
Act; and

WHEREAS, on January 18, 2005, the RDA adopted a resolution making a
finding of blight and directed City staff to prepare a draft project area plan for the
Fireclay Project Area; and

WHEREAS, the RDA has prepared a proposed Fireclay Project Area
Redevelopment Plan (the “Plan”) that is attached as Exhibit “B” and incorporated
herein; and

WHEREAS, the RDA wants to invest in needed public infrastructure to allow the
Fireclay Project Area to become a vital, mixed-use development; and

WHEREAS, the RDA has determined that there is a need to use tax increment
financing in the Fireclay Project Area since development, consistent with the proposed
Plan, might not occur solely through private investment; and

WHEREAS, it is economically sound and feasible to adopt and carry out the
proposed Plan (Exhibit B"); and

WHEREAS, the proposed Plan conforms to the City’s general pian; and

WHEREAS, carrying out the proposed Plan will promote the public peace,
health, safety, and welfare of the City; and

WHEREAS, the RDA has adopted Rules for Governing Relocation Assistance
and has determined that if the Plan results in the temporary or permanent displacement

BK 9549 PG 8450



of any residential occupants in the Fireclay Project Area the RDA has a feasible method
or Plan for the relocation of families and persons displaced from the Fireclay Project
Area, comparable dwellings exist or will be provided to the families and persons
displaced by the Plan, and the RDA is satisfied that permanent housing facilities will be
available within three years from the time occupants of the Fireclay Project Area are
displaced and ,pending the development of these housing facilities, there will be
available to the displaced occupants adequate temporary housing facilities at rents
comparable to those in the community at the time of their displacement; and

WHEREAS, Section 17B-4-402 of the Act authorizes the RDA to adopt
redevelopment project area plans by resolution.

NOW THEREFORE, BE IT RESOLVED by the Redevelopment Agency of
Murray City as follows:

1 In order to promote the public peace, health, safety and weifare of the City
and encourage economic growth and eliminate blight in the Fireclay Project Area, the
RDA hereby adopts the Fireclay Project Area Redevelopment Plan attached hereto as
Exhibit “B” in accordance with the provisions of UTAH CODE ANN. Title 17B, Chapter
4-Redevelopment Agencies Act for the Fireclay Project Area described in Exhibit “A”
attached

2. The Fireclay Project Area Redevelopment Plan (Exhibit "B") shall not take
effect until the Murray City Municipal Council approves it by ordinance. .

- PASSED, APPROVED AND ADOPTED by the Redevelopment Agency of
Murray City thisi3 dLay of September, 2005.

REDEVELOPMENT AGENCY OF MURRAY
CITY

ATTEST:

%ﬁ%

Keith é(trfr Director offie
Redevélopment Agency of Murray City

BK 9549 PG 8451



Exhibit “A”
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Parcel of land located in Murray City part of section 6 of Township 2 South,
Range 1 East, and Section 1 of Township 2 South Range 1 West Salt Lake
Meridian beginning at a point being S 0E38'65" W 958.26 feet, from the
northwest corner of said section 6; thence S 84E3913" E 273.10 feet; thence S
88d40'18" £ 330.77 feet; thence S 0d42'9" E 361.55 feet; thence S 89E50'12" E
219.25 feet to the west ROW line of State Street; thence along said State Street
ROW line S 0E13'40" W 1478.64 feet to the north ROW line of 4500 South;
thence along said 4500 South ROW line N 83E57'59" W 632.76 feet; thence N
84E20'47" W 820.98 feet; thence S 89E17'23" W 776.38 feet to the intersection
of 4500 South and the eastern line of the Union Pacific Railroad ROW; thence
along said UP Railroad Row line N 3E23'6" W 712.30 feet; thence N 6E6'33" W
1122.88 feet to the south line of the Big Cottonwood Creek; thence along said
ROW line of the Big Cottonwood Creek S 80E45'0" E 360.44 feet; thence N
6E28'37" W 52.08 feet; thence N 82E31'0" E 162.45 feet; thence S 88E49'41" E
169.60 feet; thence S 72E£16'49" E 49.08 feet to the western ROW line of TRAX;
thence along said ROW line S 9E29'34" E 540.40 feet; thence S 0E24'34" W
87.44 feet; thence across said TRAX ROW S 81E12'19" E 61.73 feet; thence
along the said TRAX east ROW line N 3E25'10" W 226.34 feet; thence N
9E28'20" W 394.10 feet; thence N 8E51'22" W 328.63 feet to the southern ROW
line of the Big Cottonwood Creek; thence along said Big Cottonwood Creek
ROW line S 74E36'46" E 694 .86 feet; thence S 47E7'39" E 216.05 feet to the
point of beginning containing approximately 97.48 Acres.
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Exhibit “B”
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MURRAY FIRECLAY PROJECT AREA

REDEVELOPMENT PLAN

Adopted September 13, 2005

Redevelopment Agency of Murray City
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Introduction

The Board of Directors of the Redevelopment Agency of Murray City has determined that
the Murray Fireclay Project Area ("Project Area") needs rehabilitation and development to
help ensure a viable economic life for the community. The proposed redevelopment plan
envisions that public, residential, commercial, office and open space uses will be developed
in the Project Area. This plan will guide and control the redevelopment undertakings in the
Murray Fireclay Project Area.

1. Recitals of Preconditions for Designating a Redevelopment Project Area

a. Pursuant to the provisions of §17B-4-401(b) of the Redevelopment Agencies Act ("Act"),
the govemning body of the Redevelopment Agency of Murray City ("Agency™) designated
by resolution a redevelopment survey area on April 13, 2004. The governing body found
that the survey area required study to determine whether or not one or more
redevelopment projects were feasible and contained a description and map of the
boundaries of the survey area; and

b. Within one year of the year from the date of authorization; and

c. Pursuant to §17B-4-601 of the Act, the Agency made a finding of blight at a Blight
Hearing held on November 9, 2004 and January 18, 2005; and

d. Pursuant to the provisions of §17B-4-402(2)(a) and (b) of the Act, Murray City has a
planning commission and a general plan as required by law; and

e. Pursuant to the provisions of §17B-4-401 of the Act, on the Agency's own motion, the
Agency selected the Project Area hereinafter described comprising all or part of the
proposed survey area; and

f. Pursuant to the provisions of §17B-4-402 of the Act, the Agency has conducted one or
more public hearings for the purpose of informing the public about the proposed Project
Area, allowing public input into the Agency's deliberations and considerations regarding
the proposed Project Area. A public input hearing was held on November 9, 2004 and
January 18, 2005; and

g. Pursuant to the provisions of §17B-4-402 of the Act, the Agency has requested input on
the draft project area plan from the planning commission on August 4, 2005, has made a
draft of the project area plan available to the public at the agency’s offices during normal
business hours, provided notice of the plan hearing and held a public hearing on the draft
plan on September 13, 2005.
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2. Definitions

As used in the Redevelopment Project Plan:

a.

"Act" means the Redevelopment Agencies Act as found in Title 17B, Chapter 4, Utah
Code Annotated 1953, as amended, or such other amendments as shall from time to time
be enacted or any successor faw or act which may inciude changes to the Agency’s power
of eminent domain.

"Agency" means the Redevelopment Agency of Murray City as designated by the City to
act as the redevelopment agency.

"Base tax amount” means the taxable value of the property within the project area from
which tax increment will be coliected, as shown upon the assessment roll last equalized
before the date of the taxing entity committee's approval of the first project area budget.

"Blight" or "blighted" means the condition of the area that meets the requirements of
Subsection 17B-4-604(1) of the Act.

"Blight study" means the study to determine the existence or nonexistence of blight
within the survey area as provided in Section 17B-4-602 of the Act.

"Bond" means any bonds, notes, interim certificates, debentures, or other obligations
issued by the Agency.

"City." means Murray City.
"Community" means the City.

“Legislativé body” means the City Council of Murray City which is the legislative body
of the community.

“Plan hearing” means the public hearing on the draft project area plan required under
Subsection 17B-4-402(1)(e).

“Planning commission” means the Murray City Planning and Zoning Commission
established pursuant to law or charter,

"Project area" means the geographic area described in the project area plan or draft -
project area plan where the redevelopment set forth in this project area plan will take
place.

. "Project area budget" means the multi-year projection of annual or cumulative revenues

and expenses and other fiscal matters pertaining to the redevelopment project area that
includes:
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1. the base taxable value of property in the project area;

ii. the projected tax increment expected to be generated within the project area;

iii. the amount of tax increment expected to be shared with other taxing entities;

iv. the amount of tax increment expected to be used to implement the project area plan,
including the estimated amount of tax increment to be used for land acquisition,
public improvements, infrastructure improvements, and loans, grants, or other
incentives to private and public entities; and

v. the tax increment expected to be used to cover the cost of administering the project
area plan.

"Project area plan" means a written plan that, after its effective date, guides and
controls the redevelopment activities within the project area. In most contexts, project
area plan refers to this document and all of the attachments to this document.

"Redevelopment” means the development activities under this project area plan within
the redevelopment project arca, including:

i. the base taxable value of property in the project area;

ii. the projected tax increment expected to be shared with other taxing entities;

iii. the amount of tax increment expected to be shared with other taxing entities;

iv. the amount of tax increment expected to be used to implement the project area plan,
including the estimated amount of tax increment to be used for land acquisition,
public improvements, infrastructure improvements, and loans, grants, or other
incentives to private and public entities; and

v. the tax increment expected to be used to cover the cost of administering the project
area plan.

"Survey area" means an area designated by a resolution adopted by the Agency Board

. for study to determine whether a project or projects within the area are feasible.

"Taxes" includes all levies on an ad valorem basis upon land, real property, personal
property, or any other property, tangible or intangible.

"Taxing entity" means a public entity that levies a tax on property within the project
area.

"Taxing entity committee” means a commitiee representing the interests of taxing
entities and consists of two representatives appointed by the Murray School District, two
representatives appointed by resolution of the Murray City Council, two representatives
appointed by the Salt Lake County Mayor, one representative appointed by the State
School Board, one representative appointed by the Legislative Body of the County and
one representative of the remaining governing bodies of the other local taxing agencies.

"Tax increment"” means the difference between the amount of property tax revenues

generated each tax year by all taxing entities from the area within a project area
designated in the project area plan as the area from which tax increment is to be
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collected, using the current assessed value of the property and the amount of property tax
revenues that would be generated from that same area using the base taxable value of the

property
3. Description of the Proposed Project Area

a. Map of the Project Area

The map of the Project Area is attached in the Appendix, Exhibit "B" and incorporated
herein. The general boundaries of the project area are roughly 4500 South, State Street,
Big Cottonwood Creek to the North and UP Railroad to the West.

5. A Summary of Land Use, Principal Streets, Population Densities, Building Intensities
and the Large-Scale Master Plan for the Proposed Project Area

a. Existing Land Use Map

A map of existing land uses in the Project Area is included in the Appendix, Exhibit "C"
and made a part of this plan. It indicates the layout of principal streets serving the area.

The principal streets are 4500 South, Main Street and State Street. Principle land uses in
the area are commercial, light industrial and a small number of residences, generally
single-story. :

b. Population Densities

The area population can be characterized as low-density.

c. Building Intensities

Buildings in the area are generally single- or two-story commercial and industrial
structures. There are some detached single~-family structures on the east side of the
project area. The largest structures are the Advanced Foam Plastics, Inc. and Deseret

Industries buildings.
d. Impact of Redevelopment on Land Use, Population Densities and Building Intensities

i. Large-Scale Master Plan
The proposed master pian for the Project Area is included in Appendix "D" and made
a part of this plan. It generally indicates the type and location of new land uses to be
introduced in the Project Area. However, the General Plan and Zoning Ordinance of
Murray City will ultimately control the development process in the Fireclay
Redevelopment Project Area.

ii.  Impact of Redevelopment
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Redevelopment will be comprised of development of vacant and/or underutilized
areas in the Project Area and improvements to infrastructure in areas of existing
development. This will result in increased population densities and increased
building intensities as some of the planned development will be multi-story structures
for both residential and nonresidential uses.

6. Standards Guiding Development

In order to provide maximum flexibility in the development of the Project Area, and to
encourage and obtain the highest quality in development and design, specific development
controls for the uses identified above are not set forth herein. Each development proposal in
the Project Area will be subject to: appropriate elements of the City's General Plan; the
Zoning Ordinance of the City, including adopted Design Guidelines pertaining to the area,
institutional controls, deed restrictions if the property is acquired and resold by the RDA,
other applicable building codes and ordinances of the City; and, as required by ordinance or
agreement, review and recommendation of the Murray City Planning and Zoning
Commission and approval by the Agency. Development proposals shall be accompanied by
site plans, development data and other appropriate material that clearly describe the extent of
development proposed, and any other data determined necessary or requested.

7. Reasons for Selection of Project Area

a. Due to blighted conditions, as well as limited or no accessibility, the project area will
likely not develop through normal market means;

b. Inadequate infrastructure supporting the project area will likely impede development
through normal market means;

¢. A portion of the property comprises an abandoned steel plant while another portion of the
project area comprises a former smelter site; and

d. Because of the soils contamination on a portion of the project area which was formerly a
smelter site, and the fact that contaminated soils will remain on a portion of the project
arca beneath a cap or cover system, there will be extraordinary costs associated with
developing this property in the future, thus making it noncompetitive with alternative
development properties within the Salt Lake Valley.

8. Redevelopment Purposes and Objectives

The proposed project accomplishes the purposes of the Act in furthering redevelopment in
the following ways:
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a. Reduces or eliminates blight;

b. Strengthens the tax base and the economic health of the City, and the entire State of
Utah,

c. Provides quality development to ensure the long-term physical and economic vitality of
the Project Area;

d. Reduces traffic hazards through appropriate site access;

e. Plans project parking, signage and pedestrian circulation to reduce vehicle/pedestrian
conflicts;

f. Encourages recreational uses through planning and construction of trails and other
amenities; and

g. Encourages the use of mass transportation service to reduce traffic congestion and
increase access to the Project Area.

. How the Purposes of State Law Would Be Attained By the Redevelopment

The purposes of the Act will be attained as a result of the proposed redevelopment project by
accomplishing the following items:

a. The Provision of Residential, Commercial, Industrial, Public or Any Combination of
These Uses

The proposed redevelopment project is a mixed-use development containing public,
residential, retail, and office uses as well as small businesses.

b. The Provision of Public or Private Recreational Areas

The proposed redevelopment project will enhance the City's open space and trails
network with the addition of a trail located along Big Cottonwood Creek and the
development of parkland.

¢. Provision of Public Infrastructure

The proposed redevelopment project will provide infrastructure into an area that has no
or inadequate roads and other public infrastructure that will support future development.

10
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10.

11.

- 12,

13.

Conformance of the Proposed Redevelopment to the Community's General Plan

The planning commission and the Agency reviewed the plan on February 16, 2005 at a joint
meeting and offered the following recommendations/ observations:

a. Access to the site is poor,
b. The need to improve infrastructure is a driving force in the Agency’s cfforts;
¢. The Agency commented on the need for balance between retail and office uses;

d. The Agency emphasized there never has been a proposal by the Agency to use RDA
funds to acquire land for a stadium; and

e. Retail configurations need to be explored 1o determine what specific retail opportunities
are supportable.

A copy of the minutes of the Planning Commission meeting at which the plan was presented
is included as Exhibit "E."

On motion duly made and seconded, the Planning Commission recommended that the
Agency and the Murray City Municipal Council adopt the proposed Murray Fireclay Project
Area Redevelopment Plan as presented to the Commission on August 4, 2005. (See Exhibit

CGF-’!)
How Proposed Redevelopment Activities will Reduce or Eliminate Blight

Redevelopment will provide the increased funding necessary to prepare the area for
development activities.

Use of Eminent Domain

The Agency reserves the right to acquire property through eminent domain should such

power be granted by future amendments to the Act. If the Agency chooses to obtain property -
in the Project Area through the use of eminent domain, it will commence the acquisition of
property through eminent domain no later than five years from the effective date of this plan.

Owner Participation

Record owners of property located within the Project Area shall be provided reasonable
opportunities to participate in the redevelopment. To further this objective, the Agency has
adopted “Rules Governing Participation and Preferences by Owners, Operators of
Businesses, and Tenants in Redevelopment Project Areas Adopted by the Agency” (as
amended March 8, 2005), “Rules Governing Relocation Assistance for the Redevelopment
Agency of Murray City” (as amended March &, 2005), and a “Statement of the Rights of
Record Property Owners Within Redevelopment Project Areas Adopted by the Agency” (as

11
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amended March &, 2005).

14. Relocation Plan

The Agency has adopted “Rules Governing Relocation Assistance for the Redevelopment
Agency of Murray City” (as amended March 8, 2005). These rules shall govern the Agency's
relocation assistance within the Project Area.

15. Description of the Specific Project that is the Object of Proposed Redevelopment

The proposed redevelopment Project Area is approximately 100 acres of privately-owned
property located in the City. The Project Area is currently residential, vacant and

commercial and is owned by the following property owners:

PARCEL _ID

:OWNER NAME ‘Property Address Acreage
2101227003 SIMPSON STEEL FABRICATORS & ERECTORS INC 120 W FIRECLAY AVE 2.03
2101227005 SAMGHABAD!, BEHNAZ SAFI & BASMENJI, YUSEF; JT 106 W FIRECLAY AVE 3.04
2101227006 SIMPSON STEEL FABRICATORS & ERECTORS INC 120 W FIRECLAY AVE 0.93
2101229003 GIBBONS REALTY COMPANY 4200 S MAIN ST 15.13
2101253001 SIMPSON STEEL FABRICATORS & ERECTORS INC 120 W FIRECLAY AVE 8.24
FIRECLAY PLAZA CONDM COMMON AREA MASTER
2101276001 CARD 4338 S MAIN ST 0.58
2101276002 MARTI, DAVID 4300 S MAIN ST 0.01
2101276003 MARTI, DAVID 4302 S MAIN ST 0.01
2101276004 NYMAN, CARL 4304 S MAIN ST 0.01
2101276006 NYMAN, CARL 4306 S MAIN ST 0.01
2101276006 NYMAN, CARL JR 4308 S MAIN ST 0.01
2101276007 BUHLER, ANNA M & MICHELE M (JT) 4310 S MAIN ST 0.01
2901276008 BUHLER, ANNA M & CARALEEN (JT) 4312 S MAIN ST 0.01
2101276008 TIPPETTS, CARL R & MICHELLE; JT 4314 8 MAIN ST 0.01
2101276010 HILL, JAMES P & NORMA R; JT 4316 S MAIN ST 0.01
2101276011 PFAFF, SHAUNA L & CHARLES T, TRS 4318 S MAIN ST 0.01
2101276012 TIPPETS, CARL & MICHELE; TC 4320 § MAIN ST 0.01
2101276013 TIPPETS, CARL & MICHELE; TC 4322 S MAIN ST 0.01
2101277001 AF PENTERPRISES UTAH,LLC 111 W FIRECLAY AVE 277
2101277002 AF PENTERPRISES UTAH,LLC 111 W FIRECLAY AVE 2.69
2101277003 SIMPSON STEEL FABRICATORS & ERECTORS INC 128 W 4500 S 9.39
2101278002 LAKE SHORE MOTGR COACH LINE INC 61 W FIRECLAY AVE 1.23
2101278003 LAKE SHORE MOTOR COACH LINE INC 61 W FIRECLAY AVE 0.38
2101278004 JOHNSON, JERRY B & CAROL; TRS 57 WFIRECLAY AVE 0.72
2101278005 JOHNSON, JERRY B & CAROL; TRS 57 W FIRECLAY AVE 0.22
2101278006 CORNWALL, JAMES A 4342 S MAIN ST 0.15
2101278007 SMITH, WILMA; TR 4344 8 MAIN ST 0.22
2101278011 UTAH TRANSIT AUTHORITY 71 W FIRECLAY AVE 1.76
4340 S MAIN ST #
2101278013 UTAH TRANSIT AUTHORITY REAR 0.54
2101278018 BORTZ, KAREN L; ET AL 4390 S MAIN ST 2.46
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PARCEL_ID OWNER NAME Property Address Acreage
2101278021 HARBOR CORPORATION 4410 S MAIN ST 1.95
2101278022 B R BARLEASING,L C 4350 S MAIN ST 0.31
2101278022 4,04
2101426002 SALT LAKE COUNTY (TIiTLE BY QC DEED) 4484 S MAIN ST 0.03
2101426003 SALT LAKE COUNTY 4484 S MAIN ST 0.09
2101426005 SALT LAKE COUNTY 4474 S MAIN ST 2.47
2101503004 0.30
2101503005 0.19
2101503013 UTAH TRANSIT AUTHORITY 89 W FIRECLAY AVE 1.60
2101503014 SALT LAKE COUNTY 80W 45008 0.20
2206103007 WRIGHT, STEWART A Il; ET Al 4221 S MAIN ST 6.40
2206103009 WRIGHT, STEWART A Il; ET AL 4290 S STATE ST 0.52
2206103002 WRIGHT, STEWART A Il; ET AL 4280 S STATE ST 1.12
2206151001 SHAMY, FRANK C; TR 4303 S MAIN ST 0.33
2206151002 HANSEN, HAL W & LORI M; JT 28 E FIRECLAY AVE 0.17
2236151003 HANSEN, HAL W& LORI M; JT 24 E FIRECLAY AVE 017
2206151004 NGUYEN, TRI MANH 32 E FIRECLAY AVE 0.34
2206151005 NGUYEN, TRl MANH & THANH MING & TAM BANG (TC) 56 E FIRECLAY AVE 0.41
2206151006 NIKOLS, MIKE J 72 E FIRECLAY AVE 0.16
2206151007 TOWLER INVESTMENT COMPANY 4306 S STATE ST 0.60
2206151008 PAUL MENLOVE INCORPORATED 4337 S MAIN ST 0.39
2206151010 WIE, DAVID G 33 E EDISON AVE 0.19
2206151011 WIE, DAVIDG 33 E EDISON AVE 0.19
2206151012 D U COMPANY INC 55 E EDISON AVE 0.18
2206151013 DUTSON, PAUL & KRISTY; JT 65 E EDISON AVE 017
2206151014 NIKOLS, MICHAEL J 85 E EDISON AVE 0.23
2206151016 NIKOLS, MICHAEL J 75 E EDISON AVE 0.14
2206151017 NIKOLS, JOHN N. 4338 S STATE ST 0.86
2206151018 PAUL MENLOVE INCORPORATED 4337 S MAIN ST 0.1
2206151019 FISHER, ROBERT J; ET AL 23 E EDISON AVE 0.28
2206151020 TOWLER INVESTMENT COMPANY 86 E FIRECLAY AVE 0.14
2206151021 NIKOLS, MICHAEL J 71E4340S 0.23
2206152001 CORP OF PB OF CH JC OF LDS 4373 S MAIN ST 1.94 -
2206152002 GREEN, KATHERINE D & ARMSTRONG, FLOYD C; JT 40 E EDISON AVE 0.28
2206152003 MOUNTEER, CONSTANCE F; TR ET AL 64 E EDISON AVE 0.56
2206152006 MALLORY, MICHAEL C; TR 82 E EDISON AVE 0.15
2206152007 SMITH, DOUGLAS F & EVELYN B; TC 4340 S STATE ST 0.20
2206152008 GREEN, GUY K 4346 S STATE ST 0.21
2206152009 MALLORY, MICHAEL C; TR 4360 S STATE ST 1.00
2206152010 CORP OF PB OF CH JC OF LDS 4400 S STATE ST 287
2206152012 CORP OF PBOF CH JC OF LDS 4429 S MAIN ST 0.59
2206152013 SAUL, THOMAS W 4420 S STATE ST 0.58
2206152016 PROPERTY RESERVE INC 4430 S STATE ST 2.67
2206152017 MILLER, R PRESTON 72 E EDISON AVE 0.17
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PARCEL D OWNER NAME Property Address Acreage
2206152018 MALLORY, MICHAEL C; TR 72 E EDISON AVE 0.33
2206152019 MILLER, R PRESTON 62 E EDISON AVE 0.16
2206152020 MALLORY, MICHAEL C; TR 62 E EDISON AVE 0.32
2206301001 CORP OF PB OF CH JC OF LDS 4489 S MAIN ST 0.58
4440 S STATEST #
2206302001 CLINES AUTO SALES INC REAR 0.36
2206302002 CLINES AUTO SALES INC 4440-4458 S STATE ST 0.40
2206302003 WHITMORE'S INC 4434 S STATE ST 0.22
2206302004 WHITMORES INC & LEONUDAKIS, GEORGE 4434 5 STATEST 0.19

The proposed project accomplishes the purposes of the Act in furthering redevelopment in
the following ways:

a. Returns an abandoned steel site to productive use;

b. Creates housing for the City;

c. Restores the integrity of a once vital neighborhood by re-establishing office and retail
activity; and :

d. Maximizes benefits of the public investment in transit infrastructure.

The real property located within the proposed Project Area is intended to be used for the

construction of residential, commercial, and office structures.

16. Description of Physical, Social and Economic Conditions Existing in the Project Area

The area has suffered from a lack of reinvestment related to: 1) Blight; 2) The actual and
perceived environmental issues associated with a portion of the proposed Project Area; 3)
Lack of east-west access connecting State Street and 300 West due to a raiiroad (barrier); 4)
the need for more infrastructure in the area; and 5) Prior industrial uses having portrayed the
area as nonconductive to higher intensity development such as office and multi-story

housing.

17. Method of Selection of Private Developers to Undertake Redevelopment

On March 8, 2005, the Agency adopted “Amended Rules Governing Participation and
Preferences by Owners, Operators of Businesses, and Tenants.” These rules will be
followed by the Agency in selecting private developers who agree to undertake
redevelopment within the Project Area according to terms and conditions established by the
Agency. Technigues to implement the plan and the ways in which they might be
accomplished are identified below.

18. Review of Redevelopment Proposals

Each redevelopment proposal by an owner participant or a developer shall be accompanied
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19.

by site plans, development data and other appropriate material that clearly describes the
extent of redevelopment proposed, including land coverage, setbacks, height and massing of
buildings, off-street parking and loading, use of public transportation, and any other data
determnined to be necessary or requested by the Agency or the City.

Implementing the Plan

This Project Area Plan shall be implemented as approved by the Agency. Implementation
must commence no later than three years after the effective date of this plan. Techniques to
implement the plan may include property acquisition, disposition, relocation and
development. They are to be accomplished by:

a.

C.

Acquisition of Real Property

The Agency may acquire, but is not required to acquire, any real property located in the
Project Area, by gift, devise, exchange, contract, purchase, or any lawful method.

Acqauisition of Personal Property

Generally, personal property shall not be acquired. However, where necessary in the
execution of this plan, the Agency is authorized to acquire personal property in the
Project Area by any lawful means. -

Cooperation with Public Bodies

Certain public bodies are authorized by state law to aid and cooperate, with or without

" consideration, in the planning, undertaking, financing, construction, or operation of this

project. The Agency shall seek the aid and cooperation of such public bodies in order to
accomplish the purposes of redevelopment and the highest public good.

The Agency, by law, is not authorized to acquire real property owned by public bodies
without the consent of such public bodies. The Agency, however, will seek the
cooperation of all public bodies which own or intend to acquire property in the Project
Area. The Agency shall impose on all public bodies requesting assistance from the
Agency the planning and design controls contained in the plan to insure that present uses
and any future development by public bodies will conform to the requirements of this
plan.
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. Property Management

During such time that property, if any, in the Project Area is cwned by the Agency, such
property shall be under the management and control of the Agency. Such property may
be rented or leased by the Agency pending its disposition for redevelopment.

Property Disposition and Development

The Agency is authorized to demolish and clear buildings, structures, and other
improvements from any real property in the Project Area as necessary to carry out the
purposes of this plan. The Agency is authorized to install and construct or to cause to be
instalied and constructed the public improvements, public facilities, and public utilities,
within the project area, not prohibited by law, which are necessary to carry out this plan.
The Agency is anthorized to prepare, or cause to be prepared as building sites, any real
property in the Project Area. The Agency is also authorized to rehabilitate, or to cause to
be rehabilitated, any building or structure in the Project Area. The Agency is also
authorized and directed to advise, encourage, and assist in the rehabilitation of property
in the Project Area not owned by the Agency.

For the purposes of this plan, the Agency is authorized to sell, lease, exchange,
subdivide, transfer, assign, pledge, encumber by mortgage or deed of trust, or otherwise
dispose of any interest in real property. The Agency is authorized to dispose of real
property by leases or sales by negotiation with or without public bidding. All real
property acquired by the Agency in the Project Area shall be sold or leased to public or
private persons or entities for development as permitted in the plan. Real property may
also be conveyed by the Agency to the City or any other public body without charge.

The Agency shall reserve such controls in the disposition and development documents as
may be necessary to prevent transfer, retention, or use of property for speculative
purposes and to insure that development is carried out pursuant to this plan. All
purchasers or lessees of property shall be obligated to use the property for the purposes
designated in this plan, to begin and complete development of the property within a
period of time which the Agency fixes as reasonable, and to comply with other conditions
which the Agency deems necessary to carry out the purposes of this plan,

Development

To the maximum extent possible, the private development objectives of the plan are to be
accomplished by private enterprise with Agency assistance and review. To provide
adequate safeguards to ensure that the provisions of this plan will be carried out, all real
property sold, leased, or conveyed by the Agency, as well as all property subject to
participation agreements, shall be made subject to the provisions of this plan by leases,
deeds, contracts, agreements, declarations of restrictions, provision of the City ordinance,
conditional use permits, or other means. Where appropriate, as determined by the
Agency, such documents or portions thereof shall be recorded in the Office of the County
Recorder. The leases, deeds, contracts, agreements, and declarations of restrictions may

BK 9549 PG 8470




contain restrictions, covenants, covenants running with the land, rights of reverter,
conditions subsequent, equitable servitude, or any other provision necessary to carry out
this plan.

To the extent now or hereafter permitted by law, the Agency is authorized to pay for,
develop, or construct any building, facility, structure, or other improvement either within
or without the Project Area for itself or for any public body or public entity to the extent
that such improvement would be of benefit to the Project Area and is consistent with this
plan. During the period of development in the Project Area, the Agency shall insure that
the provisions of this plan and of other documents formulated pursuant to this plan are
being observed, and that development in the Project Area 1s proceeding in accordance
with development documents and time schedules. Development plans, requiring Agency
assistance, both public and private, shall be submitted to the Agency for approval and
architectural review. All development must conform to this plan and all applicable
federal, state, and local laws. For the purposes of this plan, the Agency is authorized to
sell, lease, exchange, transfer, assign, pledge, encumber, and otherwise dispose of
personal property.

20. Project Financing
a. Tax Increment Provisions

The Project Area Plan specifically incorporates the provisions of tax increment financing
permitted by the Act, as more specifically set forth in §17B-4 Part 10 of the Act.

b. Procedures for Collection of the Tax Increment

Before the Agency may collect tax increment from the Project Area, it shall undertake the
following:

1. Initiate the establishment of a taxing entity committee for the Project Area. The
taxing entity-committee shall be formed in accordance with §17B-4-1002 of the Act - -
and shall exercise the powers set forth therein.

ii. Prepare a Project Area budget.

ifi. Obtain majority consent of the taxing entity committee for the Project Area budget.
The Project Area budget may be amended at the initiative of the Agency.

The Agency may collect tax increment for all or part of the Project Area as provided in
the Act. The Agency has elected to collect 100 percent of the annua] tax increment for a
period of 20 years commencing from the first tax year the Agency accepts tax increment
from the entire Project Area (to be determined with input from the Tax Entity
Committee).
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21.

The amount of the base taxable value (as described in §17B-4-1004 of the Act) to be used
in determining tax increment shall be altered to reflect changes (as described in §17B-4-
1006 of the Act) as a result of:

i. Any statutes enacted by the Legislature, a judicial decision, or an order from the Utah
State Tax Comrmission to a county to adjust or factor its assessment rate pursuant to

Subsection 59-704(2), UCA 1953 as amended,

1. Changes in exemptions provided in Article XII1, §2, Utah Constitution, or §59-2-103,
UCA 1953 as amended; or

iii. Any increases or decreases in the percentage of fair market value, as defined under
§59-2-102, UCA 1953 as amended and §17B-4-1006 of the Act.

The amount of money allocated to, and when collected paid to the Agency each year for
payment of bonds or other indebtedness may not be less than would have been allocated to
and when collected paid to the Agency each year if there had been no increase or decrease.
The Agency shall not collect tax increment for a period longer than 25 years, unless the Act
permits collection for a longer period and the taxing entity committee consents to a longer
period.

General Design Standards

The design standards for uses in the Murray Fireclay transit-oriented design were adopted on
August 9, 2005. In general, the redevelopment of the Project Area will:

a. provide an attractive, urban environment,

b. blend harmoniously with the adjoining areas;

' ¢." -provide for open space;

22.

d. support traﬁsit use by concentrating density on land surrounding the Trax station; and

e. create a walkable community that will reduce the need for automobile traffic in the area.
Existing Buildings and Historical Buildings

If there are existing buildings in the Project Area which would qualify as historical buildings,
the redevelopment plan shall be in accordance with Subsection 9-8-404(1), UCA 1953, as

amended. Historical buildings are defined as those which are included in or eligible for
inclusion in the National Register of Historic Places or the State Register.
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23. Provisions for Amending Plan
The redevelopment plan may be amended or modified any time by the Agency in the same

manner as if the amendment or modification constituted a Project Area Plan being originally
proposed or as provided in the Act.
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EXHIBIT "A"

SUPPORTING DOCUMENTS

Murray Fireclay Project Area Redevelopment Plan

September 13, 2005

The following documents are part of the Redevelopment Plan dated September 13, 2005, and are
incorporated by reference. The documents support the statements and findings incorporated in
the Murray Fireclay Redeveiopment Plan.

1.

Redevelopment Agency of Murray City Rules Governing Participation and Preferences
by Owners, Operators of Businesses, and Tenants in Redevelopment Projects adopted by
the Agency, amended March 8, 2005.

Rules Governing Relocation Assistance for the Redevelopment Agency of Murray City,
adopted by the Agency, amended March 8, 2005.

Murray Fireclay Transit-Oriented Development Zoning Ordinances, Murray City, Utah,
August 9, 2005, including the Transit Oriented Design Guidelines,

Murray City Comprehensive General Plan, land use sections pertaining to the project.

Report on the Murray Fireclay Project Area Redevelopment Plan.

20
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AMENDED RULES GOVERNING PARTICIPATION BY OWNERS, OPERATORS
OF BUSINESSES AND TENANTS IN REDEVELOPMENT AND ECONOMIC
DEVELOPMENT PROQJECT AREAS

L [§100] GENERAL

A. Purmpgse. These rules are promulgated by the Redevelopment Agency of
Murray, Utah (hereirafter the “Agency”) to provide for reasonabie participation in the
redevelopment of property in Project Areas adopted by the Agency (hereinafter the
“Project Area”) by owners, operators of businesses, tenants, and other persons and
entities holding interests in property within the Project Area, and to set forth the
procedures governing such participation and preferences. These are updates and
amendments to rules previously adopted by the Agency by Resolution No. 99-2 on April
12, 1999.

B. Participants. Persons or entities holding interests in property within the
Project Area shall have a reasonable-opportunity to become “participants™ in the Plan, in
contrast to “developers,” whose interests in the Project Area are acquired solely from the
Agency without having held other interests in the Project Area.

C. Prorities and Preference. The Agency shall extend priorities to person or
entities holding interests in property in the Project Area, to have the opportunity to
continue in, or, if the Agency acquires the land of the owner or the land with which the
person or entity’s inlerest is associated, to re-enter the Project Area if such person or
entities otherwise meet the requirements for participation in the Project Area Plan
(hereinafter the “Project Area Plan™) and in these Rules. Priorities are opportunities
conferred on participants to be given reasonable priority over developers with respect to
any aspect of the development of the Project Area under the Project Area Plan.

II. [§ 200] ~ TYPES OF PARTICIPATION AVAILABLE
A. General. The Agency shall permit owners and tenants within the Project
Area to be given the opportunity to participate in the development of the

Project Area by one or more of the following:

(a) Owners retaining, maintaining, and, if necessary, rehabilitating all or
portions of their properties;

{b)  Owners acquiring adjacent or other properties in the Project Area;

(c)  Owners selling all or portions of their improvements to the Agency,
retaining the land, and developing their properties;

(d) Owners selling all of portions of their properties to the Agency and
purchasing other properties in the Project Area;
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(e)  Owners selling all of portions of their properties to the Agency and
obtaining preferences to reenter the Project Area.

(f)  Tenants having opportunities to become owners of property in the Project
Area, subject to the opportunities of owners of property in the Project
Area; or

(g)  Other methods approved by the Agency.

B. [§ 202] Remaining in Substantially the Same Location. Participation may
consist of persons or entities with property interests in the Project Area remaining in
substantially the same location either by retaining all or portions of their property and
purchasing adjacent property from the Agency. Persons or entities which participate in
the same location my be required to rehabilitate or demolish all or part of their existing
improvements or the Agency may acquire improvements only, then remove or demolish
the-improvements, and permit the participants to develop the land.

C. {§ 2031 Exchanges. Participation may consist of the Agency buying land
and improvements from existing owners, and offering other parcels for purchase by such
participants.

D. [§ 204] Preferences. Participation may comnsist of obtaining
participants’ preferences to re-enter the Project Area.

E. [§ 205] Other Forms of Participation. The Agency may allow such
other forms of participation by persons or entities holding interests in property within the
Project Area as are necessary and appropriate to advance the purposes of the Project Area
Plan and consistent with Utah laws.

IL [§ 300] PRIOIRITIES AND PREFERENCES

A. [§301] : Priorities and Preferences. The Agency may extend
reasonabie preferences and opportunities for persons or entities holding interests in
property within the Project Area to participate in the development of the Project Area
development, subject to the requirements prescribed in the Project Area Plan and these
Rules. The Agency may structure priorities and preferences in any manner it deems
necessary to further the ends of the Project Area Plan and which are consistent with its
obligation to extend reasonable priorities and preferences to participants.

B. [§302] Participants and Developers. In view of the priorities and
preferences the Agency is obligated to extend to participants over developers, participants
shall have first claim to opportunities to participate in any and all phases of the
development of the Project Area, and shall be given priority over developers unless the
Agency determines that the interested participants are not capable or qualified to
undertake the aspect of the development project in question. If no participants are
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mterested in undertaking a particular aspect of the development project, the Agency may
allow developers to take advantage of the opportunity.

C. [§ 303] Factors Limiting Participation Opportunities in General.

Participation in the development of the Project Area by as many owners, tenants and
other interest holders as possible is desired. However, participation opportunities shall
necessarily be subject to and limited by such factors as the following:

1. Removal, relocation and/or installation of public utilities and public
facilities.

2. The elimination and changing of some land uses.

3. The realignment, abandonment, widening or opening of public streets and
rights-of way.

4, The ability of participants to finance acquisition and development in

accordance with the Project Area Plan.
5. Reduction in the total number of individual parcels in the Project Area.

6. The assembly and development of areas for public and/or private
development in accordance with the Project Area Plan.

7. Change in orientation and character in the Project Area.

D. [§304] Factors Affecting Priorities and Preferences of Participants.

If conflicts develop among participants desiring to participate in the Project Area Plan
with respect to particular sites or land uses, the Agency is authorized to establish
reasonable priorities and preferences among the parties and fo determine a solution by
consideration of such factors as:

1. Length of time in the area.

2. Accommodation of as many participants as possible.

3. Ability to perform.

4, Similar land use to similar land use.

S. Conformity with intent and purpose of the Project Area Plan.

6. Any other factors the Agency deems relevant in the particular
circumstances.
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E. {§ 305) Participation by Joint Entities. To the extent feasible,
opportunities to participate may be exercised by entities forred by two or more persons,
or entities which join together in partnerships, corporations, or other joint entities for the
purpose of participating in the development project. So long as one of the persons or
entities joining in the joint entity is a participant, the joint entity may be treated as a
participant,

Iv. [§ 400] PARTICIPATION PROCEDURE
A. [§ 401] Participation Agreements. The Agency is authorized to

enter into participation agreements with all participants in the Project Area. Such
agreements may relate to properties not purchased or not to be purchased by the Agency.
Each agreement will contain provisions necessary to insure that the participation proposal
will be carried out, and that the subject property will be developed or used in accordance
with the conditions, restrictions, rules and regulations of the Project Area Plan and the
agreement. Each agreement will require the participant to join in the recordation of such
documents as the Agency may require in order to insure such development and use.
Participation agreements will be effective only if approved by the Agency’s Governing
Board.

B. [§ 402] Statements of Interest. Before making offers to purchase
property in the Project Area, the Agency shall notify the persons or entities holding
interests in any such properties by certified mail, return receipt requested, that the
Agency is considering the acquisition of such property. The Agency shall include a form
entitled “Statement of Interest in Participating” with the notification. Within 30 days of
receipt of such notification, any owner interested in participating in the development
project shall file a “Statement of Interest in Participating” with the Executive Director of
the Agency. Any person or entity holding an interest in property within the Project Area
may also submit such a statement at any time before such notification.

The notice letter shall inform the party to whom it is directed that failure to file a
written Statement of Interest will result in waiver of the party’s opportunity to participate
on a priority or preferred basis in the Project Area with respect to that property. The
Agency may disregard any Statements of Interest received after the expiration of the 30-
day period.

The Agency shall consider such Statements as are submitted on time and seek to
develop reasonable participation for those submitting such Statements whether to stay in
place, to move to another location, to obtain priorities and preferences to reenter the
Project Area, etc.

V. [§ 500] ENFORCEMENT
In the event property is not developed, maintained, rehabilitated, or used in

conformance with the Project Area Plan and Participation Agreement, the Agency is
authorized to (1) purchase the property, (2) purchase any interest in the property
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sufficient to obtain conformance, or (3) take any other appropriate action sufficient to
obtain such conformance.

Vi [§600] AMMENDMENT OF OWNER PARTICIPATION RULES

The Agency may amend these rules at any meeting two weeks after publication of
a notice in a newspaper of general circulation in the City of Murray at least seven days
after written notice has been given to all members of the Agency’s Governing Board.
The effective date of any amendment shall be the date on which it is approved by the
Agency’s Governing Board or on such other date as the Agency’s Governing Board may
specify in approving the Amendment.

VIL  [§ 700] EFFECTIVE DATE

These participation rules shall take effect immediately upon adoption.
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AMENDED RULES GOVERNING RELOCATION ASSISTANCE
L [§100] GENERAL

A, [§ 102]Purposes. These rules are promulgated by the Redevelopment
Agency of Murray City (hereinafter the “Agency”) to establish uniform rules for
providing relocation assistance to persons and businesses directly displaced because of
the acquisition of land under the power of eminent domain or condemnation laws of the
State of Utah as part of redevelopment activities in an officially adopted redevelopment
project area. These are updates and amendments to rules previously adopted by the :
Agency by Resolution No. 99-3 on April 12, 1999. |

B. [§ 102]Declaration of Policy. It is hereby declared to be the policy of the
Redevelopment Agency of Murray City:

L. If the adopted redevelopment plan authorizes the Agency to exercise the
power of eminent domain as provided by Section 17B-4-1101, Utah Code Annotated
1953, as amended, it may be necessary for the Agency to acquire land by condemnation;

2. Persons and businesses may be displaced by the acquisition of property
under the power of eminent domain or condemnation laws of the State of Utah;

3. Such displacement may work an economic hardship on those persons or
businesses required to move or relocate homes and businesses.

4, Certain added expenses should be included as a part of the project cost and
paid to those persons or businesses who are displaced when the Agency exercises the
power of eminent domain;

5. The State of Utah has established uniform policies for land acquisition
under the Utah Relocation Assistance Act, currently found at Utah Code Ann. § 57-12-1,
et seq. to assist the Agency in assuring that displaced persons are treated fairly and
equitably;

6. 1t is in the public interest for the Agency to provide relocation payments to
eligible persons or businesses and to establish such land acquisition policies.

Therefore, the purpose of these rules is to establish a uniform policy for the fair
and equitable treatment of persons and businesses displaced by the acquisition of real
property by the Agency under the power of eminent domain or the condemnation laws of
the State of Utah.

All of the provisions of the act shall be liberally construed to put into effect the
foregoing policies and purposes.

C. [§ 103]Definition of Terms. As used in these Rules:
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1. “Act” means the Utah Relocation Assistance Act as it may be amended
from time to time.

2. “Agency” means the Redevelopment Agency of Murray City;

3. “Business” means any lawful activity, excepting a farm operation,
conducted primarily:
a. For the purchase, sale, lease, or rental of personal or real property, and for

the manufacture, processing, or marketing of products, commodities, or any other
personal property;

b. For the sale of services to the public;
c. By a nonprofit organization; or
d. For assisting in the purchase, sale, resale, manufacture, processing, or

marketing of products, commodities, personal property, or service by the erection and
maintenance of an outdoor advertising display or displays, whether or not such display or
displays are located on the premise on which any of the above activities are conducted.

4, “Displaced person” means any person who, after the effective date of
these rules, moves from real property, or who moves his personal property from real
property, or moves or discontinues his business or moves his dwelling as a result of the
acquisition of the real property, in whole or in part, or who as a result of a written order
of the Agency to vacate real property for a program of purchase undertaken by the
Agency or as a direct result of code enforcement activities or a program of rehabilitation
of building conducted pursuant to federal or state assisted program;

5. [restore definitions of family farm and farm operation per statute Utah
Code Ann. § 57-12-3] '

6. “Non-profit organization” means all corporations, societies and
associations whose object is not pecuniary profit, but is to promote the general interest
and welfare of the members, whether temporal, social or spiritual.

7. “Person” means any individual, partnership, corporation, or association;
8. “Small business” means a business which has a gross annual income of
less than $1,500,000.
1I. [§ 200] ADVISORY PROGRAM

A. f§ 201] Advisory Program.
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1. Whenever the acquisition of real property under the power of eminent
domain or condemnation laws of the State of Utah for a project undertaken by the
Agency will result in the displacement of any person, the Agency shall provide a
relocation assistance program for the displaced persons which shall offer the following
services:

a. Determine the needs of displaced persons, business concerns, and
nonprofit organizations for relocation assistance;

b. Assist owners of displaced business operations in obtaining and becoming
established in suitable business iocations;

C. Supply information concerning programs of the federal, state and local
governments offering assistance to displaced persons and business
concerns,

d. Assist in minimizing hardships to d1splaced persons in adjusting to

relocation; and

c. Secure, to the greatest extent practicable, the coordination of relocation
activities with other project activities and other planned or proposed
governmental actions in the community or nearby areas which may affect
the carrying out of the relocation program.

2. To prevent unnecessary expense and duplication of functions and to
promote uniform and effective administration of relocation assistance programs for
displaced persons, the Agency may enter into contracts with any person for services in
connection with these programs or may carry out its functions under the Act through any
person, firm or other agency.

B. [§ 202]) The Agency shall assist owners of small businesses in identifying
replacement properties available on the private market located within the area.

C. [§203] To prevent unnecessary expense and duplication of functions and
to promote uniform and effective administration of relocation assistance programs for
displaced persons, the Agency may enter into contracts with any person for service in
connection with these programs or may carry out its functions under the Act through any
person, firm or other agency.

. [§ 300}]FEDERAL FUNDS — DIRECT ASSISTANCE

A. [§ 301] When federal funds are available for payment of direct financial
assistance to displaced persons by acquisition of real property by the Agency, the Agency
is authorized to use such federal funds with state or local funds to the extent provided by
federal law and may provide such direct financial assistance in the instances and on the
conditions set forth by federal law and regulations.
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B. [§ 302] When federal funds are not available or used for payment of
direct financial assistance fo displaced persons by the acquisition of real property by the
Apgency, the Agency may provide direct financial assistance to such persons. Financial
assistance anthorized by this Subsection (B) shall not exceed the total amount that would
have been payable under Subsection (A) of this section if federal funds had been
available or used.

IV.  [§ 400]RELOCATION ASSISTANCE RULES

A The following rules of the Redevelopment Agency of Murray City are
hereby adopted:

l. Reasonable effort shall be made by the Agency to acquire expeditiously
real property by negotiation;

2. Real property shall be appraised by the Agency before the initiation of
negotiations, and the owner or his designated representative shall be given an opportunity
to accompany the appraiser during his inspection of the property;

3. Before the initiation of negotiations for real property, an amount shall be
established which is reasonably believed to be just compensation therefore, and such
amount shall be offered for the property. In no event shall such amount be less than the
lowest approved appraisal of the fair market value of the property. Any decrease or
increase in the fair market value of real property prior to the date of valuation caused by
the redevelopment project improvement for which such property is acquired or by the
likelihood that the property would be acquired for such redevelopment improvement,
other than due to physical deterioration within the reasonable control of the owner, will
be disregarded in determining the just compensation. The owner of the real property to
be acquired shall be provided with a written statement of, and summary of the basis, for,
the amount established as just compensation. : Wherever appropriate, the just
compensation for real property acquired and for damages to remaining real property shall
be separately stated.

4, Where any interest in real property is acquired, an equal interest in all
buildings, structures or other improvements located upon the real property so acquired
and which is required to be removed from the real property or which is determined to be
adversely affected by the use to which the real property will be put, shall be acquired.

5. For the purpose of determining the just compensation to be paid for a
building, structure or other improvement required to be acquired, the building, structure .
or other improvement shall be deemed to be a part of the real property to be acquired,
notwithstanding the right or obligation of a tenant, as against the owner of any other
interest in the real property, to remove the building, structure or improvement at the
expiration of his term; and the fair market value which the building, structure or
improvement contributes to the fair market value of the property to be acquired or the fair
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market value of the building, structure or improvement for removal from the real property
whichever is the greatest, shall be paid to the tenant therefore.

6. Payment for the buildings, structures or improvements as set forth in
Subsection 5 shall not result in duplication of any payments otherwise authorized by state
law. No payment shall be made unless the owner of the land involved disclaims all
interest in the improvements of the tenant. In consideration for any payment, the tenant
shall assign, transfer and release all his right, title and interest in and to the
improvements. Nothing with regard to this acquisition of buildings, structures or other
improvements shall be construed to deprive the tenants of any rights to reject payment
and to obtain payment for these property interests in accordance with other laws of this
state.

7. No owner shall be required to surrender possession of real property
acquired before the agreed purchase price is paid or there is deposited with a court having
jurisdiction over condemnation of such property, in accordance with applicable law, for
the benefit of the owner, an amount not iess than the lowest approved appraisal of the fair
market value of such property or the amount of the award of just compensation in the
condemnation proceeding of such property.

8. The construction or development of a redevelopment improvement shall
be scheduled that, to the greatest extent practicable, no person lawfully occupying real
property shall be required to move from a dwelling (assuming a replacement dwelling
will be available) or to move his business without at least ninety days’ written notice
from the date by which such move is required.

9. If an owner or tenant is permitted to occupy the real property acquired on
-a rental basis for a short term or for a period subject to termination on short notice, the
amount of rent required shall not exceed the fair rental value of the property to a short-
term occupier.

10.  Inno event shall the time of condemnation be advanced, or negotiations or
condemnation and the deposit of funds into court for the use of the owner be deferred, or
any other coercive action be taken to compel an agreement on the price to be paid for the

property.

11.  If aninterest in real property is to be acquired by the Agency by the
exercise of the power of eminent domain, formal condemnation proceedings shall be
instituted only after a majority approval vote in an open, public meeting by the Agency’s
governing board. The Agency shall not intentionally make it necessary for an owner to
institute legal proceedings to prove the fact of the taking of his real property.

12.  If the acquisition of only part of the property would leave its owner with

an uneconomic remnant, an offer to acquire the entire property shall be made by the
Agency.
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13, No person shall be required to move or be relocated from land used as his
residence and acquired under condemnation or eminent domain laws unless the adopted
redevelopment plan authorizes the use of eminent domain and until the person has been
offered a comparable replacement dwelling which is a decent, safe, clean and sanitary
dwelling, adequate to accommodate the occupants, reasonably accessible to public
services and places of employment, and available on the private market.

14. If a program of project cannot proceed te actual construction because
comparable sale or rental housing is not available, and the Executive Director of the
Agency determines that this housing cannot otherwise be made available, the Executive
Director may take such action as is necessary or appropriate to provide this housing by
use of funds authorized for the project.

15.  No person shall be required to move from hts dwelling on account of any
project of the Agency, unless the Executive Director is satisfied that replacement housing
is available and offered to the property owner.

16.  When the Agency acquires real property by condemnation, it shall, as
soon as practicable after the date of payment of the purchase price or the date of deposit
into court of funds to satisfy the award of compensation in a condemnation proceeding to
acquire real property, whichever is the earlier, reimburse the owner, to the extent the
Agency deems fair and reasonable, for expenses the owner necessarily incurred for:

a. Recording fees, transfer taxes, if any, and similar expenses incidental to
conveying the real property to the Agency;

b. Penalty costs for prepayment for any pre-existing recorded mortgage
entered into in good faith encumbering the real property;-

c. The prorata portion of real property taxes paid which are allocable to a

period subsequent to the date of vesting title in the Agency, or the effective date of:

possession of such real property by the Agency, whichever is the earlier; and -
d. Relocation costs.

17.  The payments and assistance authorized by the Agency shall be

- administered in a manner which is fair, reasonable, and as uniform as practicabie;

18. A displaced person who makes proper application to the Agency for a
payment authorized for him by these rules and the Act shall be paid promptly after a
move or, in hardship cases, be paid in advance; and

19.  Any person aggrieved by a determination as to eligibility for a payment
authorized by these rules or the Act, or the amount of a payment, may have his
application reviewed by the governing board of the Agency as a final administrative
determination.
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20.  The Agency may adopt such other regulations and procedures, consistent
with the provisions of these rules and the Act as it deems necessary or appropriate to
carry out this Relocation Assistance Plan.

V. [§ 500])DISPUTE RESOLUTION — ADDITIONAL APPRAISAL

A [§ 501] If the Agency and the private property owner or displaced person
disagree on any issue arising out of the Act, the private property owner may submit the
dispute for mediation or arbitration. '

B.  [§502]

L. The private property owner or displaced person may request that the
mediator or arbitrator authorize an additional appraisal.

2. If the mediator or arbitrator determines that an additional appraisal is
reasonably necessary to reach a resolution of the case, the mediator or arbitrator may:

a. have an additional appraisal of the property prepared by an
independent appraiser; and

b. require the Agency to pay the costs of the first additional appratsal.

VL [§ 600]JUDICIAL REVIEW

A [§ 6011 Any person aggrieved by a final administrative determination
concerning relocation assistance may obtain judicial review.

B. [§ 602} Venue for judicial review of informal adjudicative proceedings is
in the district court of Salt Lake County.

VIL.  [§ 700]EFFECTIVE DATE

These relocation assistance rules shall take effect on the date of adoption by the
Agency.

BK 9549 PG 8486




ORDINANCE NO. 05-29

AN ORDINANCE ENACTING CHAPTER 17.146 OF THE MURRAY CITY
MUNICIPAL CODE RELATING TO A TRANSIT ORIENTED
DEVELOPMENT DISTRICT (TOD).

Now, therefore, be it ordained by the Murray City Municipal Council as follows:

Section 1. Purpose. The purpose of this ordinance is to establish Chapter
17.146 relating to a Transit Oriented Development District.

Section 2. Enactment. Chapter 17.146 of the Murray City Municipal Code
relating to Transit Oriented Development (TOD) District is hereby enacted to read as
foliows:

Chapter 17.146

TRANSIT ORIENTED DEVELOPMENT DISTRICT
Sections:

17.146.010
17.146.020
17.146.030

17.146.040
17.146.050
17.146.060
17.146.070
17.146.080
17.146.090
17.146.100
17.146.110
17.146.120
17.146.130
17.146.140

17.146.010

Purpose.

TOD Boundaries.

Municipal Council adopts TOD Guidelines — Conformance with
requirements.

Definitions.

Uses.

Area, Width, Frontage And Yard Regulations.

Height Regulations.

First Floor Requirements.

Parking Regulations.

Loading and Service Areas.

Buildings and Lots That Straddle The TOD Boundary.
Open Space.

Access Improvements.

Obtaining building permit.

Purpose.

The purpose of a Transit Oriented Development District (TOD) is to encourage
pedestrian-oriented design, promote development and protect the public health, safety
and welfare by preserving the unique character of existing areas for future use and
development. The TOD encourages compact, mixed-use development near transit
stops. Carefully planned mixed uses, including neighborhood-oriented commercial and
restaurant space, provide increased opporiunities for transit and pedestrian activity. Itis
established to preserve and encourage the pedestrian character of commercial areas
and to promote street life and activity by regulating building orientation and design and
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accessory parking facilities while prohibiting certain high impact and automobile-
oriented uses. A TOD is facilitated by site and community design standards that:

A. Encourage high-quality, compact development and increase the number of
residents and workers within walking distance of transit opportunities;

B. Encourage a mix of high-quality residential, office, commercial, live-work, open
space, entertainment, recreation, public and institutional land uses;

C. Revitalize areas proximate to transit stations;
D. Improve the urban design in the area;
E. Encourage active community life within a framework of attractive and

welcoming buildings and useable open spaces;

F. Coordinate the urban design and streetscape elements in order to create a
distinct visual quality for the area;

G. Manage parking and access in a manner that enhances pedestrian safety,
pedestrian mobility and quality urban design;

H. Efficiently use public and private resources by reducing parking requirements for
development in close proximity to a transit stop;

l. Provide incentives for structured parking, new roads and public open spaces to
enhance the design and function of the built environment;

J. Encourage a safe, attractive and comfortable environment for the pedestrian and
bicyclist by providing public open spaces, public pedestrian walkways, wide sidewalks,
bike lanes, street furniture, pedestrian scale lighting, street trees and other appropriate
amenities.

17.146.020 TOD boundaries.

The TOD is centered in the Fireclay area around the TRAX light rail Murray North
Station and is bounded by Big Cottonwood Creek on the north, 15 feet east of Main
Street on the east, 4500 South Street on the south, and the D&RGW (Union Pacific)
railroad tracks on the west.

17.146.030 Municipal Council adopts TOD Guidelines - Conformance with
requirements

The Murray City Municipal Council shall adopt TOD Guidelines. Property located
within the TOD shall be developed in conformance with the provisions set forth herein
and with the TOD Guidelines. For purposes of this Chapter, landscaping requirements
and . i
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encroachment allowances shall be governed by the TOD Guidelines. All uses shall
meet the requirements and standards set forth in this Chapter.

17.146.040 Definitions.

For purposes of this Chapter:

“‘Development parcel” means a lot or contiguous iots under the control of a single
development entity.

“Principal street” means a collector or arterial street.

“Renovation” means physical modification to a buiiding that involves the entire
building or has a substantial visual impact on the building or the surroundings. By way
of iliustration, renovation includes without limitation, overall building design, exterior
facades, site landscape and parking.

17.146.050 Uses.
A.  Ause not specifically designated is prohibited. The inclusion of a major heading,
includes all subcategories listed under the major heading unless otherwise excepted.
For example, listing 6900 MISCELLANEOUS SERVICE ORGANIZATIONS includes all
categories and subcategories listed from 6910 through 6999.

B. The following uses are permitted in the TOD:

Use No. Use Classification

1100 Household Units (excepting 1110)

1240 Retirement homes

1300 Residential hotels and apartment hotels

1511 Hotels

4100  Railroad, rapid rail transit, and street raiiway transportation -

4210 Bus transportation (except 4214 and 4215).

4601 No fee parking lots and garages (except surface parking lots not
associated with a permitted use).

4210 Commercial parking lots and garages on a fee basis (except surface
parking lots not associated with a permitted use).

4710 Telephone communications (except 4712).

4730 Radio communications.

4740 Television communications.

4750 Radio and television communications, combined.

4760 Recording and sound studios.

4800 Utilities (offices, lines and right-of-way only; except 4812, 4813, 4822,
4823, 4832, 4842, 4843, 4845, 4850, 4861, and 4874).

4920 Transportation services and arrangements (with no more than five

employees in no more than 2,500 square feet, no loading dock, deliveries
and shipping only by van or small truck during normal business hours, no
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odors, no outside storage)

5210 Building materials, tile (no outside storage).

5220 ~ Heating and plumbing equipment (no outside storage).

5230 Paint, glass, and wallpaper (no outside storage).

5240 Electrical supplies (no outside storage).

5251 Hardware (no outside storage).

5254 Janitorial supplies {no outside storage).

5265 Building maintenance materials (no outside storage).

5256 Swimming pool supplies (no outside storage).

5310 Department stores.

5320 Mail order houses (no loading dock, deliveries and shipping only by van or
small truck during normal business hours).

5330 Variety stores.

5350 Direct selling organizations (no loading dock, deliveries and shipping only

by van or small truck during normal business hours, no outsnde storage).
5390 General merchandise.

5400 Food stores.

5600 Apparel and accessories.

5700 Furniture, home furnishings, and equipment.

5810 Eating places (except 5813; no drive-through sales).

5910 Drug and proprietary.

5920 Liquor, package (state store).

5930 Antiques and secondhand merchandise {except 5935, 5938 and
5839-construction materials).

5940 Books, stationery, art, and hobby supplies.

5950 Sporting goods, bicycies, and foys.

5969 Garden supplies.

5970 Jewelry.

5990 Miscellaneous retall trade.

6100 Finance, insurance, and real estate (except 6123, 6124, and 6141-surety

‘ . - . = bail bonding).. .

6213 Dry cleaning (ln no more than 7,500 square feet, no outside storage)

6216 Self-service laundries.

6218 Rug cleaning and repair (in no more than 7,500 square feet, no outside
storage).

6220 Photographic services.

6230 Beauty and barber services.

6241 Funeral home.

6250 Apparel repair, alteration, and cleaning, shoe repair services (except
6256).

6290 Personal services (except 6293, 6294),

6310 Advertising services (office only, no outside storage, no billboards).

6320 Consumer credit reporting services.

6330 Duplicating, mailing, stenographic, and office services.

6340 Dwelling and building services (office only) (except 6342, 6345).

6350 News syndicate services (office only).

6360 Employment services.
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6390 Business services (office only, except 6394 and 6387).

6420 Electrical appliance repair and service (except 6421 and 64286; in no more
than 5,000 square feet, no outside storage)

6493 Waich, clock, jewelry repair, engraving.

6496 Locksmiths and key shops.

6498 Saw, knife, lawn mower and tool sharpening (in no more than 5,000
square feet, no outside storage).

6499 Miscellaneous small item repair (in no more than 5,000 square feet, no
outside storage).

63500 Professional services (office only, except 6513 and 6516).

6600 Contract construction services (office only, no ouiside storage).

6700 Governmental services (except 6714, 6740, 6750, and 6770).

6800 Educational services.

6800 Miscellaneous service organizations.

7100 Cultural activities and nature exhibitions (except 7124).

7210 Entertainment assembly (except 7213).

7220 Sports assembly (except 7223 and 7224)

7230 Public assembly

7391 Penny arcades and other coin operated amusements.

7395 Card rooms.

7396 Dance halls, balirooms.

7397 Billiard and pool halls.

7398 Astrologers, bicycle rental, fortune tellers, tourist guides, phrenologist
(office only).

7413 Tennis courts.

7414 Ice skating.

7417 Bowling alleys.

7420 Playgrounds and athietic areas.

7432 Swimming pools and schools.

7451 Archery range (indoor only).

7492 Picnic areas.

7600 Parks (public and private).

8221 Veterinarian services (completely enclosed within a building, no overnight
boarding).

8224 Pet grooming (completely enclosed within a building, no overnight
boarding).

'C. A development parcel may have more than one main building.

D. The following accessory structures and buildings, which are customarily used in
conjunction with and are incidental to the principal uses and structures, are permitted:

1. Parking structures, and

2. other accessory buildings which do not in aggregate have a
footprint greater than 25% of the footprint of the main buildings on a development
parcel.
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E. More than one permitted use may be iocated on a development parcel
and within a building.

F. The following uses and structures are permitted in the TOD only after a
conditional use permit has been approved by the planning commission and subject to
the terms and conditions thereof:

Use No.
1210
1515
2000

3220

3250

3500

3900

5100

5813

5820
6516

Use Classification

Rooming and boarding houses.

Transient apartments rented by day or week.

Manufacturing Industries (handwork trades only with no more than five
employees in no more than 2,500 square feet, no loading dock, deliveries
and shipping only by van or small truck during normal business hours, no
odors, no outside storage) )

Glass and glassware (pressed or blown, handwork trades only with no
more than five employees in no more than 2,500 square feet, no loading
dock, deliveries and shipping only by van or small truck during normal
business hours, no odors, no outside storage) )

Pottery and related products (excepting 3251 and 3255, handwork trades
only with no more than five employees in ho more than 2,500 square feet,
no loading dock, deliveries and shipping only by van or small truck during
normal business hours, no odors, no outside storage) )

Professional, scientific, and controlling instruments; photographic and
optical goods; watches and clocks (handwork trades only with no more
than five employees in no more than 2,500 square feet, no loading dock,

_deliveries and shipping only by van or small truck during normal business

hours, no odors, no outside storage)

Miscellaneous manufacturing (handwork trades only with no more than
five employees in no more than 2,500 square feet, no loading dock,
deliveries and shipping only by van or small truck during normal business
hours, no odors, no outside storage) ) o
Wholesale Trade (excepting 5110, 5120, 5150, 5162, 5169, 5170, 5181,
5182, 5185, 5191, 5192, 5193, 5198, 5199-firearms and ammunition,
charcoal, livestock and poultry feed, farm supplies, hay; with no more than
five employees in no more than 5,000 square feet, no loading dock,
deliveries and shipping only by van or small truck during normal business
hours, no odors, no outside storage).

Short order eating places with no product specialty, auto oriented (drive-in
or drive through establishments, etc.)

Drinking places - alcoholic beverages. )

Sanitariums, convalescent and rest home services. (Lodging and meals
offered with full time medical staff. Does not include asylums.)

17.146.060 Area, Width, Frontage And Yard Regulations.

A. All main buildings shall front on either a public or private street. Buildings that
front on a courtyard that fronts on a street shall be deemed to front on the street.
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B. For development in the TOD east of Utah Transit Authority light rail lines, the -
front set-back for main buildings, excepling courtyards and plazas, shall be between
fifieen feet (15') and twenty five feet (25') from the back of curb and gutter. Up to 50%
of the front set-back may be greater than twenty five feet (25') if the additional front
set-back is developed as a courtyard or plaza. Main buildings may have detached
components within a courtyard or plaza if the uses in the detached component enhance
aclivity on the courtyard or plaza.

C. The courtyard or plaza area shall be deemed to be a bart of the front set-back of
the building.
D. Buildings located on a corner lot shall front on both streets.

E. All front set-back areas shall be landscaped in éccordance with the TOD
Guidelines.

F. Parking is not permitted in the front set-back area of any building.

G. Maintenance buildings, trash collection and recycling areas, storage and service
areas, mechanical equipment and loading docks shalt not be permitted in the front
set-back of any building.

H. Maintenance buildings, trash collection and recycling areas, storage and service
areas, mechanical equipment and loading docks shall be set back a minimum of 25 feet
(25") beyond the closest front set-back. .

. The side lot area between non-adjoining buildings and the property line shall be
developed as parking, plaza, landscaped open space, or a landscaped walkway with
access fo the sidewalk.

- A parking structure fronting on a street with office or retail uses along the entire
frontage of the first fioor, excluding drive lanes, shall have a front set-back of between
fifteen feet (15"} and twenty-five feet (25') from the back of curb and gutter. The parking
structure front set-back shall not be less than the set-back of the main building.

K. Surface parking lots and parking structures that do not include retail on the first
floor facing the sireet frontages shall have a minimum set-back of twenty-five feet (25")
from the curb. Parking structures that do not include retail on the first floor facing the

street frontages shall have a minimum front set-back of ten feet (10") behind the main
building.

L. There shall be a minimum 50’ setback from the top of the bank of the Little
Cottonwood Creek.

17.146.070 Height Regulations.

There are no height restrictions in the TOD except as provided herein.
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17.146.080 First Floor Requirements.

A. Main buildings, situated east of the UTA Trax light rail lines or fronting principal
streets, shall have first floors with a minimum ceiling height of 12 feet.

B. Multi-story Buildings designed for non-residential uses on the first floor shall have
walls, partitions and floor/ceiling assemblies separating dwelling units from other spaces
with a sound transmission classification (STC) of at least 50 for air-bourne noise.

C. West of Main Street, the portion of the first floor of any building devoted to the
sale of retail goods shall not exceed 50,000 square feet,

17.146.090 Parking Regulations.

A. For buildings that exceed forty-five feet (45') in height, at least 75% of the parking
shall be located within the exterior walls of the building or in a parking structure that is
within seven-hundred and fifty feet (750") of the main building. Pursuant to section
17.20.090, the height limitations shall not apply to architectural screening for mechanical
equipment, church spires, and decorative tower elements.

B. If more than 25% of the off-street parking is provided in surface parking lots, the
minimum parking shall be:

1. For residential units with two bedrooms or less, 1.5 stalls per unit.
-2 For residential units with more than two bedrooms, 1.85 stalls per unit.
3. When the office uses or net usable square footage is unknown, off-street

parking will be calculated at one parking stall for each two hundred sixty-five (265)
square feet of net usable office area or retail floor area.

4, All medical, dental and related office uses will require one off-street parking
stall for each two hundred sixty-five (265) square feet of net usable office area.

5. All other office uses will be calculated at the ratio of three (3) off-street
parking stalls for each one thousand (1,000} square feet of net usable floor area.

6. Retail use parking shall be calculated at the rate of one parking space for
each two hundred sixty-five (265) square feet of net usable floor area.

C. If 75% or more of the off-street parking is provided within the main buildings or
within parking structures with two or more floors, the minimum parking shall be:

1. For residential units with two bedrooms or less, 1.125 stalls per unit.

2. For residential units with more than two bedrooms, 1.4 stalls per unit.

3. When the office uses or net usable square footage is unknown, off-street

parking will be calculated at one parking stall for each three hundred fifty (350) square
feet of net usable office area or retail fioor area.

4, All medical, dental and retated office uses will require one off-street parking
stali for each three hundred fifty (350) square feet of net usable office area.

5. All other office uses will be calculated at the ratio of two and one-quarter
(2.25) off-street parking stalls for each one thousand (1,000) square feet of net usable
floor area.

6. Retail use parking shall be calculated at the rate of one parking space for
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each three hundred fifty (350) square feet of net floor area.

D. Off-street parking is not permitted in any fire lane, aisle space or front yard
setback areas.

17.146.100 Loading and Service Areas.

Trash coliection and recycling areas, service and storage areas, mechanical
equipment and loading docks shall be screened on all sides so that no portion of such
areas are visible from the adjacent public streets or alleys and adjacent properties.
Screening shall have a minimum height of eight feet (8') and may include accessory
buildings, shrubbery and plantings, decorative walls, solid fences, screen panels, doors,
topographic changes, buitdings or any combination of the above.

17.146.110 Buildings and Lots That Straddle The TOD Boundary.
If a building is partially within the TOD District and partially within ancther zoning
district, the entire building shall conform to the requirements of the TOD District. The

portion of any lot within the TOD District shall conform to the requirements of the TOD
District. :

17.146.120 Open Space.

A. Twenty percent (20%) of the area of each lot shall be developed as landscaped
set-backs, courtyards, plazas ,open space, or walkways.

B. Each iot shall have a system of pedestrian walkways and sidewalks that provide
connections between the building entrances, neighboring building entrances, sidewalks,
parking areas, open space and public trails,

17.146.130 Access Improvements.
A. Construction of new buildings or renovations of existing buildings shall include
construction and installation of the adjacent sidewalks, park strips and other landscaping,
curbs, gutters, lighting, and street furniture in conformance with the TOD Design
Guidelines.

B. Private streets shall be installed within any project in which the main buildings do
not front on a public street.

C. The improvements within the rights of way for the principal streets shall include:

1. Ten foot (10') wide paved sidewalks adjacent to the private property line
shall be installed according to city specifications established by the city engineer.

2. Five foot (5') park strip between the sidewalk and the curb which shall
contain appropriate free plantings and landscaping in accordance with the TOD
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Guidelines.
3. Pedestrian fighting.
4, Benches.
5. Trash receptacles.

D.  The improvements within the public rights of way and adjacent to non-principal
streets and private streets shall include:

1. Five foot (5') wide paved sidewalks.

2. Ten foot (10') park strip between the sidewalk and the curb which shall
contain appropriate tree plantings and landscaping in accordance with the TOD
Guidelines.

3. Pedestrian lighting.

4, Benches within passenger loading areas.

5. Trash receptacles within fifteen feet (15') of entry and exit doors of any
retail establishment.

17.146.140 Obtaining building permit.

A. No person shall obtain a building permit for new construction or for renovation of
existing buildings that exceed twenty percent (25%) of the assessed value of the
buildings without first preparing and presenting the information regquired by this section,
17.148.135 paying the applicable design review fee, and receiving design approval from
the Community Development Division.

B. The City shall review the plans for conformance with the requirements of the
Murray City Municipal Code and the TOD Design Guidelines that have been adopted by
the Murray City Municipal Council. The City shall determine the following before
approval is given:

1. The project is in general conformance with the Murray City General Plan.

2. The project is in general conformance with the specific area plan, if any,
adopted for the area.

3. The project conforms with the requirements of the applicable sections of
the Zoning Ordinance.

4. The project does not jeopardize the health, safety, or welfare of the public.
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5. The project conforms to the applicabie standards outlined in the TOD
Design Review Guidelines.

C. If the City denies approval of the submitted plans, the denial shall be
accompanied by a letter indicating the areas where the plans must be changed to obtain
approval.

D. A denial of approval by the City may be appealed to the Board of Adjustment.

E. Applicants for design review and approval shall submit any or all of the following
information, as requested by the City:

1. Project identification information including the project name, the specific
location of the project including street addresses and parcel sidwell numbers, applicant
name and representatives {if any other than applicant); and proposed uses,

2. Vicinity map or aerial photo with site plan overlay, to scale, showing the
project location in relationship to neighboring buildings and the surrounding area.

3. Grading plan.

4, Site plan, to scale, showing proposed parking, loading and service areas,
and vehicular and pedestrian circulation.

5. Detailed elevations of all sides of the proposed building and other exterior
elements, including exterior building materials.

6. Sign plan.

7. Landscape plan.

8. Exterior lighting plan.

9. Floor plans.

10.  Utilities plan.

11.  Drainage plan.

12.  Other design information requested by the City.
C. Three copies of each plan must be submitted to the City. The City shall retain one
copy of the plans. One copy of the plans shalf be returned to the applicant stamped to
show the approval or the denial of approval. In addition to the improvements to be buiit

on the applicant's property, submitted plans must include improvements to be built in the
public rights-of-way.
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D. If the construction of building improvements has not commenced within eighteen
months of the design approval or if construction has ceased for a period of one-year or
jonger, the design approval shall expire. Applicants may request an extension of up to
six calendar months during the final month prior to expiration. After the expiration of a
design approval, the applicant shall be required to resubmit the plans, pay the design
review approval fee, and obtain design approval prior to the issuance of a building
permit.

Section 3. Effective Date. The Ordinance shall take effect upon first
publication.

PASSED, APPROVED AND ADOPTED by the Murray City Municipal Council on
this 9" day of August, 2005.

MURRAY CITY MUNICIPAL COUNCIL

Krista K. Dunn, Chair

ATTEST:

City Recorder

Transmitted to the Office of the Mayor of Murray City on this day of
, 2005,

MAYOR’S ACTION: Approved

DATED this day of , 2005.

Daniel C. Snarr, Mayor

ATTEST:

City Recorder
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CERTIFICATE OF PUBLICATION

| hereby certify that this Ordinance was passed on the ‘day of ,
2005.

City Recorder
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Exhibit A-5 to Murray Fireclay Project Area Redevelopment Plan
REPORT ON THE
MURRAY FIRECLAY PROJECT AREA

REDEVELOPMENT PLAN -

Adopted DATE

Redevelopment Agency of Murray City
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I. Introduction

The following report (the "Report”) on the proposed Project Area redevelopment plan
entitled "Murray Fireclay Project Area Redevelopment Plan" ("Redevelopment Plan") dated
DATE, 1s submitted in accordance with the provisions of §17B-4-403(1)(r) of the
Redevelopment Agencies Act (the "Act"). The terms used in this report have the same
meaning as those defined in Section III of the Redevelopment Plan.

II. Financial Analysis Describing the Proposed Method of Financing Redevelopment of the
Project Area

a. Role of the Apency

The Agency is a separate government entity established pursuant to the Act. It was
established on April 29, 1976. Its purpose is to prepare and carry out plans for the
redevelopment of proposed Project Areas within the territorial limits of incorporated
Murray City. To accomplish this objective, state ]aw permits the Agency 1o undertake
redevelopment projects in specifically designated and adopted project areas which meet
certain standards and criteria.

b. General Description Of Tax Increment Financing

The Agency has no authority to levy taxes. However, the Act provides a method
authorized by law for financing redevelopment projects based upon an allocation
of taxes collected within the Project Area. Most of the Agency's activities are
funded by "tax increment" financing which is defined in the Act as follows:

"Tax increment" means, except as provided in § 17B-4-102(29)(b), the
difference between:

1. The amount of property tax revenues generated each tax year by all taxing entities
from the area within a project area designated in the project area plan as the area from
which tax increment is to be collected, using the current assessed value of the

property; and

ii. The amount of property tax revenues that would be generated from that same area
using the base taxable value of the property.

Under tax increment financing, the assessed value of all personal and real property within
the Project Area in the year prior to adoption of the Project Area budget becomes the
base year or "base tax amount." In all years following the base year, the local taxing
units (such as the City, the local school district and special improvement districts) _
continue to receive the taxes generated by applying the current year tax levy to the base
tax amount assessed valuation.
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Taxes collected upon any increase in assessed valuation over the base tax amount may be
paid to the Agency for repayment of any costs or indebtedness incurred in financing or
refinancing a redevelopment project within the Project Area. Because the Agency has no
authority to levy taxes, it must look specifically to the allocation of tax increment
produced in the Project Area as described above. Once the project is completed and any
debt is repaid, all future tax monies go to the local taxing units.

In detenmining the feasibility of the Redevelopment Plan, the Agency has considered the
present base tax amount within the Project Area and estimated future increments in
assessed valuation with associated "tax increment” tax revenues. The Agency has
reviewed the assessed value of the property within the Project Area as determined by the
Office of the Salt Lake County Assessor.

Based on the data obtained, the Agency has calculated the base tax amount of the Project
Area as of January 1, 2004 as the tax roll was finalized on or before November 1, 2004,
in order to estimate the amount of tax increment that may be available within the Project
Area from the potential development projects which may be constructed within the
Project Area.

The Agency believes, based upon its projections, that implementation of the
Redevelopment Plan in the Project Area is economically feasible. As redevelopment
occurs, the Project Area will generate tax increment resulting from the increased value of
land and improvements within the Project Area.

. Proposed Project Area Budeet

The Agency has formed a taxing entity committee ("TEC") as authorized by §17B-4-
1002 of the Act for the Project Area. The TEC, representing the public entities having
the right to levy taxes on the real and personal property in the Project Area, will be asked
to approve a Project Area Budget ("Project Area Budget") for the Project Area. =
Expenditures by the Agency in the Project Area as established in the approved and
amended Project Area Budget will not exceed anticipated revenues over the period of
time that the Agency has the right to receive tax increment from the Project Area.

The 2004 base year taxable value amount of the Project Area is estimated to be
$20,967,716 (including real and personal property).

The Agency has determined that the implementation of the Plan will require xx percent
of the tax increment over xx years (to be determined with input from the Tax Entity
Committee). The Project Area Development Costs may include, but are not limited to
administrative costs, utility costs, public infrastructure, costs associated with acquisition
and development of redevelopment parcels, access roads and similar costs associated

. with the Agency providing infrastructure improvements to the Project Area.
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Approximately 75 percent of the tax increment collected for the Project Area shall be
used for infrastructure and other public costs, five percent is expected to be used to cover
administrative costs, and 20 percent is budgeted for housing.

d. General Financing Considerations

Tax increment bonds may be issued by the Agency to finance the project.

II1. Analysis of the Preliminary Plan

The benefits projected to accrue to the tax base of the community from the potential
development include real property tax revenue, personal property tax revenue, sales tax
revenue, business license fees, building permit fees and hotel occupancy tax revenue.

All the land uses determined to be appropriate for redevelopment within the Project Area
pursuant to the Redevelopment Plan are in accordance with the general guidelines of the
master plan or general plan of the City and its applicable planning and zoning codes, rules or
regulations.

Planning criteria in the Redevelopment Plan relative to land uses, densities, characteristics of
internal circulation systems, and need and type of public infrastructure improvements are
consistent with the long-range plan of the community.

The Redevelopment Plan relates directly to the local objectives of promoting and retaining
an economically healthy and growing community by providing not only an adequate and
desirable location for redevelopment, but to construct the necessary public infrastructure for
the creation of new jobs for the residents of the community.

a. Strengths of the Proposed Project Area
i. Parcels held by few owners;

ii. Vacant land zoned for quality mixed-use development; and
iii. Easy access to major arterials, freeway and Trax.

b. Weaknesses of the Proposed Project Arca

i.  Due to blight, limited or no accessibility, the Project Area will likely not develop

through normal market means;

1.  Inadequate infrastructure supporting the Project Area will likely impede development
through normal market means;

ii. A portion of the property comprises an abandoned steel plant while another portion of
the Project Area comprises a former smelter site; and

iv.  Because of the soils contamination on a portion of the Project Area which was
formerly a smelter site, and the fact that contarminated soils will remain on a portion

4
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of the Project Area beneath a cap or cover system, there will be extraordinary costs
associated with developing this property in the future, thus making it noncompetitive
with alternative development properties within the Salt Lake Valley.

IV. Benefit Analysis of Redevelopment

The benefits derived from the financial assistance proposed to be provided by the Agency
include those enumerated in the Redevelopment Plan and this Report. The Agency believes
that the cost projections are reasonable and provide the basis for the Agency to proceed with
the Proposed Development as part of the Redevelopment Plan.

a. Specific Benefits of Proposed Financial Assistance

i

il

iil.

tv.

Vi

vii.

Eliminate the underutilization of real property by reclaiming an abandoned steel site
for beneficial use and development.

Encourage and assist redevelopment in order for a public or private employer to
create additional jobs within the community.

Provide utilities, streets, curbs, sidewalks, trail systems and other infrastructure
improvements to attract economic development to the area. Significant
infrastructure improvements are to be constructed as a result of the proposed
development.

Strengthen the property, sales and income tax base and economic health of Murray
City and the State of Utah by increasing the assessed valuation of property in the
Project Area, increasing the City's and State's employment base, generating new
sales and other tax and fee revenues.

Attract significant net new private investment to create new business and economic
activity in the area.

Develop a higher-quality development geared to attract national tenants that will
offer higher-paying jobs.

Provide a mix of housing types to meet the housing needs of the community.
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. Reasonableness of Development Costs

Redevelopment cost estimates will be provided by the Murray Department of Public
Works.

. Financing of Private Investment

Private investment can only be made after the Project Area has been brought into "panty”
with other development parcels in the valley through the construction of infrastructure
and public investment. At that point, traditional financing vehicles (construction loans,
home mortgages, etc.) are anticipated.

. Efforts to Maximize Private Investment

Private investment has, to the extent possible, been maximized. The private investment
in the Project Area is estimated to be comparabie to any other similar development, given’
that the public investment will be used to address site deficiencies and the promotion of
public development objectives relative to other developable sites.

. Rationale for the Use of Tax Increment Financing

It cannot be reasonably expected that the development would occur in the foreseeable
future solely through private investment. Without redevelopment assistance, it is
unlikely that developers could be found to fund the large amount of infrastructure needed
to allow development to occur.

Analysis of Whether the Proposed Development Might Occur in the Foreseeable Future
Solely Through Private Investment

The Agency believes that development will not occur in the near or long term solely
through private investment without the intervention of the Agency and the public
assistance to be offered.

. Estimate of the Total Amount and Length of Time that Tax Increment Financing Will Be
Expended in Undertaking Redevelopment

The length of time that tax increment financing will be used within the Project Area will
not exceed xx years at xx percent of the tax increment (to be determined with input from
the Tax Entity Committee).
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h. Description of the Anticipated Public Benefit to be Derived from the Redevelopment
Proiect

It is anticipated that the public benefit to be derived from the Proposed Development will
include the following:

i.  Beneficial Influences upon the Tax Base of the Community as a Result of the

Redevelopment Project

The following benefits are projected to accrue to the tax base of the community as a
result of the Proposed Development:

Real property tax revenue;

Personal property tax revenue;

State and local option sales tax revenue; and .

Municipal energy sales and use tax and Municipal Telecommunications license
tax.

B

i. Housing Plan

The Fireclay plan for affordable housing has as its central goal to meet the statutory
requirement for an RDA, and the Housing Element of Murray City’s General Plan 1999.
The Fireclay plan incorporates affordable housing into the development plans. The
housing plan addresses all income levels, including households with incomes below 80
percent of Area Median Income ("AMI") and mcluding such things as land write-downs,
low-income tax credit housing, and state or federally supported housing programs, etc.

The housing plan is included as Exhibit “A.”
" V. Analysis of Plan
The plan meets the objectives of state law, Murray City and the Agency. Public investment

in infrastructure is the necessary first step to reinvigorating the Project Area and surrounding
impacted neighborhoods.
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EXHIBIT "A"

HOUSING PLAN
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EXHIBIT "B"
Murray Fireclay Project Area Map
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EXHIBIT "C"
Murray Fireclay Project Area Existing Land Use
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EXHIBIT "D"
Master Plan Map
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- EXHIBIT "E"
Minutes of the Planning Commission, February 16, 2005 and March 17, 2003
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Minutes of the Redevelopment Agency of Murray City and Murray City Planning
Cominission joint work meeting held Wednesday, February 16, 2005 in the Murray City
Council Chambers, 5025 South State Street, Murray, Utah.

Attendance:

Jim Brass Frank Nakamura Josh Ewing

Jeff Dredge Paul Jacobs Lee Jimenez
Robert Robertson Jacob Santini Duane Phillips
Krista Dunn Scott Baker Brandon Bonham
Pat Griffiths Donnetta Mitchetl Reed Cutler
Lynden Cheshire Karen Snarr Krisel Travis
David Hunter Dick Stauffer Don Mullen
Sherri VanBibber T. Orden Yost Art LaFeber

Ray Black Susan Dewey Soren Simonsen
Jeff Evans Tom Henry Tom Saul

Mayor Dan Snarr Jennifer Brass Jay Bollwinkel
Dennis Hamblin Marjorie Brass Larry Beckneli
Keith Snarr Ron Richter Bob Fisher
Shannon Jacobs Jim Paraskeva Steven Whitehead
Carol Heales Tom Love

The meeting was called to order by Jim Brass, Redevelopment Agency Chair. The
meeting was a joint work meeting of the Murray City Redevelopment Agency and the
Murray City Planning Commission. He noted that there was not a Quorum of Planning
Commission Members; officially this would be a meeting of the RDA. He also
mentioned that this was strictly an informational meeting and that there would be no
decisions made, so the lack of a Planning Commission Quorum was not a major issue.

Ttem 1. Fireclay Redevelopment Project Area Plan Workshop

The single item on the agenda was to discuss a redevelopment plan for the proposed
Fireclay Redevelopment Survey Area. Karen Wikstrom was introduced as the planning
consultant.

Karen Wikstrom introduced Jan Streiffel from Landmark Design who is a member of the
planning team. Karen described the purpose of the meeting as a workshop and an
opportunity to discuss the project in terms of the goals and objectives for the area. This
will aliow the consultants to take this information and create a plan.

A number of sketches were created for the project area to foster ideas about various uses,
placement of uses and other issues. The intent was to suggest possibilities. There are
two simultaneous processes, a small area plan and an RDA Plan. As the small area is
developed it will be submitted to the planning commission as a small area plan. At the
end of the process a small area plan will be adopted with a redevelopment plan to provide
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umplementation power. The redevelopment plan will always reference the smail area
plan as the guiding planning docurnent for the redevelopment project.

The first item discussed was what the overall project goals need to be. There are existing
objectives for the area which influence overall project goals. Two goals for the night
were identified as first to identify the type of land uses desired within the project area.
The second, what specific goals and objective are there for certain elements such as
housing, infrastructure, fiscal objectives and others.

Jim Brass interrupted to inform the board that Jeff Evans had arrived and that there was
now a Quorum of the Planning Commission.

Karen then directed the discussion to the goals leading up to this point. These include
walkability, mixed use, and varied housing. Other concerns were the location of retail
pads and office pads as well as the need for balance.

The scope of the project was discussed, whether it will or should be regional or local in
scope, as well as how regional transportation will affect the development. Jeff Dredge
commented regarding the need to not overlock parking reguirements.

Karen asked what the primary goals of the plan are. They should include retail goals and
what part of area is 2 TOD. Also goals should include how to provide basic needs, small
grocery store, bank branch, cleaners, etc. She stated that walking becomes the experience
with human scale development and that it is benefited by mulitiple paths through an area.
Natural amenities should be capitalized upon to provide open space and paths.

Karen asked what the amenities are. Those listed include visibility from state and
freeway, as well as the Murray Laundry Tower. Krista Dunn mentioned that access is
very poor 1o the area. The need to improve infrastructure is a driving force behind this
RDA

Jim Brass then read a statement concerning Redevelopment Funds and the soccer
stadium.

Based upon media accounts, there appears to be a misunderstanding as to what
Murray City, through its Redevelopment Agency (“RDA”), has proposed to do in regards
to a soccer stadium. The Murray location of the soccer stadium would be in an area of
the City known as the Fireclay Redevelopment Survey Area which is often referred to as
the “Fireclay Area.”

First, there has been no proposal by the RDA regarding the purchase of land for a
soccer stadium. The RDA has made no decisions about financial assistance for a soccer
stadium. The RDA is aware of a proposal made by the City’s Economic Development
Advisory Board and its recommendations to the Mayor. The proposal made by the
Economic Advisory Board was to inform representatives of the Salt Lake ReAl that there
is an excellent location for a soccer stadium in Murray. A proposal made by the
Economic Development Advisory Board made no reference to financial assistance.
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Nonetheless, any decisions regarding use of the public funds in the Fireclay Area must be
made by the RDA.

Second, the use of public funds to facilitate the development of the Fireclay Area
must be determined by the RDA through a lengthy, statutory process. The RDA is the
initial stages of the
process for the Fireclay Area. On January 18, 2005, the RDA made a determination of
blight for the Fireclay Area. Before the RDA is even able to consider using tax
increment funds, it must prepare and adopt an RDA Plan, receive approval from the
taxing entity committee, approve rules for owner participation and relocation assistance
and negotiate development agreements. It is anticipated that it will take several months
to complete the RDA process for the Fireclay Area.

Accordingly, the RDA is in no position to discuss, let alone commit, funds to
projects in the Fireclay Area. It is anticipated that if funds are available, the RDA intends
to use those funds for infrastructure such as access roads, water, sewer and power
upgrades. The RDA does not intend to use funds to purchase land for a soccer stadium.

The City still welcomes the soccer stadium to the Fireclay Area. The City
believes that the Fireclay Area is the best location for the soccer stadium. Nonetheless,
the City is hesitant to use public funds to purchase land or provide other direct financial
assistance for a soccer stadium.

Jim Brass added his comments that he thinks it is a great area with lots of room and that
the public is in favor of the Fireclay location for the stadium.

Statement from Real Salt Lake

Josh Ewing
We’re very interested in creating a public/private partnership to make this stadium
happen, wherever it happens in the Salt Lake Valley. We think it will be a great thing for
~ Utah in general, for the valley, and for the municipality that it’s located in. Mostly we’d
just like to answer questions and start the dialog. 1 think many of you have already a lot
of the drawings and what we’re contemplating in terms of the stadium, what it might look
like. We are obviously very early in the stages of this. Basically what we are planning is
a stadium that is about a 20 to 22 thousand seat stadium. It’s going to have to have some
parking that goes along with it. It is an open air stadium, very much a modern facility.
Its not just something with steel girders thrown out in the middle of a parking lot
somewherg, if needs to be part of a community. Now it can be a part of any community,
you can plop this down in a residential area that already exists. It needs to be designed
into a community so that people that are living close by know what they’re getting into.
It’s an exciting thing, its not like you’re not going to be able to hear it across the street,
you will, its going to be a soccer team. If you look at other cities around the country,
housing and mixed use development go very well with stadiums. Take a look at Coors
field in Denver, all sorts of housing development went next to that. It is a mix of
affordable and higher end housing there that went along with it. That’s very much our
plan, to have this integrated into the neighborhood feel. It has to be the right fit, it has to
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be something that you all think is good for Murray. We need to need to work with the
cities, wherever we end up going, in terms of how to make this a successful enterprise, '
both for the public and all the public and economic spin-offs and for the team. Ifit’s not
a successful team, it’s not going to be really good for the community. -

Tom Love

As Josh said, the stadiums are designed to go in the community. This particular design
and artistic rendering was designed to go in the Earl Holding 4" South and Main
Community, that why its designed the way it is. It has retail on both sides, We recognize
that in Murray’s site it would take a different design, there wouldn’t be as much retail on
either side, it will be much more of a soccer stadium. The retail in the Murray site would
be more located on all of the surrounding acreage. This is designed to be a visibly
downtown location. One thing I would like to point out is that in part of this design, there
are some sports themed things that are in line, restaurants and a Nike town, those kinds of
shops we would like to encourage. There’s also a broadcast studio that’s a big part of this
that is a sister company to the soccer team that Dave Checketts also owns that will be
broadcasting starting the fall of 2006. All of the Mountain West Conference sports will
be broadcast on this 24 hour regional sports network called CSTV. Right now, CSTV is
going to be located in either Salt Lake City or Denver, and the stadium is part of that
equation. Hopefully it will be located it in Salt Lake City and if it is its home will be
inside the stadium. So that would be another 100 jobs.

The board and representatives from the team discussed the retail components of the
stadium. They also discussed other event uses for the stadium.

Jeff Dredge raised a question about the feasibility of community scale retail such a dry
cleaners or a corner store. He said that it’s easy to say that the board wants this in the
area, but that this type of development needs to be market driven. He asked Karen how
to find the balance in the plan between the ideal desire and market forces. He said thata
developer still has to come in a build it and someone has to lease it and put in a bagel
shop or other type of business, and these parties may not find it economically feasible to
do. ' - ’

Karen responded by explaining calculations to determine internally driven retail needs
based on housing densities versus what has to come from outside to support various
levels of retail square footage. She continued by agreeing that it is difficult to force a
retail configuration that doesn’t exist. So one of the things to do as the plan is being
discussed is to take into account what kind of retail configurations there are. For example
when talking about groceries, is it a 3,000 square foot grocery store on the ground floor
of a building, is it a 30,000 square foot small format grocery store or is it something else.
Those are the 1ssues that need to be considered. Discussion will be in terms of what those
formats are that are workable formats. She concurred that it’s not prudent to try to create
something that no one can ever build.
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Next housing goals were discussed, the first being multiple price points. Karen said Jow
income housing doesn’t make very much sense. If we want to bring lots of people into
the area, which should be a goal, it can’t be all low income housing.

Other concerns mentioned were:
Apartments cause problems for the school district.
Want owner occupied
High density
Minimum 30 units per acre.
Density concerns, the problem isn’t the number it’s the design.
Parking, traffic, utilities, other impacts.

Don Mullen

This has to be a community effort, what works well for the community works for us.
There is a difference between what we would like to see and what reality is. At a certain
point in density there is a trade off with parking. Do you want density, do you want
“higher end? Do doctors want to spend 400,000 for a nice condo between two rail road
tracks. It’s all a trade off, its not that it can or can’t happen. It’s a question of what
works here, because what works for Murray is probably what’s going to work for
development. We have spent a lot of time and money doing research on the feasibility of
retail and residential.

Krista asked if anybody wants a condo between the tracks, and second why does the
housing just have to be between the tracks.

Don replied that people do want to live there and there’s ways to mitigate the sound that
are used when building near traffic or a freeway. Part of the problem with other areas is
contamination. As a developer the more multiple price points you have the better it is
because you have a bigger market. What is the reality of what the range of price point is?

Karen reiterated that urban density supports small urban retail fabric. The intent is to
work and plan this so that the market will drive the proper development in there. We do
have property owners here and they will be included in the process. That was
accomplished in the public input hearings.

Other uses were discussed including:
Open space
Eating establishments
Commercial office space
Hotel space
High tech/biomedical
Entertainment

These uses could be integrated into a graduated design criteria based on distance from the
TRAX station.
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Karen then addressed fiscal goals. The first goal is the need to develop increment to pay
for this. Retail is a big piece of that with sales tax and also with the property tax
increment. 100 acres is a fair amount of land but it doesn’t have to take forever to
develop. Karen asked if it is the objective of the city to have something happening in the
near term on this project?

The response was that everyone would like to have it done now. The plan is the most
important part, so the question is when the board wants the plan done.

Karen said that it’s feasible to do it in a couple of months, that’s a reasonable goal. Also,
the plan can be adopted without the taxing entity committee in place.

Optimistic plan completion August 2005, construction 2006

Jim Brass requested a flow chart with statutory dates and deadlines.

The group then discussed the increment payout period.

Next was a discussion of infrastructure needs
Fireclay extension to the west
North/South access
Cottonwood street, through the project, or on main street? Western alignment of
Cottonwood Street affects ability to put single user on Gibbons parcel. Also
impacts walkability with main thoroughfare through TOD core. Additionally an
overpass is very expensive. The sole purpose of Cottonwood Street is to carry

traffic.

Keith passed out a worksheet showing feedback from development review board
concerning the costs of fireclay area infrastructure needs.

Karen returned back to retail goals

There should be a variety of scale, uses a:ﬁd types. There should be enough
flexibility in the plan to let the market dictate feasible development.

Inclusion of other types of businesses such as professional office, business
cultivation, professional services, medical, legal.

Larger box is not a walkable component. It’s important in this area to preserve
walkability and attractive urban design.
Karen crystallized critical items to success

Remember walkable scale
Parking should be shared parking with a balance between structured and surface
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Don’t let the plan limit potential or ideas, don’t create a barrier to creativity.
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Minutes of the Planning Commission meeting held on Thursday, March 17, 2005, at 6:30 p.m. in
the Murray City Municipal Council Chambers, 5025 South State Street, Murray, Utah.

Present; Lynden Cheshire, Chair
David Hunter, Vice-Chair
Jeff Evans
Ray Black
Jim Hartand
Ray Christensen, Senior Planner
G.L. Critchfield, Deputy City Attorney
David Rowland, Code Enforcement Officer
Jim Brass, City Council
Ksith Snarr, Murray City Economic Development Director
Karen Wikstrom, Wikstrom Economic & Planning Consultants
Jan Striefel, Landmark Design

Excused: Sheri Van Bibber
Ray Black
Kurtis Aoki

APPROVAL OF MINUTES

Lynden Cheshire asked for additions or corrections to the minutes of March 3, 2005. The
minutes were approved as submitted.

DISCUSSION ITEM - FIRECLAY REDEVELOPMENT AREA PLAN

Lynden Cheshire indicated that this meeting is a discussion and information meeting and no
decisions will be made by the Planning Commission.

Keith Snarr, Economic Development and Redevelopment Director for Murray City, introduced
Karen Wikstrom of Wikstrom Economic and Planning Consultants and Jan Striefel with
Landmark Design. He stated that Ms. Wikstrom and Ms. Striefel have been engaged by the city
to prepare the redevelopment area plan for the Fireclay Redevelopment Project Area. He
stated that there was a mesting with the Redevelopment Agency Board and Planning
Commission a couple of weeks ago where ideas were discussed and they have now put
together a working map that has been distributed to the Commission members. He stated that
there was a meeting earlier today with the City Council that discussed the Transit Oriented
Development (TOD} zoning ordinance which works hand in hand with this propesed Fireclay
Redevelopment Area. Mr. Snarr asked to be excused from the meeting in order to attend to
another meeting. He tumed the time over to Karen Wikstrom.

Karen Wikstrom, representing Wikstrom Economic & Planning Consultants, indicated the
purpose of this meeting is regarding the Redevelopment statute, that is whatever is planned for
this area as a redevelopment plan must be consistent with the general plan. She stated that
this meeting is fo see if the Planning Commission is of the opinion that there are consistencies
with the general plan in the direction that is being taken. She stated that at a later date this will
be readdressed by the Commission and formal action taken as to whether it is, or is not
consistent with the general plan. Ms. Wikstrom stated that the idea is to create a smail area
plan and try to implement a lot of the things that are discussed in the general plan process and
also all of the discussions over the past five years for this specific area.
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Ms. Wikstrom stated that she has prepared as discussion drafis two alternatives, one with a
soccer stadium and one without a soccer stadium. In the conversation with the redevelopment
agency board, one of the areas of discussion was the location of the soccer stadium. She
stated that a representative from Real was present at a previous meeting who indicated that the
location between the railroad tracks would be fine location and that proposal wouid actually
make the development of a single plan much easier because housing would be repiaced on that
block between the tracks and south of Fireclay for the stadium.

Ms. Wikstrom stated the implementation of this plan is complicated after the amendments to the
redevelopment agency's act that were recently passed by the state legislature, one of which
was the window of eminent domain. She stated that this window is the only implementation tool
that is left for use of tax increment other than the city strictly negotiating purchases of property
absent of eminent domain. She stated that it is common for cities to negotiate purchases of
property, but the difficulty with that is the Redevelopment Agency does not have a surplus of
cash at this time and until tax increment is generated, there no -money to spend on acquiring
properiies.

Ms. Wikstrom indicated that there are issues with the alignment of Cottonwood Street. She
stated that they have asked that the transportation plan, which is currently being developed
accelerate the study for this particular area and the Cottonwood Street right-of-way.  She
stated that there is a great deal of expense for crossing 4500 South Street and the
Redevelopment Agency is aware of this. She stated the extension of Coftonwood Street allows
for smalier block configuration.

David Hunter commented that there is a large change in grade from the Desert industries
building westward to the overpass. Ms. Wikstrom concurred. She commented that she likes
the option of the Cotlonwood Street extension because it creates a finer gain pattern that
promotes pedestrian orientation that is desired for this area.

Ms. Wikstrom stated in order to get under the U P & L railroad tracks with Fireclay, the grade

change starts immediately west of the tracks line and must be a depth of 30 feet clear span for

about 600 feet before it is under the tracks and there would be a significant grade change (5%).

She stated that this is one of the reasons that retail uses are not show on the Fireclay Avenue

section of the plan and it is difficult to have pedestrian access at this location. She stated the

extension of Fireclay could result in laying back the grade following the 5% grade and the ability
o have underground structured parking will have been put in motion.

Ms. Wikstrom stated the density shows about 600 units of housing under either scenario. She
stated that is probably on the low side for density. One of the issues discussed with the RDA
board where pictures were shown, was other projects around the Salt Lake Valley and their
respective densities. A four-story condominium development with parking underground has a
density of 60 units per acre. She stated the Brigham Street Apartments on South Temple by
200 East has a density of over 100 units per acre. She stated that they used densities of 30-50
units per acre in this proposal to get the 600 units. She stated that the minimum desired is 30
units per acre for a transit oriented development. She stated that they evaluated how much
parking would be available after this type of development program were to be put on site. She
stated the parking ratios showed three per thousand with the big box area; seven per thousand
with the iife style refail area; and two per thousand with the office area. She stated these
parking ratios are probably adequate for a transit available area. This averages more than
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three stalls per thousand square feet overall on the site. She stated that parking requirements
shouid be reduced for transit oriented developments and suggested having parking maximums
as opposed to parking minimums. She stated that the RDA board suggested not being so
specific in the uses, but be very specific in building mass with a minimum of two-story buildings
and the first floor be built so that it could accommodate retail, but in the short term could also be
office uses. She suggested allowing the market to help determine the uses and having some
flexibility, because it is very difficult to acquire and attract developers for vertical mixed use.
She stated that this proposal could offer opportunities for vertical mixed use with at least a two-
story configuration in the area around Cottonwood Street and west of Main Street and have the
stadium located between the tracks.

David Hunter commented that the intersection of State and the entrance to Fireclay Avenue has
been designated on the map. He stated that with 300,000 of retait space on these comers this
could be a congested intersection and the big box pads at 4500 South & State Street could
easily eat up the potential.for smaller retail shops. He suggested that this plan should attempt
fo keep residential uses away from the big box tenants. He suggested that if the soccer
stadium is located between the tracks and there needs to be a grade adjustment for the access
underneath the tracks to get to 300 West, it should lay open the grade as previously suggested
and create underground parking for the stadium at the same time.

Mr. Hunter stated that if there will be at least a 5% grade change to get under the track, that
underground parking for the stadium seems {o be a logical solution and is probably the only
place that the stadium should be located. Ms. Wikstrom stated that one scenario proposed
1,000 underground stadium parking stalls under residential on the site. She stated that she
favored this location for the stadium and it would help to preserve the remaining area of the site
for mixed uses. She stated without 1,000 underground parking stalls, there are 1,000 parking
stalls which is more than adequate. Mr. Hunter responded that acres of parking can blight the
idea of a TOD.

Ms. Wikstrom commented that it would be important to include in the ordinance area all the land
up to State Street because how the retait area is built has a large impact on Main Street. She
stated that big box tenants can serve as an anchor to attract the traffic to serve the other. retall .. .
uses. She cited an example of Wal-Mart stores that serve a large region, such as in Ephraim,
which helps boost the financial success of other businesses. Mr. Hunter agreed that there
needs to be an anchor for this area, but guestioned the Wal-Mart analogy in Ephraim. He
suggested limiting the square footage for any single large tenant to 100,000 sq.ft.  Ms.
Wikstrom indicated that the proposed map which indicates 200,000 sq.fi. pads could be
comprised of three different tenants. '

Mr. Hunter suggested that the ordinance not include a 200,000 sq.ft. space cannot go to a
single user. He felt 100,000 sq.ft. maximum should be the limit. :

Jeff Evans asked Ms. Wikstrom if there is an average residential density across the country in
TOD's. Ms. Wikstrom responded that it has been proven across the country that 30 units per
acre is the minimum for TOD'’s. She indicated that it is not unreasonable to have 60-100 units
per acre in specific little projects. She commented that it is desirable to have enough density to
support a structured parking and the density must support the structured parking. She stated
that this can be enabled through the design of the project.
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David Hunter indicated that he had worked on the Brigham Apartments which are essentially
two farge masses, but was a difficult project to get approved. He stated that he envisions in this
TQD area a five-story project, but would step down and have broken roof lines and design is the
key. He stated the housing density is not the only key element, but the retail is aiso a key. He
stated if there is a single user with 200,000 sq.fi., it cannot look like a single 200,000 sq.ft. user
and shouid be broken masses of building. Ms. Wikstrom concurred.

Lynden Cheshire asked Ms. Wikstrom if she has contacted Don Mullen, developer, who has
exprassed interest in developing in this area with muiti-housing units. Ms. Wikstrom responded
that she has had several meetings with Mr. Mullen.

Mr. Cheshire expressed concern with the combination of a soccer stadium having underground
parking and the soccer field having natural grass and the ability to drain the water off the field in
order to have the grass grow properly. Ms. Wikstrom responded that there may need to be
issues resolved in this scenario.

Ms. Wikstrom stated the proposed configuration, not including any residential parking stalls,
indicates 3,000 parking stalls, which is a good shared use of retail with an evening event such
as a stadium. She recommended that a lot of the parking be found for event parking and the
east side of State Street could have more available parking and is still walkable. She indicated
that the east side of State Stireet is incorporated in this proposed scenario because there is an
existing single family residential area that backs on to the commercial district along State Street.
She stated that the creek could be incorporated as an amenity in this development.

Jim Harland asked about the parking situation with the Franklin Covey baseball field and using
the neighborhoods for parking, but ended up tearing up a couple of city blocks for parking. Mr.
Cheshire responded that they used the Work Force Services parking lot and negotiated shared
used parking.

Ms. Wikstrom commented that within the site of the stadium there is parking provided and it is
important to note that within this project area there are 3,000 parking stalls, given the proposed
configuration. She staied this equates to about one stall per 350 sq.ft. which is a lot of land
area, but would still allow areas that could have higher density/masses.

Ms. Wikstrom cited the example of the Old Farm housing development has 30 units per acre,
including the open space area.

Ms. Wikstrom indicated that if this project is determined to be consistent with the General Plan,
there will need to be a statement from the Commission indicating that at a later date.

Ms. Wikstrom urged the City demand requirements of developers when utilizing a
redevelopment district in exchange for offering financial support. She stated design guidelines
become much more important in this type of a situation and if those requirements are not met,
then there will be no RDA monies to assist the project.

There was a lengthy discussion on this potential Fireclay Redevelopment Area Plan where
additional suggestions and comments were made by planning commission members and the
consultants such as wider sidewalks and landscaping being conducive to a walkable TOD and
big box liritations.

BK 9549 PG 8528




Planning Commission Meeting
Thursday, March 17, 2005
Pape 5

David Hunter asked Jim Brass about time constraints on this project. Mr, Brass responded the
interesied developer has time constraints and the RDA board has a process that is necessary to
occur and if Cottonwood Street and federal monies are incorporated into this project, it could
take a longer time period. He stated the minimum is 8 months for the approval process, but that
the Council/RDA board is not under any particular time constraints other than the legal time
constraints.

Ms. Wikstrom indicated that the appropriate taxing entities and various city departments and
utilities will be involved with this process and will have numerous opportunities to give input.

Mr. Cheshire complimented Ms. Wikstrom and Ms. Striefel on their proposal and work and
indicated that they will be returning in the future with a more formalized plan for
recoemmendation to the City Council.

Meeting adjourned.

Ray Christensen, AICP
Senior Planner
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Exhibit “F”
Planning Commission letter recommending adoption of the Project Area Plan
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August 4, 2005

Jim Brass, Chairman

Redevelopment Agency of Murray City
5025 South State Street

Murray, Utah 84157

Dear Chairman Brass:

At the regular meeting of the Murray City Planning and Zoning Commission held on
Thursday, August 4, 2005, the Planning Commission considered the proposed Murray
Fireclay Project Area Redevelopment Plan (“Plan™). The Plan was prepared by
Wikstrom Economic Development and Planming Consultants. S

Consultants and staff hired by the Redevelopment Agency of Murray City (Agency)
discussed the contents of the Plan with the Commission. The Commission found the Plan
to be consistent with the City’s general plan and other plans of the City for the
development of the project area described in the Plan.

On motion duly made an seconded, the Commission recommended that the Agency and
the Murray City Municipal Council adopt the proposed Murray Fireclay Project Area
Redevelopment Plan as presented to the Commission on August 4, 2005.

It is the recommendation of the Planning Commission that the Redevelopment Agency
and the City Council adopt the Murray Fireclay Project Are Redevelopment Plan.

The Commission looks forward to working with the Agency in implementing

development projects as contained in the Murray Fireclay Project Area Development
Plan.

Very Truly Yours ¢

ol

Lytddw'Cheshire, Chairman
Murray City Planning Commission
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MURRAY FIRECLAY -
PROJECT AREA
BUDGET

Adopted October 11, 2005

Redevelopment Agency of Murray City
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NOTICE OF BUDGET HEARING FOR
FIRECLAY REDEVELOPMENT PROJECT AREA

The Redevelopment Agency of Murray City has requested $38,993,400 in property tax
revenues that will be generated by development within the Fireclay Redevelopment Project Area
to fund a portion of project costs within the Fireclay Redevelopment Project Area. These
property taxes will be collected over a period of 20 years and will be used for the following:

Project Area improvements, infrastructure inside

and outside of Project Arca, financing, elc. 524,565,842
Housing $ 7,798,680
Administrative Costs § 1,949,670
Education Mitigation $ 4,679,208
Total Tax Increment: $38,993,400

These property taxes will be taxes levied by the following governmental entities, and,
assuming current tax rates, the taxes paid to the apency for this Project Area from each taxing
entity will be as foliows:

TAXING ENTITY _ PERCENTAGE § AMOUNT
Salt Lake County 23.48% $ 9,155,650
Murray City Scheol District 55.38% $21,594,545
Murray City 12.47% $ 4,862,477
Murray City Library 4.26% $ 1,661,119
So. S. L. Valley Mosquito Abatement 28% $ 109,182
Cottonwood Improvement District 1.19% § 464,021
Central Utah Water Conservancy Dist.  _ 2.94% $ 1,146,406

100.00% £38,993,400

All of the property taxes to be paid to the'agency for the development in the Project Area
are taxes that will be generated oniy if the Project Area is developed.

All concerned citizens are invited to attend the Project Area budget hearing scheduled for
Tuesday, September 13, 2005 at 4:00 p.m., or as soon thereafter as is reasonably feasible in the
City Council Chambers, Murray City Municipa] Building, 5025 South State Street, Murray,
Utah. A copy of the Fireclay Redevelopment Project Area Budget is available al the offices of
the Redevelopment Agency of Murray City, 4646 South 500 West, Murray, Utah.
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FIRECLAY AVE. REDEVELOPMENT PROJECT AREA : 7/28/2005,
REDEVELOPMENT AGENCY OF MURRAY CITY . . ) .
20 YEAR - MULTI-YEAR BUDGET - CUMULATIVE BASE - | ALLOCATED %
YEAR CUMULATIVE OF TOTAL
2004 **2008-2028 ** | TAX INCREMENT
PROJECT REVENUES c T - K ”
Proparty Tax ' $249.663 | $4,993.252
{Base Year Taxable Vaive) : ' $2,665.327]
Projected Tax Increment
RDA TOTAL - 20 YEARS
Agency
Eliglble Project Area Expenditures $0 324,565,842 . 53.00%
Housing . ' $0 $7,748,680 20.00%
RDA Adminisiration ' 30 $1,949.670 5.00%
Educalion Miligalion 30 $4.679,208 12.00%
Total Tax Increment 30 $38.993,400 100.00%
TOTAL PROJECT REVENUES 0 $30,903,400
Taxing Enlily Flow-lhru
Other Taxing Entllies 30 0
PROJECT EXPENDITURES
CAPITAL COSTS & RELATED EXPENSES
PUBLIC USES AND INFRASTRUCTURE COSTS
Tolal - Project area improvements and infrastruciure benefiting the project 14 $24,565,842
area, in & outside e project area, adjusied for inflalion.
PRIVATE DEVELOPMENT COSTS
PROJECTED BUILDING & CAPITAL EQUIPMENT EXPENSE/CQSTS
Tolal Butlding Cosls 50 $174,600,861
Total Capilal Equipment Expanse $0 $11,645,010
TOTAL CAPITAL
AND RELATED COSTSEXPENSES $0 $186.245,871
EXPENDITURES REIMBURSABLE FROM TAX INCREMENT
Administration $0 $1,949,670 5.00%
Housing {20% Annually} $0 $7.798,680 20.00%
Education Miligation 34,679,208 12.00%
Total Tax incremend lor project area improvements and infrastruciure benefiting the
project erea, in & outside the project area & olher eligible expendilures, including bul
no! limiled too, cost of financing, inlerestfissuance costs & reserves. 30 $24, 565,842 63.00%
TOTAL EXPENDITURES REIMBURSABLE FROM TAX INCREMENT $0 $38,003,400 100.00%
TOTAL PROJECT EXPENDITURES 30 $218,610,408
** TAX tNCREMENT YEAR ONE MAY OCCUR ANYTIME FROM 2009 TO 2012 DEPENDING ON THE DETERMINATION OF THE
REDEVELOPMENT AGENCY TO MAXIMIZE THE AMOUNT OF AVAILABLE ANNUAL TAX INCREMENT.**
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FIRECLAY AVE. REDEVELOPMENT PROJECT AREA -
REDEVELOPMENT AGENCY OF MURRAY CITY 7I2BI0S
PRELIMINARY TAX INCREMENT PROJECTIORS e ' -
TAX INCREMENT PROJECTIONS FOR 20 YEARS
CURRENT VALUATION
PERSONAL ‘ N
REAL £STATE PROPERTY TOTAL VALUE
2004 BASE VALUES  $19,550,44%  §1417,267 520,867,118
TAX RATE 0.011907
BASE YEAR TAXES . $249,663
YEAR REAL PERSONAL TOTAL INCREMENTAL Tax TOTAL TAX PROJECT HOUSING | ADMIN, |EDUCATION
PROPERTY _ PROPERTY VALUE RATE INCREMENT EXPENSES 20% 5% MITIGATION
2005 VALUES $19.550440 31417267 320867716 30 0.011807 o] 0 30 30 0
2005 VALUES 320,550,449  $1.417.267 330,967,716 - $10.000.000 0.011807 | $118,070 30 30 30 S0
2007 VALUES $56,228,607  S22i7.267 357445874 335,478,158 0.011907 #4345 0 30 30 30
2008 VALUES IBAATIATE . $2,550,601  $BI723,777 366,756,061 0,011807 $194.064 $500,765 $158,873 | $39,742 $35.984
20090 VALUES $118,715,768 35318206 $124,004,064 $103,1268,348 0.011807 $1.227,028 $773,592 $245,585 | 381,398 147,351
2070 VALUES $147,282842 39490371  $I56,773,014  $135605,208 0011807 $1.517.004 $1,018,731 $323,407 | 380852 3104,044
2011 VALUES 3156,560,951 $10,566.934 $167,127,885 §$146,160.188 0.0m1807 $1,740,320 31,085,407 $248,086 1 $67.016 $208.83%
2012 VALUES 3176,248,892 $10300670 $186,558,562 $165,590,846 0.011807 $1.971590 $1,242,165 $394,338 { 498,585 $236,603
2013 VALUES $1B2741,691  §0.804,085 $191.725756  $172,758,040 ¢.011807 $2,067 030 §1.205,929 $411,406 | $102.851 $246,844
2014 VALUES 5184151323 §9.142,083  $200.293416 3132325700 0.011807 $2.570852 $1,367.700 $434,190 | 108,548 | $260.514
2015 VALUES 18415130 $1.922,240  $202,073,563 318,105,847 0.011907 32156427 $1,358.54% $431,285 | 3107621 $258,711
2016 VALUES $194,151,323  $6,840,826 $200,782,140 $175,824,432 0.011807 $2341,170 $1,048,937 $428,224 | $I07.058 | $256,040
2017 VALUES $194,151,320  55306,818 $189,458,242 $176.480,626 0.011907 $2,125.287 $1.328,931 $425,057 | $106,264 | $255,034
2018 VALUES 3184.951,223  $4.378.301  $1BD52B.624  $177.581.908 0.011907 $2.114,220 $1.331,965 5422546 | $105711 $253.708
2018 VALUES $194,151,223  $2650.854  $107.010,877  $176,042,261 0.011507 $2,105.673 $1,226,574 $421,135 | $105.284 $252,681
20720 VALUES $194,151323 33264326 5197415643  $176.447,833 0.011807 $2,100,956 $1,323,508 $420,152 | $105.048 | 3252,116
2021 VALUES $194.151,323 31,078,548 5167,220.871  $176.252,155 0.011807 32,008,753 51,322,215 3419751 | $104.836 | $251.850
2022 VALUES $194.151,323  $2088,770 3187121083 576,183,377 0.0t 1807 $2.097 456 $1.321,399 $416,492 | STO4.873 | $251.645
2023 VALUES 3184151320 $2037,002  $197.088,315 176,121,509 0.01 18607 52,097 080 $1,321,160 $419.416 | $104.854 | $251,650
2024 VALUES $104,151,223  $2600,508 $106,841,83%7 $175874,116 0.011007 32,094,133 $1,219,304 $418,827 § 3104707 | 3251.298
§2025 VALUES $184,151323  52680,508 $166.B41,832 $175874,.116 0.011g07 $2,094,133 $1,218,304 $418,827 | $104,707 | 3251,296
2025 VALUES 194151323 $2650.508 $186,841,832 §175874.116 0.011807 $2.004,133 31,319,304 3418,827 | $104,707 | 3251.298
12027 VALUES $194.551,323 ' $2.650,508 _ $186.841.832  $175.874,116 0.011907 32,094,133 31,319,304 $418,827 | $104,707 | 251,206
TOTAL 338,993400 $24.565.6842 $7,758,6680 §1,849.670| 34,678,208
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FIRECLAY RDA BUDGETITEMS WORKSHEET

712852005
ROA RDA Chty Others
Fireclay Avenue Road E $1.000.000.00
Fireclay Avenue Radroad Ciossing 5%.000,000.C0 i N
Main4500 Soulh Intersaclion improvamenis $2,000.000.00 h .
Siane/4500 South Inlerseckon Improvements $2.000,000.00] -
4500 South Wadening 1o Six Lanes {UDOT) $10,000000.08F - C - -
Replace TRAX Bridge over 4500 3. X =
Replaca Union Pacific Biidge over 4500 5. x ’ -
Construcl Cottonweod S1. Bikige aver 4500 §. X X e T -
FireclayAve tMain St Troftic Signal $250,000.00 .
Siale SUFuaclay Tratiic Signal {Too Close?} $250.000.00 "
Cotonwood 81 E1S & Locakon Sludy $1.000,000.00
Coticnwood 5L Project Engneering $4,000,000.00
Consinucl Cotionwood St Wne 51, 10 nodh border 340,000,000.00
P ower
Power Di Lmes {developer) X
Power xn (depends on load) $3.450,000.00
Sanhiary Sswer
Naw 24 sewer trunk line [rom 300 Wes! ol Slate Streal 1,800 Ln FI $265,000.00
(Water
\UpgeadaiReplace Siate Sueet Waler Lines 1,300in Fi . 3380,000.00
Fireclay Ava. - 300 Wesl ko State Sireel 800 Ln Fi 240,000.00
4500 South - State 5L 1o Main St. 800 Ln FI 398,000.00
|Storm. Drain
|storm wales 1o be d d with specia! releass 1ales
chuding i ponds,
gresse iraps. Oulllow 1o Big Cottonwood Creek, $100.000.00
Jupzize storm Gysiem $1,000.000.00
|Pedestrian
Wider Jus 101 padesiian saiely $140.000.00
Tralish y along Big C od Creek $100,000.00
|Parking
Parking slruciuras X
Air Quakly permils X
Publlc Eafaty
Polica {soccer stadum) kor police and bee, X
IDeveloper provides event sscurily X
[Amenilies
Big Collorwood Creek Parkway Improveminis 3500.000.00 X
IGalaway Enlry al 4500 South $100,000.00 X
[Galeway Entry st Siste Suest $100,000,00 X .
Transil Crignted Devalopment Urban Design/SU 1] $4G2,757.00; X
Sie Preparation x
Land Assembiage and Wrils Down $2.450,000.00 X
|Ratocation Assisiance $250,000.00 X
Damolilion $1,000,000.00 X
Site Grading 2500.000.00
Envwonmentsl Cleanup 31.400.000.00
[Sublotal $17,083,757.00 $45,250,000.00 $35,450.000.00
Etigible A including but ol limited 1o, inllalion,
Cos! of Financing, Interestfissuante Cosls & Resorves 57,462,085.00
M g Assisl X
Education Mitigatlon §4,678,208.00
TOTAL $28,245,050.00 | $45,250,000.00] $35,450,000.00
$109,945,060.00
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Attachment No. 4

Ordinance No. 05-32 -
Designating Fireclay Project Area
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ORDINANCE NO. _05-32

AN ORDINANCE DESIGNATING THE FIRECLAY PROJECT A?%Ek*bs
PLAN AS THE OFFICIAL REDEVELOPMENT PLAN FOR THE ¢ Z»W\
FIRECLAY PROJECT AREA.

PREAMBLE

Utax CoDe Ann. Title 17B, Chapter 4 - the Redevelopment Agencies Act (the
“Act”) was created to encourage economic growth and eliminate blight within municipal
jurisdictions. The Redevelopment Agency of Murray City adopted the Fireclay Project
Area Pian, a copy of which is attached, by resolution in accordance with Section 17B-4-
407 of the Act. The creation of the Fireclay Redevelopment Project Area and
application of the Fireclay Project Area Plan is in the best interest of the City.

B8E 1T ENACTED BY THE MURRAY CITY MUNICIPAL COUNCIL as follows:

Section 1. Purpose. The purpose of this ardinance is ta designate the Fireclay

Project Area Plan, a copy of which is attached, as the official redevelopment plan for
the Fireclay Project Area.

Section 2. Enactment. The Fireclay Project Area Plan, a copy of which is

attached, is hereby deszgnated as the official redevelopment plan of the Fireclay Project
Area, more particularly described as follows:

Parcel of tand located in Murray City part of section 6 of Township 2
South, Range 1 East, and Section 1 of Township 2 South Range 1 West
Salt Lake Meridian beginning at a point being S OE38'55™ W 958.26 feet,
from the northwest corner of said section 6; thence S 84E39'13" E 273.10
feet; thence S 88d40'18" E 330.77 feet; thence S 0d42'9" € 361.55 feet;
thence S 83E50'12" € 219.25 feet to the west ROW line of State Street;
thence along said State Street ROW line S 0E13'40" W 1478.64 feet to
the north ROW tine of 4500 South; thence along said 4500 South ROW
line N 83E57'99" W 632.76 feet; thence N 84E20'47" W 820.98 feet;
thence S 89E17°23" W 776.38 feet to the intersection of 4500 South and
the eastern line of the Union Pacific Railroad ROW; thence along said UP
Raitroad Row line N 3E£23'6" W 712.30 feet; thence N 6E6'33" W 112288
feet to the south line of the Big Cottonwood Creek; thence along said
ROW line of the Big Cottonwood Creek S 80E45'0" E 360.44 feet: thence
N 6E28'37" W 52.08 feet; thence N 82E31'0" E 162.45 feet; thence S
88E49'41" E 169.60 feet; thence S 72E16'49" E 49.08 feet to the western
ROW line of TRAX; thence along said ROW line S 8£29'34" £ 540.40
feet; thence S OE24'34" W 87.44 feet; thence across said TRAX ROW S
81E12'19" E 61.73 feet; thence along the said TRAX east ROW line N
3E25'10" W 226.34 feet; thence N 9E28'20" W 394.10 feet; thence N
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8ES1°22" W 328.63 feet to the southern ROW line of the Big Cottonwood
Creek; thence along said Big Cottonwood Creek ROW line S 74E36'46" E
694 .86 feet; thence S 4ATET'39" E 216.05 feet to the point of beginning
containing approximately 97.48 Acres.

Section 3. Filing. Copies of the Fireclay Project Area Plan shall be filed and
maintained in the office of the City Recorder for public inspection.

Section 4. Effective Date. This Ordinance shall take effect upon ﬁrst'pubﬁcation. |

PASSED, APPROVED AND ADOPTED by the Murray City Municipal Council on
this 13" day of September, 2005.

MURRAY CITY MUNIGIPAL COUNCIL

L )

L 2 : Levreny
Krista K. Dunn, Chair

City Recorder

Transmitted to the Office of the Mayor of Murray City on this _19ttday of
Septemher , 2005.

MAYOR'S ACTION: Approved

DATED this 29th day of September 5305,

BK 9549 PG 8543




et G cetsL e T N U I

C eales
City Recorder

CERTIFICATE OF PUBLICATION

| hereby certify that this Ordinance or a2 summary hereof wa

tYl b4 bl Ll o e Vg 7 ot

BK 9549 PG 8544



BK 9549 PG 8545




Attachment No. 5

Site Concept Plan
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ORDINANCE NO. _07-36

AN ORDINANCE AMENDING CHAPTER 17.146 OF THE MURRAY CITY
MUNICIPAL CODE RELATING TO A TRANSIT ORIENTED
DEVELOPMENT DISTRICT (TOD).

Now, therefore, be it ordained by the Murray City Municipal Council as follows:

Section 1. Purpose. The purpose of this ordinance is to amend Chapter 17.146
relating to a Transit Oriented Development District.

Section 2. Amendment. Chapter 17.146 of the Murray City Municipal Code
relating to Transit Oriented Development (TOD) District is hereby amended to read as

follows:
Chapter 17.146

TRANSIT ORIENTED DEVELOPMENT DISTRICT
Sections:

17.146.010
17.146.020
17.146.030

17.146.040
17.146.050
17.146.060
17.146.070
17.146.080
17.146.090
17.146.100
17.146.110
17.146.120
17.146.130
17.146.140

17.146.010

Purpose.

TOD Boundaries.

Municipal Council adopts TOD Guidelines — Conformance with
requirements.

Definitions.

tUses.

Area, Width, Frontage And Yard Regulations.

Height Reguiations.

First Floor Requirements.

Parking Regulations.

Loading and Service Areas.

Buildings and Lots That Straddle The TOD Boundary.
Open Space.

Access Improvements.

Obtaining building permit.

Purpose.

The purpose of a Transit Oriented Development District (TOD) is to encourage

pedestrian-oriented design, promote development and protect the public health, safety
and welfare by preserving the unigue character of existing areas for future use and
development. The TOD encourages compact, mixed-use development near transit
stops. Carefully planned mixed uses, including neighborhood-oriented commercial and
restaurant space, provide increased oppoertunities for transit and pedestrian activity. Itis
established to preserve and encourage the pedesirian character of commercial areas
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and to promote street life and activity by regulating building orientation and design and
accessory parking facilities while prohibiting cerlain high impact and automobile-
oriented uses. A TOD is facilitated by site and community design standards that:

A. Encourage high-quality, compact development and increase the number of
residents and workers within walking distance of transit opportunities;

B. Encourage a mix of high-quality residential, office, commercial, live-work, open
space, entertainment, recreation, public and institutional land uses;

C. Revitalize areas proximate to transit stations;
D. Iimprove the urban design in the area;
E. Encourage active community life within a framework of attractive and

welcoming buildings and useable open spaces;

F. Coordinate the urban design and streetscape elements in order to create a
distinct visua! quality for the area;

G. Manage parking and access in a manner that enhances pedestrian safety,
pedestrian mobility and quality urban design;

H. Efficiently use public and private resources by reducing parking requirements for
development in close proximity to a transit stop;

I Provide incentives for structured parking, new roads and public open spaces to
enhance the design and function of the built environment;

J. Encourage a safe, attractive and comfortable environment for the pedestrian and
bicyclist by providing public open spaces, public pedestrian walkways, wide sidewalks,
bike lanes, street furniture, pedestrian scale lighting, street trees and other appropriate
amenities.

17.146.020 TOD boundaries.

The TOD is centered in the Fireclay area around the TRAX light rail Murray North
Station and is bounded by Big Cottonwood Creek on the north, 15 feet east of Main
Street on the east, 4500 South Street on the south, and the D&RGW (Union Pacific)
railroad tracks on the west.

17.146.030 Municipal Council adopts TOD Guidelines — Conformance with
requirements

The Murray City Municipal Council shall adopt TOD Guidelines. Property located
within the TOD shall be developed in confarmance with the provisions set forth herein
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and with the TOD Guidelines. For purposes of this Chapter, landscaping requirements
and encroachment allowances shall be governed by the TOD Guidelines. All uses shall
meet the requirements and standards set forth in this Chapter.

17.146.040 Definitions.
For purposes of this Chapter:

“Development parcel” means a lot or contiguous lots under the contro! of a single
development entity.

“Principal street” means a collector or arterial street, including Main Street and
Fireclay Avenue.

“Renovation” means physical modification to a building that involves the entire
building or has a substantial visual impact on the building or the surroundings. By way
of illustration, renovation includes without limitation, overall building desngn exterior
facades, site landscape and parking. :

17.146.050 Uses.

A. A use not specifically designated is prohibited. The inclusion of a major heading,
includes all subcategories listed under the major heading unless otherwise excepted.
For example, listing 6300 MISCELLANEQOUS SERVICE ORGANIZATIONS includes all
categories and subcategories listed from 6910 through 6999.

B. The following uses are permitted in the TOD:

Use No. Use Classification

1100 Household Units (excepting 1110)

1240 Retirement homes

1300 Residential hotels and apartment hotels

1511 Hotels

4100 Railroad, rapid rail transit, and street railway transportation

4210 Bus transportation (except 4214 and 4215)

4601 No fee parking lots and garages (except surface parking lots not
associated with a permitted use)

4210 Commercial parking lots and garages on a fee basis (except surface
parking lots not associated with a permitted use)

4710 Telephone communications {(except 4712)

4730 Radio communications

4740 Television communications

4750 Radio and teievision communications, combined

4760 Recording and sound studios

4800 Utilities (offices, lines and right-of-way only; except 4812, 4813, 4822,

4823, 4832, 4842 4843, 4845, 4850, 4861, and 4874)
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4920

5310
5320

5330
5350

5390
5400
5600
5810
5910
5920
5930

59840
5850
5969
5970
5990
6100

6213
6216
6218

6220
6230
6241
6250

6290

6310

6320
6330
6340
6350
6360
6390
6420

6493
6496

Transportation services and arrangements (with no more than five
employees in no more than 2,500 square feet, no loading dock, deliveries
and shipping only by van or small truck during normal business hours, no
odors, no outside storage)

Department stores

Mail order houses (no loading dock, deliveries and shipping only by van or
small truck during normal business hours)

Variety stores

Direct selling organizations (no loading dock, deliveries and shipping only
by van or small truck during normal business hours, no cutside storage)
General merchandise

Food stores

Apparel and accessories

Eating places {(except 5813; no drive-through sales)

Drug and proprietary

Liquor, package (state store)

Antiques and secondhand merchandise (except 5935, 5938 and
5939-construction materials) =

Books, stationery, art, and hobby supplies

Sporting goods, bicycies, and toys

Garden supplies

Jewelry

Miscellaneous retail trade

Finance, insurance, and real estate (except 6112, pay-day loan services,
6123, 6124, and 6141-surety bail bonding)

Dry cleaning (in no more than 7,500 square feet, no outside storage)
Self-service laundries

Rug cleaning and repair (in no more than 7,500 square feet, no outside
storage)

Photographic services

Beauty and barber services

Funeral home

Apparel repair, alteration, and cleaning, shoe repair services (except
6256)

Personal services (except 6293, 6294)

Advertising services (office only, no outside storage, no billboards)
Consumer credit reporting services

Duplicating, mailing, stenographic, and office services

Dwelling and building services (office only) {(except 6342, 6345)

News syndicate services (cffice only)

Employment services

Business services (office only, except 6394 and 6397)

Electrical appliance repair and service (except 6421 and 6426, in no more
than 5,000 square feei, no outside storage)

Watch, clock, jeweiry repair, engraving

Locksmiths and key shops
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6498 Saw, knife, lawn mower and tool sharpening (in no more than 5,000
square feet, nu oulside storage)

06499 Miscellaneous smalt item repair (in no more than 5,000 square feet, no
oultside storage)

6500 Professional services (office only, except 6513 and 6516)

6700 Governmental services (except 6714, 6740, 6750, and 6770)

6800 Educational services

6900 Miscellaneous service crganizations

7100 Cultural activities and nature exhibitions (except 7124)

7210 Entertainment assembly (except 7213)

7220 Sports assembly (except 7223 and 7224)

7230 Public assembly

7391 Penny arcades and other coin operated amusements

7395 Card rooms

7396 Dance halls, ballrooms (includes dance clubs)

7397 Billiard and pool halls

7399 Astrologers, bicycle rental, fortune tellers, tourist guides, phrenologist
{office only})

7413 Tennis courts

7414 Ice skating

7417 Bowling alleys

7420 Playgrounds and athletic areas

7425 Athletic clubs, body-building studios

7432 Swimming pools and schools

7451 Archery range (indoor only)

7492 Picnic areas

7600 Parks {(public and private)

8221 Veterinarian services {completely enclosed within a building, no overnight
boarding)

8224 Pet grooming {completely enclosed within a building, no overnight
boarding)

C. A development parcel may have more than one main building.

D. The following accessory structures and buildings, which are customarily used in

conjunction with and are incidental to the principal uses and structures, are permitted.
1. Parking structures, and

2. other accessory buildings which do not in aggregate have a
footprint greater than 25% of the footprint of the main buildings on a
development parcel.

E. More than one permitted use may be located on a development parcel
and within a building.

BK 9549 PG 8553



F. The following uses and structures are permitted in the TOD only after a
conditional use permit has been approved by the planning commission and subject {o
the terms and conditions thereof:

Use No.
1210
1515
2000

3220

3250

3500

3900

5100

5813

5820
6516

Use Classification

Rooming and boarding houses

Transient apartments rented by day or week

Manufacturing Industries (handwork trades only with no more than five
employees in no more than 2,500 square feet, no loading dock, deliveries
and shipping only by van or small truck during normal business hours, no
odors, no outside storage) )

Glass and glassware (pressed or blown, handwork trades only with no
more than five employees in no more than 2,500 square feet, no loading
dock, deliveries and shipping only by van or small truck during normal
business hours, no odors, no outside storage) )

Pottery and related products (excepting 3251 and 3255, handwork trades
only with no more than five employees in no more than 2,500 square feet,
no loading dock, deliveries and shipping only by van or small truck during
normal business hours, no odors, no outside storage) )

Professional, scientific, and controlling instruments; photographic and
opticai goods; watches and clocks (handwark trades only with no more
than five employees in no more than 2,500 square feet, no loading dock,
deliveries and shipping only by van or small truck during normal business
hours, no odors, no outside storage)

Misceillaneous manufacturing (handwork trades only with no more than
five employees in no more than 2,500 square feet, no loading dock,
deliveries and shipping only by van or small truck during normal business
hours, no odors, no outside storage) )

Wholesale Trade (excepting 5110, 5120, 5150, 5162, 5169, 5170, 5181,
5182, 5185, 5191, 5192, 5193, 5198, 5199-firearms and ammunition,
charcoal, livestock and poultry feed, farm supplies, hay; with no more than
five employees in no more than 5,000 square feet, no loading dock,
deliveries and shipping only by van or small truck during normal business
hours, no odors, no outside storage)

Short order eating places with no product specialty, auto oriented (drive-in
or drive through establishments, etc.)}

Drinking places - aicoholic beverages

Sanitariums, convalescent and rest home services (Lodging and meals
offered with full time medical staff. Does not include asylums.)

17.146.060 Area, Width, Frontage And Yard Regulations.

A All main buildings shall front on either a public or private street including private
pedestrian-only streets, paths or courts. Buildings that front on a courtyard that fronts
on a street shall be deemed to front on the street.
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B. For development in the TOD east of Utah Transit Authority tight rait lines, the
front set-back for main buildings, excepting courtyards and plazas, shail be between
fifteen feet (15') and twenty five feet (25') from the back of curb and gutter. Up to 50%
of the front set-back may be greater than twenty five feet (25') if the additional front
set-back is developed as a courtyard or plaza. Main buildings may have detached
components within a courtyard or plaza if the uses in the detached component enhance
activity on the courtyard or plaza. In the case of pedestrian-only streets, paths or
courts, a minimum width of twenty-five feet (25') from building face to building face shall
be required.

C. The courtyard or plaza area shall be deemed to be a part of the front set-back of
the building.

D. Buildings located on a corner lot shall front on both streets.

E. All front set-back areas shall be landscaped in accordance with the TOD
Guidelines.

F. Parking is not permitted in the front set-back area of any building.

G. Maintenance buildings, trash collection and recycling areas, storage and service

areas, mechanical equipment and loading docks shall not be permitted in the front
set-back of any building. Single or ganged utility meters or other service equipment
may be located in the front set-back of any building, provided there are site constraints
which preclude their access in a location elsewhere on site, and they are screened and
approved by the City.

H. Maintenance buildings, trash collection and recycling areas, storage and service
areas, mechanical equipment and loading docks shall be set back a minimum of 25 feet
(25') beyond the closest front set-back.

i The side lot area between non-adjoining buildings and the property line shail be

developed as parking, plaza, landscaped open space, or a landscaped walkway with

access to the sidewalk.

J. No parking lot or parking structure shall front Principal Streets except Main
Street. A parking structure fronting on a non-Principal street with office or retail uses
along the entire frontage of the first floor, excluding drive lanes, shall have a front
set-back of between fifteen feet (15') and twenty-five feet (25') from the back of curb
and gutter. The parking structure front set-back shall not be less than the set-back of

the main building.

K. Surface parking lots facing the street frontages other than Principal streets shall
have a minimum set-back of fifleen feet (15') from the back of curb.
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L. There shali be a minimum 50' setback from the top of the bank of the Little
Cottonwood Creek.

17.146.070 Height Regulations.
There are no height restrictions in the TOD except as provided herein.
17.146.080 First Floor Requirements.

A. Main buildings, situated east of the UTA Trax light rail lines or fronting principal
streets, shall have first floors with a minimum ceiling height of 12 feet measured from
floor deck to fioor deck. For purposes of this section, main buildings shall not include
townhouses.

B. Multi-story buildings designed for non-residential uses on the first floor shall have
walls, partitions and fioor/ceiling assemblies separating dweliing units from other spaces
with a sound transmission classification (STC) of at least 50 for air-bourne noise.

C. West of Main Street, the portion of the first floor of any building devoted to the
sale of retail goods shall not exceed 50,000 square feet.

17.146.090 Parking Regulations.

A. Parking for buildings that exceed forty-five feet (45') in height, at least 75% of the
parking shall be located within the exterior walls of the building or in a parking structure
that is within seven-hundred and fifty feet (750') of the main building. For the purposes
of this Chapter, building height is determined by measuring the veriical distance from
the average of the finished ground level adjoining the building at the exterior wall to a
fiat roof deck or, for sloped roofs, to the average height of the highest roof surface.
Pursuant to section 17.20.090, the height limitations shall not apply to architectural
screening for mechanical equipment, church spires, and decorative tower elements.

B. If more than 25% of the off-street parking is provided in surface parking lots, the
minimum parking shaill be:

1. For residential units with two bedrooms or less, 1.5 stalls per unit.
2. For residential units with more than two bedrooms, 1.85 stalls per unit.
3. When the office uses or net usable square footage is unknown, off-street

parking will be calculated at one parking stall for each two hundred sixty-five
(265) square feet of net usable office area or retail floor area.

4, All medicai, dental and reiated office uses wili require one ofl-street

parking stall for each two hundred sixty-five (265) square feet of net usable office
area.
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C.

5. All other office uses will be calculated at the ratio of three (3} off-street
parking stalls for each one thousand (1,000) square feel of net usable floor area.

6. Retail use parking shall be calculated at the rate of one parking space for
each two hundred sixty-five (265) square feet of net usable floor area.

If 75% or more of the off-street parking is provided within the main buildings or

within parking structures with two or more floors, the minimum parking shall be:

D.

1. For residential units with two bedrooms or less, 1.125 stalls per unit.
2. For residential units with more than two bedrooms, 1.4 stalls per unit.
3. When the office uses or net usable square footage is unknown, off-street

parking will be calculated at one parking stall for each three hundred fifty (350)
square feet of net usable office area or retail floor area.

4. All medical, dental and related office uses will require one off-street
parking stall for each three hundred fifty (350) square feet of net usable office
area.

5. All other office uses will be calculated at the ratio of two and one-quarter
(2.25) off-street parking stalls for each one thousand (1,000) square feet of net
usable fioor area.

6. Retail use parking shall be calculated at the rate of one parking space for
each three hundred fifty (350} square feet of net floor area.

7. On street parking adjacent to the development parcel shall count toward
the minimum parking required by this Chapter provided that the on-street parking
shall be subject to any restrictions imposed by the City.

Off-street parking is not permitted in any fire lane, aisle space or front yard

setback areas.

17.146.100 Loading and Service Areas.

Trash collection and recycling areas, service and storage areas, mechanical

equipment and loading docks shall be screened on all sides so that no portion of such
areas are visible from the adjacent public streets or alleys and adjacent properties.
‘Screening shall have a minimum height of eight feet (8') and may include accessory
buildings, shrubbery and piantings, decorative walls, solid fences, screen panels, doors,
topographic changes, buildings or any combination of the above.
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17.146.110 Buildings and Lots That Straddle The TOD Boundary.

If a building is partially within the TOD District and partially within another zoning
district, the entire building shall conform to the requirements of the TOD District. The
portion of any parcet within the TOD District shall conform to the requirements of the
TOD District.

17.146.120 Open Space.

A. Twenty percent (20%) of the area of each parcel shall be developed as
landscaped set-backs, courtyards, plazas, open space, or walkways.

B. Each parce! shall have a system of pedestrian walkways and sidewalks that
provide connections between the building entrances, neighboring building entrances,
sidewalks, parking areas, open space and public trails.

17.146.130 Access Improvements.

A Construction of new buildings or renovations of existing buildings shall include
construction and installation of the adjacent sidewalks, park strips and other
landscaping, curbs, gutters, lighting, and street furniture in conformance with the TOD
Design Guidelines adopted pursuant to this Chapter.

B. Private streets shall be installed within any project in which the main buildings do
not front on a public street.

C. The improvements within the rights of way for the principal streets shall include:

1. Paved sidewalks adjacent to the private property line shall be installed
according to city specifications established by the city engineer and in
conformance with the TOD Design Guidelines adopted pursuant to this Chapter.

2. Park strip between the sidewalk and the curb installed in conformance
with the TOD Design Guidelines adopted pursuant to this Chapter and which
shall contain appropriate tree plantings and landscaping in accordance with the
TOD Guidelines.

3. Pedestrian lighting.

4, Benches.
5. Trash receptacles.
D. The improvemenis within the pubiic rights of way and adjacent to non-principai

streets and private streets shall include:
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1. Paved sidewalks installed in conformance with the TOD Design
Guidelines adopted pursuant to this Chapter.

2. Park sirip between the sidewalk and the curb installed in conformance
with the TOD Design Guidelines adopted pursuant to this Chapter and which
shall contain appropriate tree plantings and landscaping in accordance with the
TOD Guidelines.

3. Pedestrian lighting.
4, Benches within passenger loading areas.

5. Trash receptacles within fifteen feet (15') of entry and exit doors of any
retail establishment.

17.146.140 Obtaining building permit.

A. No person shall obtain a building permit for new construction or for renovation of
existing buildings that exceed twenty percent (25%) of the assessed value of the
buildings without first preparing and presenting the information required by this section,
17.146.135 paying the applicable design review fee, and receiving design approval from
the Community Development Division.,

B. The City shall review the plans for cohforrnance with the requirements of the
Murray City Municipal Code and the TOD Design Guidelines that have been adopted by
the Murray City Municipa!l Council. The City shall determine the following before
approval is given:

1. The project is in general conformance with the Murray City General Plan.

2. The project is in general conformance with the specific area plan, if any,
adopted for the area.

3. The project conforms with the requirements of the applicable sections of
the Zoning Ordinance.

4, The project does not jeopardize the health, safety, or welfare of the public.

5. The project conforms to the applicable standards cutlined in the TOD
Design Review Guidelines.

C. if the City denies approval of the submitted plans, the denial shall be
accompanied by a letter indicating the areas where the plans must be changed to obtain
approval.

D. A denial of approval by the City may he apnealed to the Board of Adjustment.
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E. Applicants for design review and approval shall submit any or all of the following
inforration, as requested by the Cily:

1. Project identification information including the project name, the specific
location of the project including street addresses and parcel sidwell numbers,

applicant name and representatives (if any other than applicant), and proposed
uses.

2. Vicinity map or aerial photo with site plan overlay, to scale, showing the
project location in relationship to neighboring buildings and the surrounding area.

3. Grading plan.

4. Site plan, to scale, showing proposed parking, loading and service areas,
and vehicular and pedestrian circulation.

5. Detailed elevations of all sides of the proposed building and other exterior
elements, including exterior building materials.

6. Sign plan.

7. Landscape plan.

8. Exterior lighting plan.

9. Floor plans.

10.  Utilities plan.

11.  Drainage plan.

12.  Other design information requested by the City.
C. Three copies of each plan must be submitted to the City. The City shall retain
one copy of the plans. One copy of the plans shall be returned to the applicant stamped
to show the approval or the denial of approval. In addition to the improvements to be

built on the applicant's property, submitted plans must include improvements to be built
in the public rights-of-way.

' D. If the construction of building improvements has not commenced within eighteen

months of the design approval or if construction has ceased for a period of one-year or
longer, the design approval shall expire. Applicants may request an extension of up to
six calendar months during the final month prior to expiration. After the expiration of a
design approval, the applicant shall be required to resubmit the plans, pay the design
review approval fee, and obtain design approval prior to the issuance of a building
permit.
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Section 3. Effective Date. The Ordinance shall take effect upon first

publication.

PASSED, APPROVED AND ADOPTED by the Murray City Municipal Council on

this 18" day of September, 2007.

MURR

Y CITY MUNICIPAL COUNCIL

Zea X e

Krista K. Dunn, CHair

ATTEST:

Transmitted to the Office of the Mayor of Murray City on thisaZ/z day of
&42“@222!121 . 2007.

MAYOR'S ACTION: Approved

DATED this o/(, day of g g /2007,

BK 9549 PG 8561



CERTIFICATE OF PUBLICATION

I hereby certify that this Ordinance was passed on the ‘
Q &h)b]g); ; 2007.
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Attachment No. 7

TOD Design Guidelines and
Transportation Master Plan
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¢ FIRECLAYTOD DESIGN STANDARDS

The following Design Standards have been established in order to create a consistent visual theme throughout the Murray
Fireclay TOD/Redevelopment Area. The standards have been divided into three primary sections: Streetscape, Landscape,
and Monumentation. Each section contains standards that must be followed within the Fireclay TOD, and recommendations
which provided examples:

1) STREETSCAPE

o
‘ DESIGN STANDARDS
Tree Grates . .. .. ... e 2
Tree GUAards .. .. .. e 3
Trash Receptacles . ... ... .. . . e 4
Bollards . .. ... 5
X Benches . ... ... . 6
Planters. . . . 7
Light Fixtures. . . .. .. ... e 8
Bicycle Racks . . ... .. ... . 9
PavINg ... e e e 10
‘ RECOMMENDATIONS
@ Bicycle Logkers. .. . ... ... . e 12
Informational Kiosks . .. ... ... .. e 13
ClOCKS . . . . e e 14
2) LANDSCAPE
® DESIGN STANDARDS
Species List. . ... ... e 16
RECOMMENDATIONS
Drinking Fourtains . .. .. ... ... .. . 24
° 3) MONUMENTATION
DESIGN STANDARDS
Retailand Office Signage . . .. ... ... i i e 26
Street SIgnage . . ... e 27
RECOMMENDATIONS
® Wayfinding Signs. . ... .. .. e 29
Monumentation . . . ... ... ... .. e 30
Other Signage Options . . . ... ... ... . . . . . 3
4) ATTACHMENT A - Sample Products
®
Photographs and drawings are shown of the particutar items that should be specifted in each new development proposal within
the district. These images are shown as specific guides on style, finish, and material types. However, no particular
manufacturers have been identified {except where an existing city standard exists, and any combination of comparable equals
would be accepted. Attachment A consists of product cut-sheets from specific manufacturers that couid be used for
comparison.
®

A
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FIRECI AY-TOD

Page 2

TREE GRATES

TREE GRATE SPECIFICATIONS

Material: 8%
Cast lron P 8
Finish: Q=
Raw cast iron grey o 3
Size: % 2
5'8Q A

Placement/Spacing:
30’ - 50" spacing on center

Application:
Optional on Principal streets, and other approved locations
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| FIRECLAY TOD Page 3|
TREE GUARDS

@
TREE GUARD SPECIFICATIONS
Materials: 8 '

® Fabricated steel construction e §
Finish: axn
Black high polish Powdercoat % 8
Size: 22
16" diameter o
5" height

® Placement/Spacing:
30° - 50 spacing on center
Application:
Optional on Principal streets, and other approved locations

@

o

@

®

@

®

BK 9549 PG 8569



L__.FIRECLAY TOD Page 4]
° TRASH/RECYCLING RECEPTACLES
TRASH RECEPTACLE SPECIFICATIONS
Materials: 8 v
Fabricated steel construction 2 Q
m o
@ g
Finish: 98
Black high polish Powdercoat g -_t<:
Size: a
36" diameter
48" height
®
Placement/Spacing:
Recycle Lid Minimum of 2 per block face, uniess otherwise approved
For side-by-side receptacles by the City
Application:

All Principal streets, and other approved locations
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|__“FIRECI AY TOD ‘ __Pages
BOLLARDS

BOLLARD SPECIFICATIONS 8 _-U
Materials: 2
Cast steel m §

e _ S Q
Finish: g %
Black high gloss Powdercoat. g y
Size:
4" diameter

P 36" height
Mounting Options:
Cast-in, Bolt-down (surface mount), or Removable.
Placement/Spacing:
Minimum 4’ spacing, Maximum 6’ spacing

® Application:
Al Principal street intersections, and other approved
locations

o

@

o

L

@

* EEEE——————— ek et AU
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L___FIRECLAY TOD " Pages
BENCHES
@
O »
Cwo
o BENCH SPECIFICATIONS r’ﬁ ;80
Q
Materials: % 8
Ductile cast iron end frames, steel straps % ‘_g
Finish: A
Black high gloss Powdercoat
® Size:
5M6" x 1 %" wide straps
6' length

Placement/Spacing:
Minimum of 3 per block face

® Application:
All Principal streets, and other approved locations

\\\\\“ \\\\\\\\\\\\\\w\\‘

.y mwhabt

fu's LRRBRE BRREBIRESLE

S Saluieln

““‘Iﬁ"

-7
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Page 7

PLANTERS

PLANTER SPECIFICATIONS

Materials:
@ Concrete

43a4003y ‘09
- AdOD HOOd -

Finish:
Natural concrete color and texture. No stamping or staining

Size:
Planter Option A
g 6” high, 8" depth
Planter length and width will vary

Planter Option B
18" high, 10" depth
® Planter length and width will vary

Placement/Spacing:

Option in place of tree grate

Planter Option A - 30" - 50’ spacing on center
Planter Option B - Maximum of 2 per block face

Application:
All Principal streets, and other approved locations
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Pagal

LIGHTING FIXTURES

=L

Q.
°3
PO
83
00
LIGHTING SPECIFICATIONS g %
Manufacturer: ms
Holophane
Model Series:

Utility Washington Postlite Luminare (WAU-product nubmer)
North Yorkshire Pole (NY13/20-CiS/BK)

Materials:

Cast iron & steel pole

Glass and cast aluminum luminare
Finish:

Black trim on luminare

Black pole finish

Pole Size:
15" pole height
20" diameter base

Accessories/Notes:
Banner arms (BA24H/1/BO)
Single lamp, rather than the double

Placement/Spacing:

Principal Street - 30" - 50’ spacing on center stagger with
landscaping

Non-principal Streets - spacing to meet minimum required
lighting levels

Application:
All streets, and other approved locations

o
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| FIRECLAY TOD . Pageg
BICYCLE RACKS
o
Q.
o3
o}
m3
BICYCLE RACK SPECIFICATIONS 28
® . 0%
Materials: m=<
Steel tubing b
Finish:
Black semi-gloss Powdercoat
Size:
® 1-1/2” diameter tubing, 27 ¥2" wide, 32" high.
Placement/Spacing:

Install in groups of three minimum, seven maximum,
Minimum one group per block face

Application:;
All Principal streets, and other approved locations
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3

PAVING PATTERNS & PAVERS

2' 6

2’6

2' 6"

-

2, 6"

—_

7) 6!!
May vary: 5" min, 10’ max

PAVING ACCENT SPECFICATIONS

Materials:

Varies. May he brick, stained concrete, or
other paving material as long as the surface
and seams are smooth as to not impede

¥3QY¥0234 ‘09
- Ad00 ¥00d -

Applications:
Approved locations. Paving accents are to be used to
articulate building entries, pedestrian crosswalks, plazas, or

Patterns:
Paving accents should follow a 2' §" grid, or
other 2' 6" modular pattern variation.

PAVING PATTERN SPECIFICATIONS

Materials:
Concrete

Finish:
Natural concrete, may stain. No stamping.

Scoring Patterns:
2' 6" grid, or as shown in detail below

Application;
All streets, and other approved locations

7l 6!!
May vary: 5’ min, 10" max
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Page 13

BICYCLE LOCKERS

BICYCLE LOCKER SPECIFICATIONS

Materials:
Solid steel top with perforated steel walls

Finish:
Black high gloss Powdercoat.

Size:

47" height
76 length
39™ width

H304003y "0y
" AdOD %004 -

Additional Notes:

2 bicycles per modular unit
Stackable

Padlocking handles
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___FIRECLAY TOD o Page 13
° INFORMATIONAL KIOSKS
o
Ov
KIOSK SPECIFICATIONS 2 3
Materials: ] g
® Steel or aluminum construction £
Finish: R
Black high gloss Powdercoat. x
Size:
Variable
Notes:
o Kiosks may be a custom design and do not need to

match the photograph to the left. However, kiosks
must be of a similar level of quality.
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____FIRECLAY TOD Page 14

CLOCK

CLOCK SPECIFICATIONS

Materiatls:
Cast iron post
| as p
Finish:
Black high gloss Powdercoat.
Notes:
Clocks may be a custom design and do not need to

match the photograph and drawing to the left.
However, clocks must be of a similar level of quality.

¥30¥0934 ‘09
- AdOD ¥00d -

BK 9549 PG 8580




- POOR coPY -

CO-RECORDER T 7

[
L




Page 14

SPECIES LIST

Street Tree List:

East - West Streets:

Deciduous Shrubs

Pacific Sunset Maple and Red Spire Pear Ruby Carousel Barberry 2 Gal.
Green Velvet Boxwood 2Gal.  3ft spacing

3ft spacing

North - South Streets: Ivory Halo Dogwood 2Gal. 41t spacing
Zelkova and Aristocrat Pear Hancock Coralberry 2Gal. 4ft spacing
Planted Medians: Evergreen Shrubs
London Plane, Red Maple and Burr Oak Trailing Euonymus 1 Gal 3ft spacing
Moonshadow Euonymus 1 Gal 3 ft spacing
Open Spaces along Couplet Streets: Otto Luyken Laurel 3Gal  4ftspacing
Bur Oak and Red Maple Dwarf Periwinkle flat 12" spacing
Additional Medium Shade Trees- Ormamental Grasses
for use in public and private open spaces:: Karl Foerster Feather Grass 1 Gal 3 ft spacing
Canada Red Choke Cherry Varigated Maiden Grass 1Gal 5ft spacing
Tatarian Maple Fountain Grass 1Gal 4ft spacing
Flame Maple
Western Redbud Perennials
Amur Maple Woodside Ruby Daylilly 1Gal 2.5 fi spacing

Forest Pansy Eastern Redbud
Thernless Honeylocust

Red Barron Crabapple
Chanticleer Pear

Planting/Spacias:
30'- 50’ spacing on all street trees

DAN WDODHEAD WATERTIGHT
CORD/CONNECTOR ASS'Y WIT

AND 2 FT. #14-3 CORD.
PROVIDE ONE 14wW7
PLUD WITH ASS'Y,

es——————TREE

H
#15W47 (1SA-3W) CDNNECTD;\ /CAST WP BOX

REMOVABLE TREE GRATING

CONDUIT
FEEDS

WP COMPRESSION FITTIN

TREE GRATE RECEPTACLE

Power should be installed in tree grates following the above detail.

43080039 09
- AdOJ HO0d -
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| FIRECI AY TOD | RN Page 17

Street Trees
East - West Streets:

d3a¥0I3d 02
- Ad0I HOOd -

Pacific Sunset Maple Red Spire Pear

Streat Troes
North - South Streets:

Zelkova Aristocrat Pear

-
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Page 1a

FIRECLAY TOD

Street Trees
Planted Medians:

Y¥3GHO0O3Y 09
- AdOD ¥0OOd -

London Plane

Red Maple

Burr Oak
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L__FIRECL AYATOD ‘- "~ Page 19

@ Addienal Medium Sate Trees
For use in public and private open spaces

H3AQHOO3Y 0D
- AdOD HOOd -

® Amur Maple Tatarian Maple

| RGO
Imperial Honeylocust Chanticleer Pear

® - .|
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FIRECI AY TOD

Rdditional Medium Sade Trees
For use in public and private open spaces

Canada Red Choke Cherry

Red Barron Crabapple

Western Redbud

Forest Pansy Eastern Redbud

BK 9549 PG 8586
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| Addidenal Mediom Sade Trees
For use in public and private open spaces

@
n 1
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35
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A
® Flame Maple
®
Declduous Shrubs
LN BT
®
®
®
®

Ivory Halo Dogwood Hancock Coralberry

¢ |
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® Evergreen Shrubs

o
”. 0 ,
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<
A
@
Darf Periwinkle ' Trailing Euonymus
@ Omamental Grasses
@ Perennials
@
® Woodside Ruby Daylilly
@

Karl Foerster Feather Grass Fountain Grass

o
|
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L FIRECLAYTOD Page 24
DRINKING FOUNTAINS
O
Owun
28
DRINKING FOUNTAIN SPECIFICATIONS 8 g
Materials: a9
Cast aluminum or steel base, bronze basin 5 <
Finish:

Black high gloss Powdercoat.

Application:
Park space, and other approved locations

BK 9549 PG 8590
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L FIRECLAY TOD

Page 24

PEDESTRIAN ORIENTED
RETAIL & OFFICE SIGNAGE

RETAIL & OFFICE SIGNAGE RECOMMENDATIONS

Notes:

Retail and office signage in the Murray Fireclay
TOD/Redevelopment Area should be pedestrian oriented.
The City should consider madifying the City's sign and
TOD ordinances to allow for blade or sidewalk monument

signs in this district.

BK 9549 PG 8592
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FIRECLAY TOD

Page 27|

STREET SIGNAGE

Q.

SIGNAGE SPECIFICATIONS o 8

Py

Q

Finish: 3 2
Black trim on signs % o
Black pole finish 53

A
Netes:

Signs fabricated at Murray City’s Sign Shop.

Street sign graphics should be develeped as part of a district
branding process.

Strect Naming Cenventiens:

All East-West streets should be called “Avenues”.

All North-south Streets should be called “Lanes” or "Drives,”
with the exceptions of Boulevards and Promenades.

BK 9549 PG 8593
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___FIRECLAYTOD

WAYFINDING SIGNAGE

_ 0
Bunies Nnie

Resioration Hurbrye §

Multery Bamidy

Stubuly |
Tre UPS Store

Seaury Worl s
Med By Graan

Page Zq

SIGNAGE SPECIFICATIONS 85
o ©
Finish: m3
Black trim on signs o0
- 20
Black pole finish =]
m <

Notes: a

Signs fabricated at Murray City’s Sign Shop.

Wayfinding signage and all sign graphics should be developed
as part of a district branding process.

The photograph below is an example of wayfinding signage,
the actual signs selected for the Fireclay TOD do not need to
match this example exactly, but should be of a similar level of
quality and appearance.
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Page Q

DISTRICT MONUMENTATION

cep g

"B . [, S
- S U ITARMEAS M

"7'
L.
-

.o-::;c:ﬂ

MONUMENTATION SPECIFICATIONS

Notes:

Murray Fireclay TOD/Redevelopment Area
monumentation will be developed as part of a district
branding process. However, monumentation features
may include hanging biade signs, stone monuments, or
cther types of signs. Below are a few examples which

BK 9549 PG 8596
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| FIRECI AY TOD | Page 31
° OTHER SIGNAGE OPTIONS
OTHER SIGNAGE OPTIONS
Pole Manufacturer:
HMolophane O
O
Model Series: n <
¢ North Yorishire Pole a2
Materials: § g
Cast iron & steel pole b+l
Glass and cast aluminum luminare
Finish:
¢ Black trim on signs
Black pole finish
Pole Size:
Various pole heights depending on use
17" diameter base
o Notes:
Signs fabricated at Murray City’s Sign Shop
1
o
| MAIN STREET
o
®

13’ height

10’ height
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CityView Steel Bar End Benches

A popular vertical strap design, the CityView bench is suited
for many urban seating solutions. Delivered as a fully assem-
bled, rigid welded unit, this bench bolts directly to a concrete
pad for permanent installation and is virtually vandal resis-
tant. In addition to requiring no assembly, this bench remains
maintenance free.

Standard Lengths

The CityView benches are available
in standard lengths of

6 ft. - Actual bench length is 72",

8 ft. - Actual bench length is 96".

Bench Style Options

The standard CityView
bench (CV1-1000) is
a backed seating unit.

For a lower profile look
a flat panel CityView
bench (CV1-1100) is
alsc available.

Arched Back Option

Backed CityView benches are also available with an
arched seat panel (CV1-1200). This option adds
some additional contour to the standard CityView
bench.

Mounting

Benches are secured with four 1/2" dia. x 4-5" long
stainless steel anchor bolts (customer supplied).

Materials

Saat straps - 5/16" x 1 1/2" steel flat bar
Support plpe - 1" dia. schedule 40 steel tubing
End units - 1" square solid steel bar

Foot plates - 5/16" x 1 1/2" steel flat bar

CITYVIEW BENCHES

Cast End Option

The CityView cast end captures the tradition of a cast

iron bench while producing a modern art-nouveau

style. Both backed and flat benches are available

with cast iron ends.

=f=

Center Armirest Option

CityView benches are available with a matching 1"
sguare steel bar center armrest. Armrests are
welded in place and either one or two are available
per bench.

To Specify CityView Benches

ChyView
Benches
1-6M Length
2- 3R Length
o - Backed
1= Flat
2 + Arch Bocked
0 - Steel Bar Ends
1 - Cast Lron Ends
4 + Stoel Bar Ends, No Armirests
0 - Ko Center Armimsts
¥ = & Center Armnest
2 - 2 Canter Armnests
PF - Powder Cost Finish
DF - Duracnat: Finish

|
& 0-000004

¢ 'Bi0.Box22326 Lincoin, NE 68542 :: p. 402.421:9464

1 f 402.421.2479

-
!
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Pedestal Mounted Drinking Fountain

Model 3511 is a "Hi-Lo", barrier-free, antique style,
historic fountain made of heavy-duty cast aluminum with
a powder-coated finish. It is designed for pedestrian and
physically challenged users. It is suited for architectural
styles exhibiting an “old town" ambiance, as well as
playgrounds and parks. The standard color is black;
other colors available at additional cost. Please contact
customer service for a color chart or samples.

Model 3511 meets curent Federal Regulations for the
disabled including those in the Americans with
Disabilities Act. Haws manufactures drinking fountains,
electric water coolers and electric drinking fountains to
be lead-free by all known definitions including
ANSI/INSF Standard 61, Section 9, California
Proposition 65 and the Federal Safe Drinking Water Act.

Components:

Bubbfer Head: Model 5705, sculpted, polished
chrome-plated brass, shielded, anti-squirt, integral basin
shank, vandal-resistant bubbler head features laminar
flow to prevent splashing.

Valve: Model 5874, patented® lead-free forged brass,
push activated, front accessible for stream adjustment
and servicing, replaceable pressure regulation control
cartridge. (Patent No. 6,981,692).

Waste Strainer: 0005624292 is a satin chrome-plated
vandal-resistant waste strainer with anti-ailock draining
feature. 1-1/2" NPS.

Push Button: Model PBA7, push button assembly has a
polished chrome-plated finish.

Accessory: 0006983506 Spanner wrench is used to
remove the PBA6 and PBAY push button cover used
with the 5874 valve. Also used to remove retaining ring
for replacing the cartridge and screen { VRK$874 kit) in
5874 valve assembly.

3511 B

Options/Accessories: {Additional costs may apply)
Freeze Resistant Pedestal Drinking Fountain:  Madel 3511FR,
"Hi-Lo", barrier-free, freeze-resistant, antique style historic fountain
made of heavy-duty cast aluminum with a powder-coated finish,

Bubbler Head: Model 5725 EnviroGard™ bubbler is a polished
chrome-plated solid brass bubbler head with stainless steel water
activated pop up canopy. {Patent No. 7,025,282)

Hose Bib: Model 6276, comprassion hose bib faucet assembly with
rough chrome-plated finish.

Bib Faucet: Moedel 6250LF, self-closing, plain end, lead-free, brass
bib faucet with polished chrome-plated finish.

Sand Trap: Model 6635, sand trap has a see through acrylic
canister with lifting handle. Sand trap is installed within the pedestal
fountain which prevents tampering to the collaction canister.
Installation of this sand trap precludes the use of the 6276 hose bib
and the 6250LF bib faucet.

Sand Trap: Model €611, sand trap for installing adjacent to
pedestal drinking fountains to help prevent debris and contaminants
from clogging waste line.

Premier Colars:  Nine powder-coated colors, {(green, silver, red,
blue, black, brown, crange, yellow and white), avallable for an
additional charge.

Premier Finishes: Haws standard satin or high polished finishes in
stainless steel, rose or gold available. Specify model with finish by
name.

DISCLAIMER: Continued product improvemants make specifications subjact to change
without notice. Check www.hawsco.com for the latest product information and updates.

,_
»
8

letd
e
t

1455 Kle pe Lane, Sparks, NV 89431
. 775.359.4712 f, 775 359.7424
o. info@h mm bsite. www.h .COM
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8l
VERTICAL SILID
STEEL BARS

174" x 2-172
HORIZINTAL

AVAILABLE (PTIEAS:
POVOER {TATING

SOLID STERL BAMDS

1 STANDARD (IILORS, CLETOM COLIRS (JACLUDING THE RAL RANGE)

NOTES:
1.
2.

=l > Al ]

e VICTOR STANLEY, INC, P.D. DRAYER 330 - (INKIRK, WD) 20754 (55A

-Mamafactsrers of Quality Site Furnishings since 1962- TOLL FREE: (BDO} 30B-2577 (I1SA & CANADA)

TEL (301 B55-B300 - FAX (410) 297-7578
Wb SITE: HITP: /W VICTORSTANLEY.(OM

8" SLID
STEEL
TP RN

o e b e

=
= RLE (R SLOT IN
EACH (ROND
~—— PLEASE SPECIFY HEICHT SUPRORT ACCORDING
AN WIOTH FIR 10 SPECIFICATIONS
CUSTOMIZED DIKENSIONS
¥IDWH & HEIGHT

CUSTOM HEIGHT AND WIDIH: PLEASE SPECIFY FOR CUSTOMIZED JIMENGIENS

DRAYING NOT ¥0 STALE. OO NOT SCALE DRAWIMGS.

ALL FABRICATED METAL COMPDNENTS ARE STEEL SHETBLASTED, ETCHED, PHOSPHATIZED, PREHEATED, AND ELECTROSTATICALLY

PINOER-CDATED ¥ITH T.G.1.C, POLYESTER POYOER COATIMGS. PRODUCTS ARE FULLY CLEANED AND PRETREATED, PREHEATED AND

(HATED WHILE HOT 10 FILL CREVICES AND BUTLD COATING FILM. (OATEQ PARTS ARE THEN FILLY CLRED T0 COATING MANUFACTLRER' §
SPECIFICATIONS. THE THICKNESS [F THE RESULTING FINISH (AT AVERAGES 8-i0 MILS (200-250 MICRINS:.

THIS VICTOR STANLEY. INC. PRIDCT MUST BE PERMANENTLY AFFIXED 10 THE CROLND. CONSLLT YOLR LOCAL CDES FOR PEGULATIDG.

ALHIR BOLTS PROVIDED BY OTHERS.

FOR HIGH SALT ABISIVE CLEMATES, HIT OIP GALVANIZING DEFORE PODER COATING IS AVAILABLE. SEE YRITTEN SPECIFICATIONS AR DETAILS.
AL SPEUIFICATIENS ARE SUBECT TD DHANGE. CONTALT MARUFALTURER FR DETAILS.

THES PRIDUCT IS SHIPPED PARTIALLY UNASSEMBLED.

(N5

N

COPYRIGHT 2003 VICTER STAMEY, INC. ALL RIGHTS RESERVED

REY. W/I2/03 DRAW L.K.P.
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SPECIFICATIONS

BOLLARDS
Depending on styte, Botlard ledies will either be cast or fabricated,

Material-Fabricated Bollards:
Steel cylinders with cast aluminum tops and hases, Standad fivrsh is Powdercoat,

Materia! Oplions-Cylinders:
Stainless stoel, Aksminum,

Finish Options for cylinders and trim castings:
Painit {vset coath, Brushed, High Polish.

Sizes:
4 6%, 8, 147 Diameter x 24%35° height, or as specilied.

Materint—Cast Bollards:
Standard materiol is chst Aluminum {leon Tar SIC1), Standaed frush is Povedercoat,

Gloss Black

Material Cplions:
Iron, Ductite lion, Bronze, Nicke) Bronze,

Finish Options: ]
Paint {wet coat), Brushed, Pating, High Polish. Semi Gloss Black

Lighted Boltards:
Light sources are UL tisted and ai! lighted bollards come eqpped with the
necessary haniware ceeded for insiatiation,

Noumting Options: - BRASS ANTETHEFE NUT o
Cast-in, Bol-down {surface mpunt), er Removeat!e (soe boionw). o
= Brahman Beige
.~ CASTTOP g
BOLLARD MOUNTING OPTIONS ‘5), i
— COUPLING NU3 2
‘ s &)
'é‘ 3"~ CROSS CHANNEL 5
"+ - SHORT THREADED ROD i
“ l Bronze Beown
@ " LONG THREADED RQD
| ' _ BOLLARD BODY i
i ADJUSTABLE 3 ! W1 e TAn, e
o , GROUND ¢+ FOOT o) {HOLE THREADED FOR
. 4 TRIMRING ~i —*, .~ tONG THREADED ROD)
A e e Carousel Red
= f 24 43 REBAR = DU BINGS, .
~  {BY INSTALLER TR FORSLOBING SITES,
_L R L. 2’/ {ROTATE 70 LEVEL] I - LWERBAGLILATE
‘ D) oY EMBEDED IN CONC.
- Y
- SR o0
y iN CONCRETE Cast ron Grey
CAST-IN 80LT DOWN REMOVEABLE
URBAN ACCESSORIES CLASSIC BOLLARDS
= o= i Florentine Blue

! . ! Hagaard Bhoe
e

€624 EB30 B3 62C, 620, 82, 8, I

Pioneer 5. Graen

BIKE RACKS

Materials:
Formed and welded steel construction, Standard finish is powdercoat.
Oprionat finish is hot dip galvanize,

r—

ons.

Oprions: :
Boltdown {surface mount), or cast in place. Rose Bisque

P26 LURDAN ACCESSCRES"

urbangccasscrios.cem

(L} *Moets A DA, Standards
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SPECIFICATIONS

TREE GRATES, TRENCH GRATES, DRAIN COVERS,
MANHOLE COVERS, & BUILDING BUTTONS

Materials:
Cast Iron per ASTM A48 class 35b or better,
Standard linish is raw cast grey iron.

Materials Options:
Cast Atuminum per ASTM BZG Cast Ductile fron (for vehicular traffic),
or Cast Bronze per ASTM B271

Finish Options:

Iron & Ductile Iron- Powdercoat, Paint (wetcoat),
& Prime Coat.

Aluminum & Bronze- Powdercoat, Patina, Brush,
& High Polish.

Lightholes, Electrical Accass Holes, Fountain Jet Holes:
Al patterns avaifable with holes 1o accomodate fixtures,
per customer specifications.

Also avatlable: cast metal and lexan covers.

Sizes:

Dimensions stated are nominal. Due to variations in metal,
shrinkage amounts ma va%slaphtly fram casting {0 casting;
and may alfect over-all'l trench runs.

Castings typically measure 1.’8 under the size called out.
Frames are typically 5/8" gversized.

For exact dimensions, call Urban Accessories directly.

CUSTOM LIGHT PORT ORDERING INFO

- | ~ AR R fees fnwm
¢
TYPEY I¥YPE2 ‘ 0
e
X w— Y 2 E——
IVPE3_ JF“ E —Jr TYPEL_

-INDICATE LOCATION/TYPE OF LIGHT PORT(S)
-NOTE DISTANCE FROM OUTSIDE £DGE(S)
TO CENTER QF LIGHT

GHTPORT STRADLES TWQ SECTIONS,

THERE WILL BE TWO PATTERN CHARGES

3'& 4' TREE GRATES = TWO SECTIONS
5'TREE GRATES = 4 SECTIONS
&' TREE GRATES, VARIES PER PATTERN

@*
FRAME DETAILS PERIMETER FRAME \@@% . Cak
v #3 REBAR / b O /
o -
t_x\'?‘?‘o-c-' & ‘GRATE / PER]METER R,
/7 PERIMETER FRAME ONCRHE
. — c
TREE PER!.MEIER , ~ CONCRETE s
(10P SUPFQRIED - GRATE 7 / FRA = Sl
SRS . 4
. W VRV 22"y 2 TYP Y% 2 (2"
Cﬁj’ﬁ%ﬁ%ﬁ . Nyt 7 CONCRETE TAB w: 9.'16‘ﬁ HOLE TAB W/ /16D HOLIE
s B FOR NCRETE FOR 1/2"8 CONCRETE
HOR AS PER MFR. ANCHOR AS PER MFR,
#3 INSTRUCTIONS INSTRUCTIONS
REBAR (BY INSTALLER) (BY INSTALLER}
CONCRETE "S" STANDARD "R: DR&'LIEOE FéT INVERTED "R"
USED WITH NEW us XISTING USED WITH EXISTING
FORM BOARDS ‘.“"I , SURROUND SLABS SURROUND SLABS SURROUND SLABS
1 | — ) | N
I | / \ PERIMETER FRAME k. oSk
TYP. CONC. #3REBAR H A3
FORM STAKE / o wd
ihe b1 =
s o B2 orATE
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A, STREETSCAPE

A1

Use Building Relationships to the Street to Support Pedestrian
Emphasis

Two major streets and a mass transit corridor define the Fireclay Area.
Main Street, the major north-south corridor is prime for commercial and
retail development. 4500 South is a major east-west corridor and is major
access to the I-15 freeway entrance. Fireclay is a small access road to the
Trax station and terminates at the station itseif. The Union Pacific Main
Line Railroad is the west boundary.

As development occurs, Fireclay and Main Street will define the area and
new streets will be developed to serve the new community. The emphasis
will be on maintaining a relationship between the street and the building
edge and creating a hierarchy of pedestrian uses and access within each
transportation corridor,

Different responses by new development, and associated setbacks,
adjacent to each street will emphasize the different functions of each street
and add to the diversity of the Fireclay Area.

New development proposals along existing main sfreets or potential new
main streets should exhibit a strong pedestrian-orientation. Larger building
volumes should be oriented to the main street to emphasize and enclose
the street. Setback areas between the building and sidewalk should be
designed as extensions of the sidewalk, offering public places for people to
sit and gather, or space for tables and chairs, associated with a café or
restaurant. Incorporating large grecund floor windows allows for increased
visibility into retail storefronts.

Buildings along residential/commercial streets are expected to exhibit the
same type of sidewalk orientation and pedestrian friendly environment as
the main street buildings. Generally, building setbacks along these streets
should follow the same principles as those for the main streets, although
setbacks adjacent to ground-ievel residential uses may benefit from incor-
porated landscape plantings and/or trees.

In general, where building setbacks incorporate landscape ground covers,
plants or trees, these areas should be considered as offering building
and/or site storm water management capabilities.

Murray Fireclay Area TOD Design Cuidelines
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A. STREETSCAPE

Guideline
A1.1 Integrate bhuilding setback areas and setback design with adjacent

stregis to support pedestrian emphasis. _8
2
This guideline may be accomplished by: §
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A. STREETSCAPE

c. Developing a strong street orientation along residential and commercial
streets.

d. Minimizing or restricting vehicle access to residential areas from high
volume streets.

o
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A. STREETSCAPE

A2

Enhance Connection between Buildings, Sidewalks, and Pedestrian
Pathways

Strong visual and physical connections between the sidewalk and adjacent
developments are critical components to the success of the pedestrian
environment. Usually, visual connections between a building and the side
walk are ground-floor windows, and physical connections are doorways,
although in either case, there may be others.

Ground-floor windows that are oriented to the sidewalk are multifunctional.
One function is an opportunity for pedestrians to "preview" interior spaces
of a building. Generally, pecople are more comfortable entering places
they have had an opportunity 1o see first. Another function is that items,
activities, and/or building spaces on display to passing pedestrians pro-
vide a rich collection of different things to look at, enhancing any walking
trip. Large ground-floor windows also provide copious amounts of daylight
to interior spaces of the building, reducing a given building's potential
energy needs.

Doorways allow pedestrians 1o move easily from the public, exterior envi-
ronment on the sidewalk to a private set of interior building spaces. This
type of physical access should be integrated with incorporated ground-
floor windows;

Larger buildings often have a series of semi-public spaces at the ground-
level that tenants of, or visitors {o, the buildings move through en route o
more private locations within. These spaces include main entries, lobbies
or atriums, and are often larger-volume spaces that have lots of windows
or glass associated with their design(s). When oriented {0 the sidewalk
and street, these types of spaces support the pedestrian environment by
developing views into and out of the grandest and most dynamic spaces of
the building, subsequently encouraging movement {o and from the side
walk.

Murray Fireclay Area TOD Design Guidelinaes
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A. STREETSCAPE

Guideline

A2.1 Enhance connection baetween buiidings, sidewalks, and pedestrian
pathways.

This guideline may be accomplished by:

a. Incorporating large ground floor windows facing the sidewalk.

¥30¥093y 0p
- AdOD ¥00d -

5 Murray Fireclay Area TOD Design Guidelines
BK 9549 PG 8615



A. STREETSCAPE

c. Emphasmng the visual connectlon at the ground level.

d. Incorporating a coherent design theme for lighting fixtures and directional

8 Murray Fireclay Area TCD Design Cuidelines
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A. STREETSCAPE

A3

Integrate Building Mechanical Equipment and Service Areas

Generally, a larger building needs a certain amount of mechanical equip-
ment and/or service areas that is necessary for day-to-day operations.
While these components are necessary elements, they must be carefully
incorporated within the overall design, as their placement and operation
have the potential to negatively affect the pedestrian environment.

Often much of the mechanical equipment is incorporated on the exterior of
the building. The bulk of this equipment is typically used for heating, ven-
tilating and air conditioning (HVAC) the interior. Such equipment has the
capability to produce offensive odots, noise, and/or air movement and
should be located so that it does not detract from the pedestrian environ-
ment. Other mechanical and utility equipment, such as water, telephane, or
natural gas meters, can benefit from sensitive incorporation in the building's
design.

Areas intended for vehicular access should also be located where they will
minimize impacts to the pedestrian environment. Examples of these areas
include loading areas, storage for recycling and trash dumpsters, and park-
ing access locations. There are many impacts to the pedestrian environ-
ment that these necessary building areas can create. They can require
extended or numerous curb cuts, which increase the potential for
pedestrian/vehicle conflicts. They have the potential to create excessive
aodor and/or noise. in addition, they create building edges that are not
contributory to an active urban environment. Similar to the mechanical
equipment, these areas are most successfully incorporated in overall site
and building designs when they are considered in the early stages of the
design process.

Murray Fireclay Area TOD Design Guidelines
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A. STREETSCAPE

GUIDELINE

A3.1 Integrate buiiding mechanical equipment and service areas.

This guideline may be accomplished by:

a. Consolidating and/or sharing motor vehicle access points.
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b. Placing mechanical and utility equipment where it will not impact the

pedestrian environment.
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B. BUILDING DESIGHN

B1

Convey Design Quality and Building Permanence

The quality of a building's design and the permanence of the materials used
in its construction contribute significantly to the character of the built envi-
ronment. For example, some of the buildings built in downtown Murray are
over one hundred years old and their existence to this day is a testament to
the quality and flexibility of their designs, as well as the durability of their
construction. Today, new design principles, together with new construction
materials and techniques, present new opportunities and challenges for the
future of the built environment. The development of new buildings that are
of high design quality and built with exceptional construction materials is
symbolic of individuals and groups investing or "putting down roots" in the
community, and encourages others to do similarly. Buildings that are
designed fo be flexible ensure their longevity and an area's permanence as
the times, owners, uses and tenants change. Concentrating vertical chase
systems, for building components such as heating, ventilating and air con-
ditioning (HVAC) ductwork, electrical and telecommunications systems, and
plumbing, reduces costs and increases the flexibility of the remaining floor
space for other changing uses. Developing building structural systems that
allow for the insertion of non load-bearing walls to define different areas
enhances the building's ability to be reconfigured to suit different uses.
Specifying exterior cladding systems that allow for the natural ventilation of
the interior also increases the.building's flexibility over time.

The incorporation of high-quality, durable building materials in new devel-
opment is important to foster a building's sense of permanence and main-
tain its value over time. New buildings should employ structural systems
that effectively balance the development's durability and flexibility.

In addition to the structural systems, there are many choices of materials
available to designers and developers of contemporary buildings. Exterior
cladding systems, roofing, and windows are just three examples of the
many building components that merit consideration regarding their materiaj
quality. Developing buildings that use high-quality materials helps to main-
tain the significance of the building over time, and enhance experiences in
and around it.

Murray Fireclay Area TOD Design Guidelines
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B. BUILDING DESIGHN

GUIDELINE
Bi.1 Convey design quality and building permanence

This Guideline may be accomplished by:

a. Developing residential buildings that provide foundations for new communi-

ties.
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B. BUILDING DESIGHN

c. Making design decisions involving the building’s exterior that increase the

building's "visual texture."
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B. BUILDING DESIGN

d. Designing buildings to be flexible.
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B. BUILDING DESIGHN

B2

Use Ground Level Building Elements to Enhance Pedestrian
Experience

The relationships of buildings to the sidewalk are critical to the development
of a vibrant pedestrian environment. Building elements at or near the
ground level, such as awnings or canopies, trellises, and exterior lighting
and/or signs, are the building elements that are closest to the people adja-
cent to the building, and therefore the most likely to impact the

pedestrian environment. They are able to reduce the building's scale and
offer weather protection, nighttime security, and information, among other
benefits, to pedestrians.

Often, a building will have a series of lights, signs, awnings, and even land-
scape plantings at or near its ground level. It is easy to [eave these types
of building elements to be resolved at later stages of the design process.
This method can often result in their appearance as transient afterthoughts.
The early consideration of these elements' integration with each other and
the building’s architecture can add to the building's perceived quality of
permanence.

Murray Fireclay Area TOD Design Guidelinas
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B. BUILDING DESIGN

GUIDELINE
B2.1 Integrate the different sidewalk-level building elements with the
building's architecture to enhance pedestrian experience.

This Guideline may be accomplished by:

a. Integrating signage systems that are consistent with the building's overali
design.

b. Using integrated systems of building elements to provide a human scale at
the ground level.
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B. BUILDING DESIGN

c. Utilizing building elements to help fransition pedestrian space.
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B. BUILDING DESIGHN

e.

Integrating works of art into a building or site design.
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B. BUILDING DESIGN

B3

17

Design for Coherency

New development in the Fireclay Area will accommodate a variety of uses.
This will typically be in multistory, mixed-use buildings. Different uses in a
building present challenges to the designer and/or developer in achieving a
design "coherency."

Although architectural styles come and go, most buildings still have three
basic compositional paris: a base, a middie and a top. A coherent design
often exhibits the different functions of these three basic parts, while resolv-
ing them through shared qualities with smaller-scale components.

Examples of the smaller-scale components include exterior cladding mate-
rials, roof systems, window and door materials (and their placement), as
well as ground level lighting fixtures and signs. Integration of these ele-
ments throughout the design process strengthens their relationships with
the other parts of the building, and can bring coherency to the overall
design. A coherent design can be appreciated by pedestrians at the ground
level, users inside the building, and those viewing it from afar.

Murray Fireclay Ar=a TOD Design Guidelines
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BUILDING DESIGN

B.
B3.1 Integrate the different parts of a building to achieve a ccherent design,

a. Accentuating the different programmatic functions in a building.

This Guideline may be accomplished by:
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B. BUILDING DESIGN

B4

19

Integrate Encroachments

Encroachments are elements of a development that are either inserted with
in the public right-of-way or project beyond the property line into it.
Examples of encroachments are works of art, signs, balconies, bay win-
dows, marquees, cancpies, and skybridges, among others. Many of these
contribute to the development of a successful pedestrian environment, and

need to be integrated with the building's design and the affected right(s)-of-
way.

Generally, encroachments should be incorporated where they do not detract
from the pedestrian environment or important public views.

Skybridges are encroachments that significantly affect street character and
identity. While they may improve the function(s) of a given development,
they also redirect pedestrian traffic that would otherwise use the sidewalk,
decreasing the potential activity on the street. Where necessary, skybridges
should be level, transparent, located toward the middle of the block, away
from an intersection, and not interpreted as dominant architectural ele-
ments. They should never detract from the pedestrian environment and
should not replace on-grade improvements.

Murray Fireclay Area TOD Design Guidelines
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B. BUILDING DESIGHN

GUIDELINE
B4.1 Design encroachments to enhance the padestrian environment.

This Guideline may be accomplished by:

a. Integrating works of art.

20 Murray Fireclay Area TOD Design Guidelines
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B. BUILDING DESIGN

integrating building elements that project into the public right-of-way.

C.
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B. BUILDING DESIGHN

BS

Integrate Roofs, Rooftop Lighting, and Signs

Building rooftops play important roles in new development. Often a roof
contributes much more to a building than the simple protection of interior
spaces from the weather. Historically, many designers were inspired by
classical freatment of rooftops, where detailed eaves, projecting cornices,
jutting parapets, and other sculptural elements at or near the tops of build-
ings make bold statements about the convergence of building and sky.

It is common practice, in the development of contemporary multistory build-
ings, to locate necessary building components such as heating, ventilating,
and air conditioning (HVAC) equipment; elevator penthouses; staging
and/or structural equipment for lights or signs; and various antennae at or
near the tops of buildings. Visual impacts and/or views of these components
can be mitigated by a holistic design that strategically employs parapets,
screens, and other devices.

Building roofs also offer many opportunities for the incorporation of addi-
tional open spaces, such as rooftop gardens or terraces, and/or roof-level
storm water management systems, such as eco-roofs. Rooftop gardens or
terraces provide the public and/or building tenants with easily accessible
open spaces that offer special views of the surrounding community. The utii-
ity and atmosphere of rooftop open spaces are enhanced by the provision
of seating opportunities and landscaping, and these, in turn, enhance views
of the roof from nearby locations.

LIGHTING. Exterior lighting at or near the roof should be directed to high
light architectural features of the building without contributing to "light poll-
ution." The lighting should compiement the building's design and enhance
views of the building from both near and far. Any staging equipment and/or
support structures for this lighting should be incorporated so that by day or
night, the building's architecture remains the primary visual attraction.
Successful lighting balances form, intensity, color, technology, and energy-
efficiency, contributing to a special nighttime character.

SIGNS. Signs on buildings are intended to convey identity. At or near the
tops of buildings, modest sighs can provide visual interest and character,
especially at night. They should be integrated with the building's architec-
ture to function as accessories to it, not as significant parts of it. Such signs
should be scaled to enhance building identity, while not dominating or
detracting from the surrounding environment.

Style, scale, intensity, color, technology and proportions of signs should he
integrated with the building's designh and other related building components,
such as any lighting proposed near the roof of the building. Similar to
rooftop lighting, any necessary staging equipment and/or structures should
be incorporated so that the building's architecture remains the primary
visual attraction.

Murray Fireclay Area TOD Design Guidelines
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B. BUILDING DESIGN

GUIDELINE

B5.1 Integrate rooftop components and screening elements with the build-
ing's architecture. integrate exterior lighting, signs, sign lighting and
any elated structural equipment at or near the roof with the building's
architecture.

This Guideline may be accomplished by:

a. Developing rooftop terraces or gardens.

b.

93 Murray Fireclay Area TOD Design Guidelines
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B. BUILDING DESIGN

c. Signs and sign lighting should be integrated with the building architecture.

d. Using lighting to reveal the building's architectural systems.
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B. BUILDING DESIGN

e. Using lighting to highlight special features of the building.

25 Murray Firectay Area TOD Design Guideiines
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B. BUILDING DESIGN

B6

26

Integrate Ecological and Sustainable Concepts

The redevelopment of the Fireclay Area offers a special opportunity to inte-
grate urban and ecological environments. it is important for the area's urban
development to build strong relationships with the surrounding ecological
landscape. There are many ecological or sustainable design principles to
potentially incorporate in new development. It is the integration of these
principles with the building's other functions that needs special (and early)
consideration during the design process. The US Green Building Council
LEED® (Leadership in Energy and Environmental Design) green building
rating program is an excellent guideline for incorporating these design prin-
ciples. This information can be accessed on the website of the US Green
Building Council, www:.usgbc.com.

There are many different ways to incorporate ecological or sustainable prin-
ciples at the site design fevel. Generally, increasing the amount of plantings
between buildings, in transition areas or adjacent to parking areas increas-
es the amount of pervious surface area able to absorb storm water on site,
decreasing the amount of water entering the city's storm water treatment
systems. Building setbacks incorporating landscape plantings in response
to a given street environment can also be used proactively as retention
facilities for storm water captured elsewhere on the building or site. The city
encourages new development to exceed the required landscaping
standards to increase the storm water management potential and ecologi-
cal diversity on site. Priority should be given to drought tolerant and
native plantings.

Rain water can also be captured and stored on site (for example, in cisterns
or roof ponds) and reused to irrigate landscape plantings. In addition, per-
vious paving systems can be implemented in areas intended for pedestrian
and low-volume vehicle traffic areas.

In addition to these site-oriented principles, new buildings in the Fireclay
Area will also benefit from the implementation of ecological design princi-
ples. One way "green" or "high-performance" buildings can complement the
landscapes around them is by integrating within the building some of the
ecological concepts and/or plantings used outside. Examples of other tech-
nigues used to incorporate ecological concepts in new buildings include the
creation of multi-purpose sun spaces, consideration of the sun orientation
during design, developing passive heating and cooling systems, employing
sun shading and trellis systems, incorporating eco-roofs, using recycled or
salvaged building materials, among many others.

Murray Fireclay Area TOD Design Guidelines
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B. BUILDING DESIGN

B6.1 Ecological and sustainable features or concepts to be integrated with
site and development designs.

This Guideline may be accomplished by:

a. Adaptively reusing buildings or building materials, where appropriate.

¥3040934 ‘09
- AdOD ¥00d

b.

77 Murray Fireclay Area TOD Design Guidelines
BK 9549 PG 8637



B. BUILDING DESIGN

c.

Integrating eco-roofs, or similar permeable building roofing systems.
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C. PEDESTRIAN ENVIRONMENT

c1.

Provide Opportunities for Active Uses at Major Street Intersections

Major street intersections create unique spaces of concentrated activity
where pedestrians, bicyclists, and motorists come together. Buildings adja-
cent to the intersection shape the streets that are coming together, and at
their ground levels, have special opportunities to enhance the intersection
for the benefit of the pedestrian environment.

Because intersections are generally characterized by increased transporta-
tion activity, adjacent building corners should generally be built out to the
sidewalk. Incorporating spaces for active uses at the building corners pro-
vides opportunities for retail or similar commercial, providing different
spaces where pedestrians can stop and waich the activity.

However, there may be situations where building corners pulled back from
the intersection can create places for seating, artwork or water features,
and/or landscaping. An important consideration is the positioning of upper-
floor building access, such as stairs or elevators, toward the middle of the
hlock, aliowing the corner(s) to be programmed with active uses.

The specific designs of building corners at active intersections will usually
include many of the elements discussed in other guidelines (weather pro-
tection, signs, landscaping, large windows, etc.), and depending on the
intersection, these might be augmented with embellished canopies, elabo
rate marguees, or more flamboyant lighting schemes.

Murray Fireclay Area TOD Design Guidalines
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C. PEDESTRIAN ENVIRONMENT

GUIDELINE
C1.1 Integrate pedestrian-oriented space opportunities at building corners
facing street intersections.

Locate enfrance to the upper floors of these bhuildings toward the mid-
dle of the block.

This Guideline may be accomplished by:

a. Developing a design that enhances opportunities for retail.

20 Murray Fireclay Area TOD Design Guidelines
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C. PEDESTRIAN ENVIRONMENT

b. Emphasizing the higher visibility of the corner location.
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C. PEDESTRIAN ENVIRONMENT

C2

32

Enhance Gateway Locations

Gateway locations offer opportunities to highlight transitions to or from dif-
ferent areas. The transitions can be accentuated with elements in the pub-
lic right-of-way, adjacent buildings or structures, or a combination of both.

A gateway created using elements in the public right-of-way is often
explicit, formal, and probably what most people would define as a "reai"
gateway. The structures can express the character(s) of the communities
they represent. Gateways formed by adjacent buildings are often more
subtie than those created by elements within the public right-of-way. The
gateway in this situation is typically not a physical structure; rather, it is a
space made prominent by the form(s) of adjacent buildings. Gateways cre-
ated through combinations of elements in the right-of-way and adjacent
buildings benefit from the strengths of each method.

Typically, gateways occur at street intersections, and can be considered as
more aggressive major street intersections. Due to the increased visibility
provided by elements in the public right-of-way, on adjacent buildings, or
both, incorporating active use space at the ground-level of buildings adja-
cent to some gateways may strengthen the sense of transition and offer
potential tenants desirable space.

Other components, such as signs, lighting systems, marquees, public art, or
landscaping, can be used to further emphasize gateway locations. In addi-
ion, reused buildings (or parts of significant older buildings) can be inte-
grated into a contemporary gateway design to express and respect the
history of an area while embracing its future.

Murray rireclay Area TOD Design Guidelines
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C. PEDESTRIAN ENVIRONMENT

GUIDELINE
C2.1 Enhance transitions at gateway locations.

This Guideline may be accomplished by:

a.

c.

Using formal gateways to emphasize transitions.

g
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Developing gateway buildings.
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Incorporating works of art and/or fountains ... .
as gateways.

33 Murray Fireclay Area TOD Design Guidelines

BK 9549 PG 8643



C. PEDESTRIAN ENVIRONMENT

d. Integrating sidewalk markers and directional sighage.

d43040234 ‘G0
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e. Incorporating special landscape plantings and/or arrangements at gateway

locations.

. YA
G
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C. PEDESTRIAN ENVIRONMENT

c3

35

Support Open Spaces with New Development

Open spaces, including parks or plazas, are critically important to any
urbanized area, as they offer necessary visual and physical relief from the
built environment. These spaces accommodate a variety of uses that range
from quiet, contemplative pursuits to active play areas. The orientation
and articulation of adjacent buildings can significantly affect the desired
function(s) of an open space.

By orienting itself to, or facing, an adjacent open space, a new building is
contributing to a healthy, symbiotic relationship. The proximity of the open
space offers the building's tenants, residents, and visitors with a significant
visual and physical amenity. The orientation of the building's primary semi-
public spaces, including main entries, lecbbies, and ground level active use
spaces toward the open space, encourages pedestrian movement to and
from the open space. This type of focus contributes to the indirect surveill-
ance of the open space. In addition, orienting components of the building's
private spaces, including windows or balconies, toward the open space
responds to the amenity and emphasizes the importance of the open space
within the community.

Privately-owned "pocket parks" or plazas can be developed as part of new
buildings and are usually smaller, intimate open spaces that offer special-
ized amenities based on adjacent building uses. They are typically framed
by buildings directly abutting them on one or more sides, Pocket parks
located in predominantly residential areas should include play spaces
and/or structures for children. Those developed in commercial or office-use
areas should provide elements such as seating opportunities, tabtes, and
water features.

Murray Fireclay Area TCD Design Cuidelines
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C. PEDESTRIAN ENVIRONMENT

GUIDELINE
C3.1 Incorporate building designs with adjacent open spaces.

This Guideline may be accomplished by:

a. Orienting the main entrances of buildings to face adjacent parks or open
spaces.

d3AHOIIY 09
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C. PEDESTRIAN ENVIRONMENT

b. Considering the open space’s purpose in the design and functions of
proposed adjacent buildings.

Y3qH003H 09
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C. PEDESTRIAN ENVIRONMENT

Integrating elements within pocket parks to serve adjacent uses.

d.
Q
o
Y
m
O
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e. Developing new buildings that are oriented {o adjacent open spaces without

dominating them.

Developing privately-owned open spaces that are supportive of adjacent
uses, streets and buildings.

Murray Fireclay Area TOD Design Guidelines
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C. PEDESTRIAN ENVIROMNMENT

Cc4

Develop Compatible Parking Areas

Parking areas, by their very nature, do not contribute to an active, urban
environment. Parking areas do not provide "eyes on the street” or incen-
tives to use alternative modes of transportation. However, cars are a part of
urban environments and most new development, and the designs of their
parking areas must be considered.

Surface parking areas are iand intensive, do not provide street enclosure,
and have the potential to create heat islands. Surface parking areas should
be designed in smaller configurations with lighted walkways integrated into
the design to become more pedestrian friendly. Light colored paving, such
as concrete or block pavers, will help reduce the heat island affect as will
tree planting and/or permanent shade structures near pedestrian access.
Storm drainage systems shouild attempt to recharge the ground water and
reduce the load on the public storm drain system. Porous surfaces and
directing drainage to planting areas can reduce the impact on the public
system. Where it is unavoidable that parking be located adjacent to the
sidewalks, they should be screened with a combination of landscape plant-
ings and built structures.

Structured parking uses land available for development more efficiently
than surface parking. Where practical, below-grade structured parking is
preferable to above-grade structured parking. The design of the parking
should complement the area by responding to the uses, orientations, street
functions, and materials of the surrounding context. Exterior facades of
parking structures should not expose or express sloping floors, and where
they occur, views of parked cars should be screened from the pedestrian
environment with elements such as artwork or landscape plantings.

Coordinating the location of parking access with the locations of other
vehicle access points (for building service areas, etc.) reduces the amount
of curb cuts and subsequently the potential for pedestrian/vehicle conflicts.
Wherever possible, parking areas should be wrapped with spaces habitable
by people residential, commercial or institutional uses -to increase the
amount of "eyes on the street,” contribute to the pedestrian environment,
and emphasize alternate modes of transportation.

Murray Fireclay Area TOD Design Guidelines
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C. PEDESTRIAN ENVIROMMENT

GUIDELINE

Develop, orient and screen parking areas to be compatible with adjacent buildings
and the pedestrian environment.

This Guideline may be accomplished by:

a. Incorporating complementary above-grade structured parking.

b. Developing integrated screening systems for surface parking areas that are adjacent
fo the sidewalk. . ;

40) Murray Firaclay Area TCD Design Guidelines
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C. PEDESTRIAN EMVIRONMENT

-

Create on-grade plus one suspended parking level incorporating exterior streets as
parking access to minimize ramping.

59y % AR "‘Vﬂﬁ
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Promote sub-grade level parking, where appropriate.
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Promote pedestrian friendly surface parking areas.

i
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C. PEDESTRIAN ENVIRONMENT

Cc5

42

Build on View Opportunities

Views of both the natural and built environments offer visual amenities as
well as wayfinding markers. Wayfinding markers are things that can help to
orient residents, workers, and visitors in an area, such as signs, buildings,
or a unique area feature. The Fireclay area is located in the center of the
Salt Lake Valley. Views of the Wasatch and Oquirrh Mountains are domi-
nant to the east and west, respectively, as are views to the Salt Lake City
skyline to the north. New development will be able to take advantage of
these view opportunities, which will increase the desirability of living and
working in this urban area.

Designers and developers of new buildings can recognize and add to the
value of important public amenities by orienting semipublic spaces of the
building and other building components to the amenity. The orientation of
main entries, lobbies, windows, private balconies and/or terraces toward a
public amenity highlights the amenity's value and offers views to the resi-
dents and/or tenants of the buiiding. The orientation of the aforementioned
spaces works both ways -not only do the buildings get views of the ameni-
ty, but peoplie outside get views from the amenity into the building.

It is possible that as the Fireclay area evolves, views can also be positive-
ly altered and additional views can be created. For example, at intersec.
tions where the street grid does not line up, new buildings at the corner
sites will be visually prominent, creating visual focal points that have the
potential to orient and attract pedestrian movement. Strategically placed
new buildings that frame a view, highlight the contrast between the buiit and
the unbuilt, channeling the eyes of pedesirians to the view.

Murray Fireclay Area TOD Design Guidelines

BK 9549 PG 8652



C. PEDESTRIAN ENVIRONMENT

GUIDELINE

C5.1 Design buildings to emphasize pedestrian views to focal points,
wayfinding markers, public amenities and the surrounding mountains.

This Guideline may be accomplished by:

a. Developing building elements that offer new wayfinding markers.

43 Murray rireclay Area TOD Design Guidelines
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C. PEDESTRIAN ENVIRONMENT

c. Using landscape plantings to embellish views down streets or from building
spaces.

d. Emphasizing local wayfinding markers with new development.

44 Murray Fireclay Area TOD Design Guidelines
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D. SPECIAL TREATMENTS

Several areas exist on the perimeter of the Fireclay area that deserve individual
attention relative to how they are developed and maintained as amenities to the
Fireclay Area and the City of Murray.

Big Cottonwood Creek

4500 South Street

Main Street at the North Murray City Boundary
Union Pacific Main Line Railroad Corridor

D1.1 Develop Big Cottonwood Creek into a Natural Feature and Amenity to
the Fireclay Area

Big Cottonwood Creek has flowed through the Salt Lake Valley since long
before man ever set foot on the valley floor. The remnants of a glacial cut
canyon it flows across the valley and enters the Jordan River just north of
4500 South street. West of Main Street it is considered an amenity to
development and should be enhanced as it continues its flow to the river,

GUIDELINE

Develop amenities to visually enhance the creek bed either for public or
private use of the development.

This Guideline may be accomplished by:

a. Provide trails, seating areas, and group use areas.

45 Murray Fireclay Areza TOD Design Guidelings
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D. SPECIAL TREATMENTS

b. Develop landscape and aesthetic enhancements to the setback creating an
enhanced boundary fo the Fireclay area.

H3QMO023Y 0D
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c. Restrict vehicular access between structures and Big Cottonwood Creek
corridor and promote orientation of building entrances toward the creek.
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D. SPECIAL TREATMENTS

D2 .1 Use Landscape Planting and Surface Amenities to Soften 4500 South
Street

4500 South Street is a major east-west corridor in the center of the Salt
Lake valley., Traffic voiumes have escalated enough to warrant attention
of the Utah Department of Transportation (UDOT) who have plans to
widen the sfreet to handle the additional traffic volumes.

GUIDELINE
Develop landscape planting and enhance surface amenities along 4500

Street south from Main Street to the 1-15 Corridor.
This Guideline may be accomplished by:

a. Tree Planting in accordance with the Murray City Street Tree Planting
Guidelines.

a
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D. SPECIAL TREATMENTS

b. The use of lighting and unique light poles as an identifying element for
Murray City.

4304003y '0)

c. Enhance sidewalks, walls, bridge structures, benches and signage as a

wayfinding markers to Murray City. This may mean developing an
enhancement fund to supplement UDOT's policy for design standards.

Murray Fireclay Area TOD Design Guidalines
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D. SPECIAL TREATMENTS

D3.1 Create an Entrance Feature at Murray City's North Boundary, Main
Street

Southbound traffic entering Murray City on Main Street and from the Trax
line will do so as they cross Big Cottonwood creek. Murray City would

benefit from creating a gateway to the city at these locations within the
Fireclay Area.

430¥023Y 00
- AdOD ¥HOOd -

GUIDELINE
Create and entrance feature for Murray City at Main Street and he Trax Line

This Guideline may be accomplished hy:

a. Signage and landscape planting at Main Street and Big Cottonwood Creek
will give the pedestrian or automobile passenger the indication they have
arrived in Murray City and the Fireclay Development area.

b. Enhance the Trax corridor at the north boundary of Murray as well as Trax
Station artwork and signage.

40 Murray Fireclay Area TGD Design Guideiines
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D. SPECIAL TREATMENTS

D4.1 Mitigate the Impact of the Union Pacific Main Line Railroad
The UP Main Line corridor will eventuaily become the commuter rail fine,

which will run from Davis County to Utah County. Noise and train movement
could be a detriment {o the mixed-use development,

GUIDELINE

Mitigate the negative impacts of the rail line to the resident and user of the
Fireclay area.

This Guideline may be accomplished by:

a. Create a barrier design to deter noise from the use of the railroad line.
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Attachment No. 8

Description of the Park Property and Facilities

The property and park improvements to be acquired, constructed and installed by
the Participant in connection with the First Phase of the development of the Site shall
consist of the property and improvements shown in the Birkhill at Fireclay—Park,
Site/Landscape Development Plan, dated November 16, 2007 and attached hereto (the
“Park Plan™).
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Attachment No. 9

Environmental Cleanup
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Attachment No. 9

Description of the Environmental Cleanup

The Environmental Cleanup to be undertaken by the Participant in connection
with the development of the Site shall consist of the remediation work set forth in the Site
Remediation Work Plan dated February 27, 2007 (the “Work Plan™), and the
environmental due diligence, assessments and investigations conducted to date and
referred to therein. The Work Plan was (2) prepared pursuant to a Voluntary Cleanup
Agreement, effective as of March 14, 2006, between the Participant, the Utah Department
of Environmental Quality (the “UDEQ”) and Gibbons Realty Company relating to the
former Morgan-Hanauer Smelter property, which comprises a portion of the Site, and (b)
accepted by the Division of Environmental Response and Remediation of the UDEQ by
letter dated April 18, 2007. The Voluntary Cleanup Agreement, Work Plan and
acceptance letter are attached hereto. In addition to the foregoing, Environmental
Cleanup shall include the environmental testing and remediation of the property to be
developed by the Participant located east of Main Street and north of Fireclay Avenue,
commonly referred to as the Wright/Offsite Property as depicted on the Conceptual Plan
attached to this Agreement as Attachment No. 10.
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BIRKHILL AT FIRECLAY

SITE REMEDIATION WORK PLAN

Former Morgan-Hanauer Smelter
4200 South Main Street
Murray, UT

WORK PLAN
and
APPROVAL LETTER FROM STATE

electronic copies of all documents are stored at
p:\assistant\communities\birkhill at fireclay\environmental cleanup
a second printed copy is in the Birkhill Voluntary Clean Up file
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Dianee R. Nielsoo, Ph.D.
Executive Director

State of Utah

O | 1
JON M. HUNTSMAN, JR. B
Governor

GARY HERBERT
Liewtenant Governor

Department of ERRC-081-07
Environmental Quality

April 18, 2007

DIVISION OF ENVIROCNMENTAL
RESPONSE AND REMEDIATION

- Brad T Jolmson

Director

Jim Paraskeva

Hamlet Development

308 Bast 4500 South, Suite 200
Murray, Utah 84107

RE:  Former Morgan-Hanauer Smelter VCP Site, Salt Lake City, Utah
Dear Mr. Paraskeva:

The Division of Eovironmental Response and Remediation (DERR) has received a document
entitled Site Remediation Work Plan (SRP) dated February 27, 2007, as part of Voluntary Cleanup
Program (VCP) activities occurring at the Former Morgan-Hanauer Smelter property in Murray, Utah. On
March 5, 2007, a public notice was published in the Salt Lake Tribune and Deseret News beginning a
required 30-day public comment period for the SRP.

At of the closure of the public comment period on April 5, 2007, the DERR had not received any
public comments, either in writing or verbally, addressing the technical provisions or the scope of work
proposed in the SRP. Prior to the public comment pericd, the DERR completed a review of the SRP but
had no comments regarding the document. As such, the DERR accepts the document. Please proceed with
the work outlined in the SRP as soon as possible.

Please continue to keep the DERR “apprised of the progress and the timeline for the remedial
activities at the site. The DERR will be on-site to evaluate the remedial work and collect split samples.
The DERR again thanks Hamlet Development for its -involvement in. VCP ahid looks forward to the
successful remediation of the Forpaer Morgan-Hanaver Smelter site. If you have any questions or
concexmns, please contact mie at (801) 536-4104.

Sincerely, '

ph H. Katz, Project Mansger ~ e
Division of Environmental Response and Remediation

THK /eds
ce: Craig Eaton, JHI Environmental

P.M. Gibbons, Gibbons Realty Company
Gary L. Edwards, M.S., Director, Salt La.ke Valley Health Department

168 North 1950 West « PO Box 144840 » Salt Lake City, UT B4114-4840 » phonc (801) 536-4100 = fax (801) 355-8853
’ T.DD. (8D1) 536-4414 = www.deq.utah gov
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SITE REMEDIATION WORK PLAN

. Farmer Morgan-Hanauer Smelter
4200 South Main Street
Murray, Utah

February 27, 2007

Prepared for:

Hamlet Development
308 East 4500 South, Suite 200
Murray, Utah 84107

Prepared by:

IHI Envirenmenta]
640 East Wilmington Avenue
Salt Lake City, Utah 84106
Phone: (801) 466-2223
Fax: (801) 466-9616
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SITE REMEDIATION WORK PLAN
Former Morgan-Hanauer Smelter

4200 South Main Street
Murray, Utah

Prepared for:
Hamlet Development
308 East 4500 South, Suite 200
Murray, Utah 84107

Prepared by:

Craifﬁ. Eaton, r.G.
Senior Project Manager

Reviewed by:

T~

Kent Wheeler, P.G.
Senior Scientist
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1.0

INTRODUCTION

In October 2005, Hamlet Development (Hamlet) retained IHI BEnvironmental (IHI) to assist

with the environmental due diligence, including a Phase I Environmental Site Assessment

(ESA) and Phase 11 assessments of the former Morgan-Hanauer Smelter property, located at

4200 South Main Street, Murray, Utah. The investigations conducted to date are reported in

the following documents:

YVV YVYVVY V¥V

Voluntary Cleanup Program Application and Environmental Assessment (IHI;
December 7, 2005)

Phase One Environmental Site Assessment (IHI;, December 29, 2005)

Site Investigation Report (1HI; January 24, 2006)

Big Cottonwood Creek Sampling Report (IHI; March 13, 2006)

Limited Asbestos Survey and Assessment of the Septic System Effluent Lines (letter
report; IHI; April 19, 2006)

Focused Site Investigation Report (IHI; June 5, 2006)

Additional Petroleun: Investigation Report (IHI; October 20, 2006}

Petroleum Hydrocarbon Risk Assessment (IHI; November 20, 2006)

In addition to the current investigations, the following historical investigation reports were

reviewed and their data incorporated into the site model:

»

Y VY Vv Vv VYV Vv V¥V VY

Preliminary Assessment, Morgan-Hanauer Smelter, Salt Lake County, Utah
(UTD988071619) (DERR; DRAFT May 10, 1992)

Preliminary Assessment, Fireclay Battery, Murray City, Salt Lake County, Utah,
TDD #T08-9306-007, PAN EUT0I4754P (E&E; January 7, 1994)

Analytical Results Report, Morgan-Hanauer Smelter, Salt Lake County, Utah
(UTD988071619) (DERR; DRAFT August 23, 1994)

Closure Report of Lead Removal Action, Fireclay Battery Site, Murray, Utah
(USPCI; November 23, 1994)

Phase I ESA (IHI; April 26, 1995)

Analytical Results Report, Fireclay Battery Site, Murray, Salt Lake County, Utah,
TDD #7T08-9306-007, CERCLIS #UTD988074969 (E&E; December 20, 1995)
Sample Results Report for the Former Morgan-Hanauer Smelter Site (RMC; July 3,
2002)

Site Remediation, Gibbons and Reed, 4200 South Main Street, Murray, Utah
(Wasatch Geotechnical, Inc.; Letter Dated November 9, 1990)

UST Closure Assessment Report, Gibbons and Reed, 4200 South Main Street,
Murray, Utah (Wasatch Geotechnical Inc.; July 1990) '
Remediation Progress Report, Equipment Washdown Station, Excavation 7, Gibbons
and Reed, 4200 South Main Street, Murray, Utah (Wasatch Geotechnical, Inc.;
Letter Dated March 21, 1991)
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» Groundwater Monitoring Well Sample Analyses, Excavation 6, Gibbons and Reed,
4200 South Main Street, Murray, Utah (Wasatch Geotechnical, Inc.; Letter Dated
June 3, 1993)

The subject property is bound to the south by Fireclay Avenue, to the north by Big
Cottonwood Creek, to the west by the Utah Transit Authority (UTA) TRAX light-rail line,
and to the east by Main Street. The surface area of the site is approximately 15.125 acres. A
scaled-down ALTA/ACSM Land Title Survey map of the subject property, including
elevation contours, is included as Figure 1. A 2003 aerial photograph of the subject property

is included as Figure 2.

Hamlet Development has entered into Utah’s Voluntary Cleanup Program (VCP), with
Gibbons Realty Company listed as a co-applicant, with the intent to address environmental
impacts and ultimately obtain a Certificate of Completion for the site. The VCP is
administered under the Utah Department of Environmental Quality (DEQ), Division of
Environmental Response and Remediation (DERR). Mr. Joseph Katz has been assigned as
the VCP Project Manager.

240 SITE DEVELOPMENT PLAN

Hamlet intends to re-develop the site for mixed use, including residential and
commercial/retail spaces. The site development will be conducted in phases over a period of
several years, The proposed site development plan is shown on Figure 3. Hamlet is still
planning the final details of the development, so the development plan should be considered -

preliminary and the final building locations and/or configurations may change.
2.1 Commercial/Retail Areas

In general, commercial/retail buildings will be constructed along Fireclay Avenue and along
Main Street, with paved parking areas located on the north side of the Fireclay Avenue
buildings and on the west side of the Main Street buildings. Paved streets and associated

utilities will also be incorporated into the commercial/retail areas of the site.
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2.2 Residential Areas

Residential housing will be developed on the majority of the remaining site, with the

exception of a large green space at the north end of the site, located immediately south of Big
Cottonwood Creek. The proposed residential housing will include townhomes and buildings
with multiple condominium units. Paved streets, paved parking areas, and associated utilities

will be incorporated into the residential housing areas of the site.
23 Common Open Space Areas

The northern portion of the site adjoining Big Cottonwood Creek will be developed as
common green space. Smaller common green spaces will also be incorporated into the

intermediate spaces around the residential housing and commercial/retail structures.
340 SUMMARY OF SITE IMPACTS
31 Metals Impacis

The current condition of metals-impacted areas at the site is based on the findings of the Site
Investigation Report (IHI; January 24, 2006). Lead and arsenic are the contaminants of
concern at the former Morgan-Hanauer Smelter site. Analyses have shown that arsenic
concenlrations correlate with lead concentrations, indicating that addressing lead impacts will

also address arsenic impacts at the site,

The extent and degree of metals-impacted soil at.the site ére well defined. The highest
concentrations.of lead and arsenic, along with large amounts of slag, are located in the
northeast portion of the site (a.k.a., “Lower Area”). Additionally, there is a discrete area in
the middle of the western property boundary and a second discrete area in the southwest
quadrant of the site. The southeast quadrant of the site does not appear to be negatively
impacted. Figure 4 is a plan view of the site that shows the depths (in feet below the ground

surface) to which lead impacts that exceed 400 parts per million (ppm) were observed.

DERR’s investigation of the formet smelter site (DERR, 1994), Ecology & Environment’s
investigation of the Fireclay Battery site (E&E, 1995), and RMC’s investigation of the
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former smelter site (RMC, 2002) indicated that groundwater at the site has not been

negatively impacted by the elevated concentrations of lead and arsenic in the soils,
3.2 Petroleum Impacts

Petroleum-impacted soils and groundwater are also present at the site, according to the Site
Investigation Report (1HI; January 24, 2006), the Focused Site Investigation Report (1HI,
June 5, 2006), and the Additional Petroleum Investigation Report (1HI; October 20, 2006).
THI evaluated the risks to potential receptors at the site presented by the petroleum
hydrocarbons, the results of which are included in the Petroleum Hydrocarbon Risk
Assessment (IHI; November 20, 2006).

Petroleum impacts were identified in three locations, identified as the Upper Area (a.k.a. M-
43/M-52 Area), the Lower Area — West of the Main Shop Building (a.k.a. M-63/M-64 Area),
and the Lower Area — East of the Main Shop Building (a.k.a. Washdown Sump/Septic
System Area) on Figure 5.

3.2.1 Upper Area

Based on the results of the original Site Investigation and the Focused Site Investigation,
diesel-range total petroleum hydrocarbons (TPH-DRO) are the primary constituents of
concern in the Upper Area. Concentrations of TPH-DRO in soil ranged from < 24 to 7,000
ppm. The vertical extent of the impacts observed ranged from approximately 6 to 23 feet
bélow the ground surface (bgs). No evidence of shallower impacts was observed and no

source of the impacts was identified,

The saturated water level was generally encountered at approximately 16 feet bgs, indicating
soil impacts extend below the water table. TPH-DRO is the primary constituent of concern
in groundwater in the Upper Area, with concentrations ranging from < 0.5 to 880 ppm.
Based on the results of the investigatibns, the degree and distribution of groundwater impacts

observed are consistent with the soil impacts that were observed in the Upper Area.
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3.2.2 Lower Area — West of the Main Shop Building

TPH-DRO is the primary constituent of concern in the Lower Area — West of the Main Shop
Building. The impacts in soils were distributed west of the main shop building to the base of
the incline leading up to the upper area. Concentrations of TPH-DRO in soil ranged from
<22 to 2,800 ppm. In general, petroleum ranged in depth from approximately 2 o 4 feet
bgs. Further south, field observations of petroleum impacts extended deeper, ranging from 2
to 12 feet bgs, with the deepest observed impacts in the vicinity of the former LUST located

Jjust west of the main shop building.

TPH-DRO is also the primary constituent of concern in groundwater in the Lower Area —
West of the Main Shop Building. Groundwater impacts were only detected in a single boring
{(P-40) located immediately west of the main shop building. The TPH-ljRO concentration in
P-40 GW was 240 ppm. The other groundwater samples collected in the western portion of
the area had no detectable petroleumn constituents. The saturated water level was generally
encountered at approximately 8 feet bgs. Based on the results of the investigations, the

groundwater impacts in this area do not appear to be as extensive as the soil impacts.
3.2.3 Lower Area East of the Main Shop Building

Oil and grease (O&Q) is the primary constituent of concern in the Lower Area — East of the
Main Shop Building. In general, the highest observed impacts in soils were located on the
western side of the impacted area, near the location where breaks were observed in the septic
system’s effluent line. Concentrations of O&G in soil ranged from 1,200 to 12,000 ppm.
The vertical extent of impacts was not readily discernable by field methods (i.e., no obvious
staining, odors, or positive PID readings); the concentrations detected in the soil were located

at depths ranging from 8.5 to 9 feet bgs.

The saturated water level was generally encountered at approximately 8 feet bgs, indicating
s0il impacts extend below the water table. O&G is the primary constituent of concern in
groundwater in the Lower Area — East of the Main Shop Building. O&G was only detected

in one boring, P-52, at a concentration (21 ppm) that exceeds Utah’s Initial Screening Level
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for groundwater of 10 ppm. The remaining four groundwater samples from this area were
below the ISL.

33 Big Cottonwood Creek
3.3.3 . Surface Water

Based on the findings of the Big Cottonwood Creek Sampling Report (IHI; March 13, 2006),
surface water in Big Cottonwood Creek in the vicinity of the subject property does not
contain lead or arsenic at concentrations that exceed the reference concentrations for the
creek, The reference concentrations are the Class 3A numeric criteria (cold water aquatic
life) for “Big Cottonwood Creek and tributaries, from confluence with Jordan River to Big
Cottonwood Water Treatment Plant.” The surface water reference concentrations for arsenic
and lead are 0.34 mg/L and 0.065 mg/L, respectively.

Based on the results of the Big Cottonwood Creek Sampling Report, which included recent
and historical surface water sample results, IHI does not believe that any further action is

required regarding the surface water,
33.2 Sediment

Sediment samples collected up-gradient of the site (i.e. FB-SE-01), at the up-gradient
boundary of the site (i.e. SED-4), and from the Jordan River, up-gradient of its confluence
'with Big Cottonwood Creek (i.e. FB-SE-04) indicate that elevated concentrations of lead and -
arsenic are present regionally. In general, concentrations of lead and arsenic in the on-site
portion of Big Cottonwood Creek are similar to these regional samples. However, based on
the findings of the Big Cottonwood Creek Sampling Report (IHI; March 13, 2006), four areas
within the creek had higher concentrations of both Jead and arsenic than the concentrations
generally observed in the surrounding area (Figure 6). Area 1 includes the elevated
sediment samples SED-1, -2, and -7 and is located immediately east of the TRAX bridge.
Area 2 inctudes the elevated sediment samples SED-10, -11, and -15 and is located
approximately 200 feet east of the TRAX bridge. Slag was also observed in this area, both in

the creek bank and up the slope to the former smelter site. Area 3 includes elevated sediment
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sample SED-13 and is located approximately 250 feet west of the Main Street bridge. Area 4
includes elevated sediment sample SED-4 and is located immediately west of the Main Street
bridge. Based on downstream sediment results, transport of lead- and arsenic-impacted

sediments downstream does not appear to be occurring.

333 Slag

In general, small amounts of slag were present in the creek bed along the entire stretch
adjoining the subject property. A larger quantity of slag was observed from approximately
200 to 400 feet east of the TRAX bridge, the same location where elevated sediment samples .
were observed. Slag samples were analyzed for total metals using the toxicity characteristic

_ leaching procedure (TCLP), the results of which showed that lead could leach from the slag
under landfill conditions; however, the broken/pulverized-sampled media may not be
representative of the slag present in the creek. The surface water sampling results suggest the

slag is not readily leachable under existing conditions.
34 Ashestos-Containing Septic System Effluent Piping

During the focused site investigation (Focused Site Investigation Report, IHI; June 5, 2000),
the septic system associated with the Main Shop building was invest'igated by exposing the
tank and associated lines using a mini excavator. Two types of piping were observed, a
white pipe that extended from the septic tank approximately 6 feet to the east, and a black
pipe that connected to the end-of the white pipe-and extended further east to the leach field. . . .
The pipes were made of suspect asbestos-containing materials and were sampled, the results
of which were reported in the Limited Asbestos Survey and Assessment of the Septic System
Effluent Lines (letter report; THI; April 19, 2006). The findings of the report indicate the
short run of the white pipe, extending from the septic tank eastward approximately 6 feet,
contains 12% chrysotile asbestos and 3% crocidolite asbestos. No asbestos was detected in
the black pipe. The white pipe was observed also to be broken and portions were buried in
the surrounding soils. As such, some asbestos may also be present in the soils immediately
surrounding the pipe. The location of the septic system and associated asbestos-containing

piping are shown on Figure 7.
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4.0 SITE REMEDIATION WORK PLAN
4.1 Cleanup Standards
4.1.1 Metals-Impacted Soils

The cleanup standard for metals-impacted soils will be 400 ppm for total lead and 100 ppm
for total arsenic. These are risk-based cleanup standards used by the VCP that would be

considered protective of human health and the environment for the proposed site

development,
4.1.2 Petroleum-Impacted Soils

It is currently not anticipated that petroleum-impacted soils or groundwater will be
encountered during remediation of the metals-impacted soils or during construction.
However, if petroleum-impacted soils or groundwater are encountered and need to be
remediated, the Site-Specific Cleanup Levels (SSCLs) developed in the Petroleum
Hydrocarbon Risk Assessment (IHI; November 20, 2006) will be used to guide any necessary
remediation activities at the site. The SSCLs are risk-based cleanup standards developed
specifically for the former Morgan-Hanauer Smelter site’s petroleum-impacted areas. They
were ca_lculatcd using site-specific parameters with the intended site development and future

use of the site for residential, commercial, and open space uses.
4.1.3 -+ Metals-Impacted Sediments -

In a meeting held on January 23, 2607, the Big Cottonwood Creek remedial actions and
cleanup standards were discussed. Mr. Bill Rees, DERR’s CERCLA Remedial Projects
Section Manager, Mr. Joe Katz, DERR’s VCP Project Manager for the former Morgan-
Hanauer site, Mr, Scott Everett, DERR's Toxicologist, Mr, Jim Paraskeva, Hamlet

Development, and Mr. Craig Eaton, THI Environmental, were present at the meeting,

The cleanup standard for metals-impacted sediments within Big Cottonwood Creek, which

was established in the meeting, will be 400 ppm for total lead. This standard was selected by
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the VCP to be protective of human health and the environment for the proposed site

development.
4.2 Big Cottonwood Creek
421 Source Removal

Prior to conducting work within the creek channel, all applicable stream alteration permits
will be obtained from the State of Utah, Division of Natural Resources, It is anticipated that
the creck will be dammed and the water diverted around the excavation area to reduce the

potential for the excavation activities to mobilize impacted sediments.

Slag and impacted sediments that exceed the Cleanup Standard (sce Section 4,1.3) will be
excavated from the areas of Big Cottonwood Creek shown on Fignre 6. The selected
excavation areas are based on the results of sediment samples collected during the
investigation reported in the Big Cottonwood Creek Sampling Report (IHL; March 13, 2006).
The excavated materials will be placed on the lower portion of the site where it will be

spread and capped with the rest of the impacted soils in this area.

Creek Sediment Confirmation Samples will be collected from the extents of the excavations

to document the concentrations of lead remaining in sediments within the creek channel, If

the concentrations of lead exceed the Cleanup Standard (see Sectlon 4.1.3), additional
sedlments will be excavated and the excavation will be re-sampled. Details of the Creek

B Sedunent Confirmation Samplmg are included in Section 5.1. The excavation will be

backfilled with clean imported material (e.g., gravels, rip rap, cobbles) and brought back to

its original grade. Once the creek bottom has been restored, the water diversion will be

removed and the creek restored to its original condition.
422  Sediment Control

A Preliminary Stream Bank Stability Assessment for Big Cottonwood Creek (Frontier
Corporation; March 2006) was conducted on the section of Big Cottonwood Creek adjoining
the subject property. The study determined that the stream channel was essentially stable and

no areas were identified with present risks of sloughing or eroding into the creek.
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However, the study recommended re-contouring two sections of the southern bank.as a
proactive approach to reduce the potential for future erosion or sloughing into the creek
(Figure 6). The location of the main shop building, after the building has been removed, will
be re-contoured to match the slope and configuration of the stream bank surrounding it. The
steep bank at the downstream end of the channel adjoining the property, near the TRAX
bridge, will also be re-contoured. Both locations will be re-vegetated using native species to

further stabilize the bank soils.

A third section of the bank was identified that had visible slag, adjacent to the section of Big
Cottonwood Creck where the source material will be excavated (see Section 4,2,1 and
Figure 6). To reduce the potential for additional slag and/or impacted sediments to impact
the creek in this area, the top two feet of soil will be excavated and will be placed on the
lower portion of the site, near the location of the Main Shop building, where it will be spread
and capped with the rest of the impacted soils. Removing this material will allow the slope
to be decreased and will remove a potential source of future impacts to the creck. The
portion of the bank that is excavated will be re-contoured and re-vegetated with native

vepgetation to further stabilize the bank soils.
4.3 Impacted Solls Management Plan
43.1 Metals-Tmpacted Soils

Historical investigations have shown that no significant groundwater impacts from metals are
present at the site, However, potential human health risks may currently exist at the site
associated with direct dermal contact, inhalation, or ingestion of metals-impacted soils. To
address this issue, one of the objectives of this Site Remediation Work Plan is to reduce the

potential for human exposure to impacted soils,

In general, metals-impacted soils across the entire site will be covered by non-impacted soils.
In areas where buildings or parking are planned, additional cover will be provided by
concrete and/or asphalt. In green space or landscaped areas, additional cover will be
provided by topsoil and vegetation. This work plan has been designed to outline the

methodology for which impacted soils will be managed, instead of defining the details of
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specific excavation arcas and dépths. This will allow for flexibility in the site development,

while still providing an end result of a protective cover across the entire site.

The intent of this Site Remediation Plan is to implement remedial activities prior to the start
of site development, thereby reducing the potential for construction worker exposures to

impacted soils.

In areas where construction activities are planned {e.g., building footings/foundations,
underground utilities, roadways, paved parking arcas, etc.), impacted soils will be excavated
to a depth of one foot deeper than will be required by construction. The extents of the !
excavation will be sampled (see Section 5.0) to document concentrations remaining in place.
A horizon marker (i.e., snow fencing in a high visibility color) will be placed directly above
any impacted soils remaining at the target excavation depth. Non-impacted structural fill will
then be used to bring the area up to the depth required by the construction activity. This will
ensure that construction workers are working in non-impacted soils during the entire duration

of site development.

For the remainder of the site, which will include open spaces and landscaped areas, impacted

soils will be removed to a depth of at least two feet below the finish grade of the open spaces

_or landscaped areas. The extents of the excavation will be sampled (see Section 5.0) to

document concentrations remaining in place. A horizon marker (i.e., snow fencing in a high
visibility color) will be placed directly above any impacted soils remaining at the target
excavation depth and non-impacted structural fill will then be used to bring the area up to the

finish grade.

Impacted soils that are excavated will be placed in one or more of the proposed impacted soil
consolidation areas shown on Figure 8. Within the consolidation areas, impacted soils will
be placed above the seasonal high water table to prevent contact of the materials placed in the
consolidation areas with groundwater. As with the rest of the site, the consolidation areas
will be capped with non-impacted soils. As the consolidation area proposed for the northern
portion of the site will be developed as open space that will be subject to precipitation and
landscape irrigation, a special cap will be used in that area. Construction details for the

northern consolidation area cap are included in Section 4.3.1.1.
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Soil Excavation Extent Samples will be collected, following the sampling plan outlined in
Section 5.1.1, to document the metals concentrations left in place, and Consolidation Area
Samples will be collected, following the sampling plan outlined in Section 5.1.2, to
document the concentrations of soils being placed in the consolidation areas. The final
disposifion (i.e., location, depth, and concentration) of impacted soils will be documented
and reported in a final report following completion of remediation activities. This
information will also be included in the Site Management Plan as part of the institutional

controls program to help control future activities at the site.
43.1.1  Consolidation Area Cap Specifications

The proposed cap for the metals-impacted soils repository located at the northern end of the
site has two main focus points: (1) the need to establish a low-maintenance system to enclose
the metals-impacted soils and (2) the need to design the enclosure to minimize erosion and

the infiltration of precipitation and/or irrigation water into the metals-impacted soils.

Figure 9 shows cross sections of the proposed cap as well as grading specifications for

drainage. The layering to create the consolidation area cap will consist of the following:

> Layer 1: 4” of topsoil and vegetation.

> Layer 2: 20" of compacted non-impacted native soil

» Layer 3: 6” of gravel drainage rock

» Layer 4: 1/2” Bentomat ST geosynthetic clay liner (see specifications in Appendix 1)
> Layer 5: Impacted soils (thickness to be determined by final grading plan)

In the proposed area for the storm water retention basin, the layering to create the
consolidation area cap will have additional protective components and will consist of the

following:

Layer 1: 4” of topsoil and vegetation.

Layer 2: 8" of compacted non-impacted native soil

Layer 3: HDPE liner

Layer 4: 8” of compacted non-impacted native soil

Layer 5: 10" of grave! drainage rock with 6-inch perforated piping

Layer 6: 1/2” Bentomat ST geosynthetic clay liner (see specifications in Appendix 1)
Layer 7: Impacted soils (thickness to be determined by final grading plan)

YVVVVYVVYY
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The perforated piping located in the gravel drainage rock layer beneath the retention basin
will act as a redundant safeguard to drain any infiltrating water that may get past the HDPE

liner.

The cap specifications may be reduced for the alternative consolidation areas (e.g., the

southeastern or southwestern corners of the site), which will be covered by surfacing

malerials (i.e., asphalt or concrete) with surficial storm water control systems in place.
4.3.1.2  Ilustitutional Controls

The primary exposure pathways of concern at the site for metals are ingestion, inhalation, or
dermal contact with impacted soils. Following remedial activities, these pathways will be
incomplete, as no conveyance will be present for receptors to have contact with impacted
soils. To ensure that this pathway does not become complete, Hamlet will enter into an
Environmental Covenant with the Utah Department of Environmental Quality to place
activity and use limitations on the property. Examples of activity and use limitations could

inctude:

» Limitations on excavations in the impacted areas. Maps and descriptions of the
metals-impacted areas will be included in the Environmental Covenant
documentation,

> Specific options available to provide worker protection and manage impacted soils if
excavations extend into areas that have not been previously addressed by this
remediation plan.

The Environmental Covenant will be developed in concert with the Utah Department of
Environmental Quality to ensure both the State’s needs and Hamlet’s needs are met. Details
of the location, depth, and nature of the metals impacts remaining at the site will be included

in the Bnvironmental Covenant.
43.2 Petroleum-Impacted Soils and Groundwater

A Petroleum Hydrocarbon Risk Assessment (IHL; November 20, 2006) was performed to
evaluate potential human health risks that may arise from the petroleum hydrocarbon

concentrations present in subsurface soils and groundwater at the site, The risk assessment
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showed that the concentrations remaining at the site only posed potential human health risks

from ingestion of impacted groundwater or inhalation of vapors infilirating into buildings.

After evaluating the options available to address the three petroleum-impacted areas at the
site described in Section 3.2, it was determined that utilizing engineering and instituttonal
controls in the Upper Area (see Section 3.2.1 and Figure 5) was the most protective and
practical option available. It was further determined fhat excavation of impacted soils in the
Lower Area — West of the Main Shop Building (see Section 3.2.2) and the Lower Area —
East of the Main Shop Building (see Section 3.2.3) was not necessary to be protective of
receptors for the proposed green space development in those areas. As such, petroleum-
impacted soils and groundwater will be left in place, but the measures outlined in the

subsequent sections will be followed to protect current and future receptors at the site,
4.3.2.1  Institutional Controls

The two primary exposure pathways of concern at the site for petroleum hydrocarbons are
ingestion of impacted groundwater and inhalation of petroleum vapors from impacted soils
and/or groundwater that have infiltrated into enclosed spaces. Currently, both of these
pathways are incomplete, as no conveyance exists for receptors to ingest groundwater and no
structures are present for vapors to infiltrate. To ensure that these pathways do not becoine
complete, Hamlet will enter into an Environmental Covenant with the Utah Department of
Environmental Quality to place activity and use limitations on the property. Examples of

activity and vse {imitations could include:

» A deed restriction on the property prohibiting installation of groundwater production
wells within the three petroleum-impacted areas.

» Engineering control requirements for future construction of structures in the three
impacted areas (e.g., vapor barrier or passive venting system requirements),

» Limitations on excavations in the three impacted areas.

The Environmental Covenant will be developed in concert with the Utah Department of

Environmental Quality to ensure both the State’s needs and Hamlet’s needs are met. Details
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of the location, depth, and nature of the petroleum impacts remaining at the site will be

included in the Environmental Covenant.
43.2.2  Engineering Controls

Any structures with enclosed spaces or utility conduits constructed within the petroleum-

impacted area will have engineering controls to inhibit vapor migration. The engincering
controls will be integrated into the buildings’ general construction design, which is still in
process of being completed. THI will provide DERR with the final engineering controls -
design for approval prior to implementation. Examples of engineering controls could

include:

» Vapor barriers placed in the subsurface, above the impacted zones but below the
building foundations to prevent upward vapor migration into buildings.

» Passive vapor systems installed to channel subsurface petroleum vapors away from
building foundations, to prevent upward vapor migration into buildings, and vent
them away from potential receptors,

» Active vapor systems installed to draw petroleum vapors away from building
foundations, to prevent upward vapor migration into buildings, and vent them away
from potential receptors.

> Clay or concrete collars in utility conduits to prevent vapor migration along the
conduits.

Proposed engineering controls will be submitted to the Utah Department of Environmental
Quality for review and approval before installation and/or implementation. Once approved,
the engineering controls may be included in the Environmental Covenant as an option to

address potential vapor issues with future structures in the petroleum-impacted area.
43.2.3  Contingency Actions

If excavation is required within the petroleum-impacted soils, the impacted soils will be
segregated and may be landfarmed or otherwise treated on site. Once landfarming or other
applicable treatment is complete, the soils will be placed in the metals-impacted soil
consolidation areas (Figure 8), where they will be covered by non-impacted soils along with

the metals-impacted soils.
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If excavation within petroleum-impacted soils is required, sampling will be conducted,
following the sampling plan outlined in Section 5.0, to document the petroleum
concentrations left in place and to document the concentrations of soils being placed in the
consolidation areas. The final disposition (.., location, depth, and concentration) of
petroleum-impacted soils will be documented and reported in a final report following
completion of remediation activities. This information will also be included in the Site
Management Plan as part of the institutional controls program to help control future activities

at the site.
4.4 Asbestos Abatement

A licensed asbestos abatement contractor will excavate and remove all of the asbestos-
containing piping associated with the septic system (Figure 7) following all applicable local,
State, and Federal regulations. Soil from around the piping may also be removed if the
abatement contractor believes asbestos may be present in the soil upon inspection of the
excavation, All asbestos-containing materials will be disposed of at an appropriately
permitted facility and manifests documenting its final disposition will be included in a final

report following completion of remediation activities.
4.5 Public Notiftcatlon

A Pﬁblic Notice (Appendix 2) will be hand-delivered to all adjoining properties and will be
published in the Salt Lake Tribune and Deseret News newspapers. The Public Notice will,
outline the general remediation plan and will direct people who wish to review the Site

Remediation Plan to the DERR offices, where an additional copy will be made available for

public review.
4.6 Post-Remediation Documentation and Reporting
4.6.1 Environmental Covenant

Following completion of remedial activities at the site, Hamlet will enter into an
Environmental Covenant with DERR that cutlines the activity and use limitations at the site

associated with remaining site impacts.
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4.6.2 Site Management Plan

A Site Management Plan will be generated in concert with the DERR Project Manager to
define the active site management requirements, including activity and use limitations,
management and maintenance of the impacted soil consolidation area cover matetials, and

site inspection and reporting requirements,
4.6.3 Site Remediation Completion Report

A Site Remediation Completion Report will be generated to document all of the remedial
activities conducted at the site. The report will include the locations and results of all
sampling conducted at the site, the extents of excavations, the location of impacted materials
remaining at the site, and documentation of the final disposition of any impacted soils

removed from the site.
5.0 SAMPLING AND ANALYSIS PLAN

The primary objective of the Sampling and Analysis Plan is to document concentrations,
locations, and depths of contaminants remaining at the site following remedial activities.
Sampling will be conducted in accordance with the Quality Assurance Project Plan
guidelines and methods stated in the Sampling and Analysis Plan / Quality Assurance Project
Plan for the Phase Il Environmental Site Assessment (IHI; November 4, 2005 [Revised
December 2, 2005)).

5.1 Metals-Impacted Soils and Sediments Sampling Methodologies

Sampling associated with the metals-impacted soils will be divided into three types of
samples. The first soil sample type will be Soil Excavation Extent Samples, used to
document the concentrations of metals remaining in soils at the extent of excavations. The
second soil sample type wiil be Consolidation Area Samples, vsed to document the
concentrations of metals-impacted soils being placed in the consolidation areas (Figure 8).
The third soil sample type will be Waste Characterization Samples, used to characterize soils

for off-site disposal, if soil exporting becomes necessary.
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In addition, Creek Sediment Confirmation Samples will be collecled to document the

concentrations of lead remaining in sediments within creek channel excavation areas.

Sampling of metals-impacted soils and sediments will consist of two methodologies, field
screening and collecting samples for laboratory analyses. Details of the two methodologies

are outlined in Sectlons 5.1.1 and 5.1.2.
5.1.1 Fleld Screening Using X-Ray Fluorescence (XRF)

The first methodology will include field screening of soils and sediments using a portable
XRF analyzer capable of analyzing both [ead and arsenic. Soils or sediments to be screened
using the XRF will be collected in a new plastic Ziplock™ or equivalent baggie and will be
labeled with the sample name, date and time of collection, IHI’s project number, and the
sampler’s initials. Sufficient soils or sediments to fill approximately one-third to one-half of
a gallon baggie will be collected from each sample location. New latex or nitrile sampling
gloves will be worn for each sample during collection and handling. The soils or sediments
will be homogenized inside the baggies by hand, so that the XRF analyses represent the
average concentrations of metals in the samples, Once homogenized, the XRF will be used
to screen the sample baggie in three separate locations, for a period of 60 seconds each. The
three readings will be documented on the baggie and the baggie stored at IHI’s locked supply
facility for potential future use. The average of the three readings will be used as the

representative concentration,
5.1.2 Seil and Sediment Sampling for Laboratory Analyses

For soil and sediment samples selected for laboratory analyses, soils or sediments from the
baggies screened by the XRF will be transferred to a laboratory-supplied sample container.
New latex or nitrile sampling gl'ovcs- will be worn for each sample during collection and
handling, The sample container will be labeled with the sample name, date and time of -
collection, IHI's project number, and the sampler’s initials. The samples will be submitted to
American West Analytical Laboratories (AWAL), following proper chain-of-custody

procedures, for analyses.
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5.2 Metals-Impacted Soils and Sediments Sampling Frequencies
5.2.1 Soil Excavation Extent Sampling

As mentioned in Section 4.3.1, impacted soils will be excavated to a depth of one foot below
the depth required for construction purposes. Once the target depth has been achieved, the
soil will be screened at a frequency of 1 composite sample per approximately 900 square feet
of excavation floor. To facilitate collection of the composite samples, a 30-foot grid system
will be established for each excavation. Each grid will then be divided into four equal
quadrants and an equal aliquot of soil will be collected from the center of each quadrant. The
four aliquots will be placed in a baggie and will be homogenized, then screened using the

XRF.

The lateral extent of excavations will be exaggerated to ensure the area of construction has
been completely excavated. The final lateral and vertical limits of the excavations will be
surveyed and tied into the ALTA/ACSM Land Title Survey map of the site. The grid system
will be field measured and tied into the surveyed extents of the excavations, and sample
locations will be plotted on the map. The final surveyed map will be used during site
development to ensure construction activities at the site will not encounter impacted soils and

will be included in the Site Management Plan as a reference.

As recommended in EPA Method 6200, Field Portable X-Ray Fluorescence Specfrometry
Jor the Determination of Elemental Concentrations in Soil and Sediment, soil samples for
laboratory analysis will be prepared from five percent (1 in 20) of the XRF-screened samples
and ahalyzed for total lead and total arsenic, using EPA Method 6010B, or equivalent.
Results of the laboratory analyses will be compared to the field-screened XREF resuits to
establish a correlation between léboratory and field data, Should the XRF data fail to
correlate with the laboratory results, the sampliné programs will be re-evaluated and the
frequency of analytical sampling may be increased. IHI will coordinate with the DERR
Project Manager to determine a new sampling frequency that will satisfy DERR’s needs and

that is economicaily and technically feasible,
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5.2.2 Consolidation Area Sampling

Impacted soils placed in the consolidation areas will be placed in lifts not to exceed 12 inches.
To document concentrations of soils being placed in the consolidation areas, samples will be
collected from every other lift (i.e., 2" lift, 4" lift, etc.), not to exceed 2 feet in elevation
change since the previously sampled horizon. To collect the samples, a 30-foot grid system
will be established for each consalidation area. Each grid will then be divided into four equal
quadrants and an equal aliquot of soil will be collected from the center of each quadrant. The

four aliquots will be placed in a baggie, homogenized, and then screened using the XRF.

The final lateral and vertical limits of the consolidation areas will be surveyed and tied into
the ALTA/ACSM Land Title Survey map of the site. The grid system will be field measured
and tied into the surveyed extents of fhe consolidation areas. The final surveyed map will be
used during site development to ensure construction activities at the site will not encounter

impacted soils and will be included in the Site Management Plan as a reference.

As recommended in EPA Method 6200, Field Portable X-Ray Fluorescence Spectrometry
Jor the Determination of Elemental Concentrations in Soil and Sediment, soil samples will be
collected from five percent (1 in 20) of the XRF-screened samples for analyses of total icad
and total arsenic, using EPA Method 60108, or equivalent. Resulis of the laboratory
analyses will be compared to the field-screened results to establish a correlation between
Iaboratory and field data. Should the XRF data fail to correlate with the laboratory results,
the sampling programs will be re-evaluated and the fréquency of analytical sampling may be
increased. IHI will coordinate with the DERR Project Manager td determine a new sampling
frequency that will satisfy DERR’s needs and that is economically and technically feasible.

523 Waste Characterization Sampling

In the event soils need to be transported off site for disposal, THI will coordinate with the
DERR Project Manager to select an acceptable disposal facility. THI will collect waste

characterization samples in accordance with the requirements of the selected disposal facility.
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524 Creek Sediment Confirmation Sampling

The creek sediments will be screened at a frequency of 1 composite sample per
approximately 900 square feet of excavation floor. To facilitate collection of the composite
samples, the creek will be divided into linear segments approximately 30 feet long, Each
segment will then be divided into four equal quadrants and an equal aliquot of soil will be
collected from the center of each quadrant. The four aliquots will be placed in a baggie and

will be homogenized, then screened using the XRF.

The final lateral and vertical limits of the excavations will be surveyed and tied into the
ALTA/ACSM Land Title Survey map of the site. The grid system will be field measured
and tied into the surveyed extents of the excavations, and sample locations will‘be plotted on
the map. The final surveyed map will be included in the Site Management Plan as a

reference,

As recommended in EPA Method 6200, Field Portable X-Ray Fluorescence Spectrometry
Jor the Determination of Elemental Concentrations in Soil and Sediment, sediment samples
for Iaboratory analysis will be prepared from five percent (1 in 20) of the XRF-screened
samples and analyzed for total lead, using EPA Method 6010B, or equivalent. Results of the
laboratory analyses will be compared to the field-screened XRF results to establish a
correlation between laboratory and field data. Should the XRF data fail to correlate with the
laboratory results, the sampling programs will be re-evaluated and the frequency of analytical
sampling may be increased. IHI will coordinate with the DERR Project Manager to
determine a new sampling frequency that will satisfy DERR's needs and that is economically

and technically feasible.
53 Big Cottonwood Creek Sampling

There are two objectives associated with the Big Cottonwood Creek sampling. The first
objective is to determine if creek remediation activities have impacted the surface water in
the creek. The second objective is to determine if creek remediation activities have increased

the suspended sediment load in the creck,
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5.3.1 Surface Water Sampling Methodologies

Surface water sampling will be conducted starting at the furthest downstream sample location
and working upstream. Surface water samples will be collected downstream, where the
creek exits the site, and upstream, at the point where the creek enters the site. Three surface
water samples will be collected from each location along cross-sectional lines of the creek:
one near the south bank, one in the stream center, and one near the north bank. The samples
will be collected by lowering an unpreserved, laboratory-supplied container upstream of the
sampler, and against the flow, to the approximate vertical center of the water column. The
container will then be turned into the flow and allowed to fill. Care will be taken not to

disturb sediments on the creek bottom that could alter the sample results.

Following collection, the samples will be transferred to laboratory-supplied sample
containers for two separate analyses. The first analysis will be dissolved lead and arsenic, for
which the sample will be filtered and transferred to a laboratory-supplied sample container
preserved with nitric acid. The results will be used to evaluate whether water quality has

been impacted following remediation activities.

The second analysis will be total suspended solids, for which the sample will be transferred
directly to an unpreserved laboratory-supplied sample container. Analyses of dissolved lead
and arsenic will be performed using EPA Method 200.8, or equivalent. Analyses of total

~ suspended solids will be performed usinig EPA Method 160.2, or equivalent. The results will

be used to evaluate whether the suspended sediment load has been impacted following

remediation activities.
53.2 Surface Water Sampling Frequencies

Dissolved lead and arsenic sample results from surface water samples collected and reported
in the Big Cotionwood Creek Sampling Report (IHI, March 13, 2006) will be used as the
baseline pre-source removal concentrations. Once the source removal and bank stabilization
have been completed, surface water samples for dissolved lead and arsenic analyses will be

collected from the same locations as in the Big Cotfonwood Creek Sampling Report
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investigation, and will be evaluated compared to the Big Cotlonwood Creek Sampling Report

results, to determine if surface water was impacted during remediation activities.

Surface water samples for total suspended solids analyses will be collected from the same
downstream and upstream cross-section sample locations as the dissolved metals samples.
TSS samples will be collected prior to the start of the Big Cottonwood Creek portion of the
femediation. The pre-remediation upstream and downstream sample resulis will be
compared to determine if the sediment load is changing between the upstream and
downstream extents of the site, Once the source removal and bank stabilization have been
completed, surface water samples for TSS analyses will be collected again, from the same
locations, to determine if remediation activities have affected the creek’s sediment load. The
post-remediation upstream and downstream sample results will be compared to determine if

the sediment load is changing between the upstream and downstream extents of the site.

Additional sampling may be included in the Site Management Plan to ensure remediation

activities have not adversely impacted the surface water quality.
54 Fugitive Dust Monitoring and Sampling

A Fugitive Emissions Control and Monitoring Plan (FECMP; Appendix 3) has been
developed to establish methodologies, frequencies, and Action Levels for fugitive dust
monitoring, sampling, and control measures. To monitor the effectiveness of the FECMP,
real-time fugitive dust monitoring and fugitive dust sampling will be conducted at the site for

the duration of remediation activities.
5.5 Soil Sampling for Asbestos

Following completion of the asbestos abatement (see Section 4.4), two grab soil samples will
be collected from the floor of the excavation and will be analyzed for asbestos, using visual
estimation based on the EPA-600/M4-82-020 December 1982 optical microscopy test
method. If asbestos is detected, additional soil will be excavated and the excavation will be

sampled again, Asbestos removal will be considered complete when all visible asbestos-
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containing piping has been removed and asbestos is not detected in the confirmation soil

samples collected from the excavation extents.
5.6 Decontamination Area Sampling Plan

At the completion of the remediation project, composite surface soil samples will be
collected from the decontamination area to ensure decontamination activities did not
adversely impact the area. The decontamination area surface soil will be screened at a
frequency of 1 composite sample per approximately 900 square feet of affected area. To
facilitate collection of the composite samples, a 30-foot grid system will be established for
the decontamination area. Bach grid will then be divided into four equal quadrants and an
equal a]iciuot of soil will l?e collected from the center of each quadrant. The four aliquots

will be placed in a baggie and will be homogenized, then screened using the XRF.

The grid system will be field measured and tied into the ALTA/ACSM Land Title Survey
map, and sample locations will be plotted on the map. The final surveyed map will be used
during site development to ensure construction activities at the site will not encounter

impacted soils and will be included in the Site Management Plan as a reference.

Soil samples for laboratory analysis will be prepared from five percent (1 in 20) of the XRF-
screened samples and analyzed for total lead and total arsenic, using EPA Method 6010B, or
equivalent. Results of the laboratory analyses will be compared 1o the ficld-screened XRF
results to establish a correlation between laboratory and field data. Should the XRF data fail
to correlate with the laboratory results, the sampling programs will be re-evaluated and the
frequency of analytical sampling may be increased. THI will coordinate with the DERR
Project Manager to determine a new sampling frequency that will satisfy DERR’s needs and

that is economically and technically feasible,
5.7 QA/QC Program

Quality control for the sampling program will be provided by using standardized sample
collection and handling methods, documenting pertinent field information, keeping chain-of-

custody records, and using a Utah-certified laboratory, A Level III QC package will be
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requested for each sample set, which will include a method blank, a laboratory control
sample, a matrix spike / matrix spike duplicate performed on one of the samples from our
submitted batch, and a narrative of the QC results. All sampling procedures will follow IHI's

Standard Operating Procedures (SOPs).

THI will also work with Mr. Katz to coordinate the State’s split sampling efforts and will

provide the results to the VCP when received.
6.0 MISCELLANEOUS
6.1 Health and Safety

The General Contractor selected to carry out the remedial activities will be responsible for
the health and safety of all of its employees and any subcontractors utilized for the project.
The General Contractor will be required to prepare and implement a site-specific health and
safety plan (HASP) that meets the requirements of the Occupational Safety & Health
Administration’s Hazardous Waste Operations and Emergency Response (HAZWOPER)
Standard (29 CFR 1910.120), including information relating to potential contact with metals-

impacted soils and petroleum-impacted soils and groundwater.

As part of the HASP, the General Contractor will be responsible to ensure that all of its
employees and any subcontractors utilized for the project have any necessary training and/or
education required by the Occupational Safety & Health Administration’s Hazard
Communication Standard (29 CFR 1910.1200) for arsenic and Lead in Construction Standard
(29 CFR 1926.62). IHI can assist the General Contractor with compliance by performing any
necessary initial exposure assessments required by OSHA under the standard and/or by

providing training.

If Hamlet, IHI, or regulatory agency personnel observe health and/or safety issues that
warrant corrective action, they will report those conditions to the General Contractor. It will
be the General Contractor’s sole responsibility to correct such conditions as they are

reported. In the event that a situation arises that is an immediate threat to human health or
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the environment, Hamlet, IHI, or reguiatory agency personnel may order an immediate halt

to the work until corrective action has been implemented.

6.2 Site Access Control

The General Contractor will be required to maintain strict access contraol to and from the site
at all times. The boundaries of the entire site are to be fenced and points of ingress and
egress are to be designated and controlled. Only equipment required to implement the Site
Remediation Plan is to be permitted to enter the site, On-site parking for construction,

Hamlet, IHI, or regulatory agency personnel shall be designated in non-impacted areas.
6.3 Equipment Decontamination

The General Contractor will designate a decontamination area at the site. For construction
equipment (¢.g., dump trucks, front-end loaders, track hoes, etc.), visible soil and debris will
be brushed from the equipment prior to it leaving the site. For hand tools, visible soil and
debris wiil be brushed from the tools prior to them leaving the site. Equipment or {ool
washing, using either water or a waler and mild detergent mixture, may be permitted, but
only if wash water controls have been established that will inhibit runoff of wash water

and/or sediment from the decontamination area.

At the completion of the remediation project, composite surface soil samples will be
collected (see Section 5.6) from the decontamination area to ensure decontamination

activities did not adversely impact the area.
6.4 Storm Water Control

As the area to be disturbed will be greater than one acre, a Notice of Intent will be prepared
and submitted to the Utah Division of Water Quality for coverage under the Utah Pollutant
Discharge Blimination Sysfem’s (UPDES) general construction permit for storm water. A
Storm Water Pollution Prevention Plan (SWPPP) will be prepared and erosion and sediment
controls will be implemented. As part of the erosion and sediment controls, silt fencing will

be placed along the bank of Big Coftonwood Creek,
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° ( 6.5 Coordination of Public Concerns
As questions or concerns from residents and business owners in the general area may arise,
the general contractor will be required to post signs at the ingress and egress points directing
° questions and concerns to Mr, Jim Paraskeva, Hamlet Development (801-281-2225).
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Figure 1: ALTA/ACSM Land Titie Survey
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Figure 5. Petroleum-Impacted Areas
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. rFigure 8: Consolidation Areas for Impacted Soils
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Appendix 1

Geosynthetic Clay Liner Specifications
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esynthetic clay iilners

da >Y

) Certified Properties

sosynthetie clay Ilinars - g

geosynthetie cley Iiners =

. 2/
LINING TECHINOLOGIES

BENTOMAT® ST CERTIFIED PROPERTIES

MATERIAL PROPERTY TEST METHOD | TEST FREQUENCY REQUIRED VALUES
ft2(m*)
Bentonite Swell Index’ ASTM D 5890 1 per 50 tonnes 24 mi/2g min.
Bentonite Fuid Loss' ASTM D 5891 1 per 50 tonnes 18 ml max.
Bentonite Mass/Area® ASTM D 5993 40,000 % (4,000 m?) | 0.75 Ib/ft* (3.6 kg/m®) min
) ASTM D 4632 2 2| 901bs (400 N) MARV
GCL Grab Strength ASTMD 6768 | 200000820000 m} 59 51 jin (40 Nicm) MARY
3 ASTM D 4632 2 2 15 1bs (65 N} min
GCL Peel Strength ASTMD 6496 | 400008 (4000 m) ) 5 51 cin (4.4 Nicm) min
GCL Index Flux* | ASTM D 5887 Weekiy 1 x 10 m*/m%sec max
GCL Hydraulic Conductivity® | ASTM D 5887 Weekly 5% 10”° em/sec max
GCL Hydrated Internal ASTM D 5321 .
Shear Strength® ASTM D 6243 Pertodic 500 psf (24 kPa) typ @ 200 psf

Bentomat ST Is a reinforced GCL consisting of a layer of sedium bentonite between a woven and a nonwoven
geotextiles, which are needlepunched together,

Notes

' Bentonite property tests performed at a beatonite processing facility before shipment to CETCO's GCL. production facilitics,

? Bentonilc mass/area reported at O percent moisture content,

3 All tensile strength and peed strength testing is performed in the machine dircction using 4 inch grips per modified ASTM D 4632. Results are reported as minimum
aveeage roll values unless otherwise indicated, Upon request, tensile strength can be reported per ASTM D 6768 and peel strength can be reporicd per ASTM D 6496.

* Index flux and permeability testing with deaired distilled/deionized water at 80 psi (551kPa) call pressure, 77 psi {531 kPa) headwater pressure and 75 psi (517 kPa)
tailwater pressurc. Reported value is equivalent to 925 gal/acre/day. This fiux vatuc is cquivalent to & permeability of $x10” cmysec for typical GCL thickness.
Actus] flux values vary with ficld condition pressures. The last 20 weekly values prior the end of the production date of the supplied GCL may be provided,

5 Peak values measured at 200 psf (10 kPa) normal stress for o specimen hydrated for 48 hours, Sitc-specific matcrials, GCL products, snd test conditions must be used
to verify internal and interface strength of the proposed design.

CETCO has developed an edge enhancement system that eliminates the need to use additlonal granular sodium bentonite
within the overlap area of the seams, We call this edge enhancement, SuperGroove™, and it comes standard on both
longitudinal edges of Bentomat® ST. it should be noted that SuperGroove™ does not appear on the end-of-roll overlaps and
recommend the continued use of supplemental bentonite for all end-of-roll seams.

CETCO)
LINING TECHNOLODGIES

1500 W, Shurc Drive Arlington Heights, IL 60004 USA 800.527.9948 Fax 847.577.5571
For the mest up-to-date information please visit our website, wwiv.cetco,con
A wholly owned subsidiary of AMCOL International

The information and date contained herein are believed 1o be accurate and relinble, CETCO makes no warranty of any kind and accepts no responsibility for the results
obtained throngh spplication of this information,
Revised 05/06
TR 401-BMST
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gerosynthetic clay Iilners «~ geosynthetic clay Ifners = geosynthetic clay liners

CEHRCED)  Bentomat® & Claymax® Panel & Roll Specifications

LINING TECHNBLODGIES

Panel Specifications

TS DIMENSIONSW e
IPRODUCTS - EFEECTIVEARI
BENTOMAT® ST 157X 150 ft (4.6 m x 45.7 m) 2,250 fi2 (209 m%) 2,145 it? (200 m?)
BENTOMAT SDN 1450x150 ft {4.4 mx45.7 m) 2,175 i (202 m?) 2,071 # (193 m?)
BENTOMAT DN 1458 150 ft (4.4 m x 45.7 m) 2,175 (202 m? 2,074 #° (193 m?
BENTOMAT YSDN 14.5ftx 200 ft (4.4 mx 60.9 m) 2,900 2 (270 m?) 2,771 1 (258 m%)
BENTOMAT CL 2 2 z 2
Lovell, WY Plant 15fx 150 ft (4.6 mx 457 m). 2,250 2 (209 m%) 2,145 #2 (200 m?)
BENTOMAT CL i 2 2 2 2
Falrmount, GA Plant 145fx 150 ft (4.4 mx457 m) 2,175 % (202 m?) 2,071 12 (193 m%)
BENTOMAT CLT 150x 150 ft (4.6 mx45.7 m) 2,250 it (209 m%) 2,145 f1* (200 m*)
| CLAYMAX® 200R 15ftx 150 ft (4.6 m x45.7 m) 2,250 1 {209 m?) 2,145 #2 (200 m?)
-| CLAYMAX 600CH. 2 2 2
Lovell, WY Plant 158 x 150 ff (4.6 m X 45.7 m) 2,250 t? (209 m%) 2,145 1% (200 m?)
CLAYMAX 600CL 2 2 2 2
Fairmount, GA Plant | 143 f1X 150t (44 mx457 m) 2,175 it (202 m?) 2,071 #2{193 m?

Roll Specifications

Fengthx Diameter, : T ,

BENTOMAT ST 16 f1x 24 In (4.9 m x 640 mm) 2,600 Ibs (1130 kg) 16 rolls per truckload
BENTOMAT SON 16t x 24 in (4.9 m x 610 mm) 2,650 1bs (4200 kg) 15 rolls per truckioad

_ BENTOMAT DN . 16ftx 24 in (4.9 m x 610 mm) 2,650 Ibs (1200 kg) 15 ralls per truckload
BENTOMAT YSDN 15 i x 24 in (4.8 m x 600 mm) 2,500 Ibs {1133 kg) 17 rolls per trucidoad
BENTOMAT CL 16 ftx 24 in (4.9 m x 610 mm) 2,650 Ibs {1200 kg) 15 rolls per truckload
BENTOMAT CLT 46 ft x 26 in (4.9 m x 660 mm) 2,950 Ibs (1340 kg) 15 ralis per truckload
CLAYMAX 200R 16 ftx 20 In (4.9 m x 510 mm) 2,750 Ibs (1250 kg) 15 rolls per truckload
CLAYMAX 600CL 16 i x 20 in (4.9 m x 510 mm} 2,825 Ibs (1250 kg) 15 rolis per truckioad

Unloading and handling equipment for all GCL products:

» Spreader bar and core pipe: Spreader bar 17 ft (5.2 m) long; core pipe 20 f{ (6.1 m) long, nominal pipe size, XXH.
» Cora Pipe for Bentomat YSDN: 16 ## (4.9 m); 0.D. = 3.5n (90 mm)

e Asolid 3.51n. (90 mm) Q.D.x 14.5 ft (4.4 m) solid stee! pipe stinger attachment for a forklift.

= Slings: 2 Polyester slings are required, approximately 12 ft {3.7 m) long x 2 in (50 mm) wide each.

» Vehicle needed; Front end loader or forklift {are typlcal).

Standard Roll Specilfications:

+ Packaging: U.V. resistant polyethylene sleeve.

1500 West Shure Drive, 5™ Fioar, Arlingion Heights, I 60004 USA 800.527.9948 Fax 847.577.5566

Fos the tsost up-10-date product information please visit our website, Wwaw.cotep.com
A wholly owned subsidiary of AMCOL International Corparation

The information and data contained herein are believed to be and reliable, CETCO mekes no warranty
of pay kind and aceepts no responsibility for the results obiained through application of this infnm&iu:;.

Reviied $-03
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Appendix 2

Public Notice
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Public Notice

30-Day Comment Period

Soils impacted by lead, arsenic, and petroleum hydrocarbons, and groundwater impacted by
petroleum hydrocarbons, are present on the property located at 4200 South Main Street, Murray,
Utah. The property is bound to the south by Fireclay Avenue, to the west by the TRAX corridor,
to the north by Big Cottonwood Creek, and to the east by Main Street.

A Site Remediation Work Plan has been proposed that will manage the metals-impacted soils on
site. Prior to initiating site development, metals-impacted soils will be excavated and will be
consolidated in select areas at the site. All metals-impacted soils will be covered so that no
impacted soils are present at the surface. Based on a risk assessment conducted on the
petroleum-impacts, it was determined that they could be left in place if institutional and/or
engineering controls were implemented.

During excavation work associated with the metals-impacted soils, access to the site will be
controlled using temporary fencing to ensure the safety of workers and the community. To
minimize fugitive dust at the site during remediation activities, dust suppression and control
measures will be incorporated into the Site Remediation Work Plan. Excavation activities are
scheduled to start in early April of 2007 and are anticipated to take approximately 2 months to
complete.

Following completion of remediation activities, a Site Management Plan will be generated to
define the active site management requirements, including activity and use limitations at the site,
management and maintenance of the impacted soil conselidation area cover materials, and site
inspection and reporting requirements. Engineering controls and institutional controls will also
be incorporated at the site to ensure continued protection of human health and the environment,

The Site Remediation Work Plan may be viewed, and comments on the plan received, at the
Utah Division of Environmental Response and Remediation (DERR) offices at the address
below. The Public Comment period will commence on March 5, 2007, and comments will be
received until April 4, 2007,

Mr. Joe Katz, Project Manager
DERR’s Voluntary Cleanup Program
168 North 1950 West

P.O. Box 144840

Salt Lake City, UT 84114-4840

Tel. 801-536-4104

Fax 801-536-4242
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Appendix 3

Fugitive Emissions Control and Monitoring Plan
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FUGITIVE EMISSIONS CONTROL AND MONITORING PLAN

Former Morgan-Hanauer Smelter
4200 South Main Street
Murray, Utah

February 27, 2006

Prepared for:

Hamlet Development
308 East 4500 South, Suite 200
Murray, Utah 84107

Prepared by:

IEI Environmental
640 East Wilmington Avenue
Salt Lake City, Utah 84106
Phone: (801) 466-2223
Fax: (801) 466-9616
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FUGITIVE EMISSIONS CONTROL AND MONITORING PLAN
Former Morgan-Hanauer Smelter

4200 South Main Street
Mourray, Utah

Prepared for:
Harnlet Development
308 East 4500 South, Suite 200
Murray, Utah 84107

Prepared by:

ey -

Craig D. Eaton, P.G.
Senior Project Manager

Reviewed by:

) Kent Wheeler, P.G.
Senior Scientist
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1.0 BACKGROUND

Hamlet Development has entered into Utah's Voluntary Cleanup Program with the intent of
re-developing the former Morgan-Hanauer Smelter site, located at 4200 South Main Street,

Murray, Utah. The primary contaminants of concern at the site are lead and arsenic.

Metals-impacted soils will be excavated from areas where construction is planned and
consolidated in specific areas, following the Site Remediation Plan developed for the site,
The intent of the remediation is to manage the metals-impacted soils on site and reduce the
potential for constmction workers, future commercial employees, visitors to the site, future
site residents, and people living in the surrounding residential areas to be exposed to

unacceptable levels of lead and arsenic.

During the site remediation, soils that contain elevated concentrations of arsenic and lead will
be disturbed and fugitive dust is likely to be generated. To minimize off-site migration of
fugitive dust that could contain elevated concentrations of arsenic and lead, fugitive dust will

be controlled during remediation activities,

This Fugitive Emissions Contrel and Monitoring Plan (FECMP) outlines the methods that
will be used to minimize fugitive dust during the remediation and the monitoring that will be
conducted to ensure compliance with the FECMP. This plan describes real-time fugitive dust

monitoring and perimeter air sampling activities that will be performed during construction

activities that may generate fugitive dust. The FECMP also establishes Action Levels for the

impiementation of engineering controls and halt-work conditions.
11 Objectives
The objectives of the FECMP are the following:

» Provide real-time fugitive dust measurements to guide dust control efforts.

» Establish conditions that warrant halt wark situations.

» Document concentrations of total suspended particulates, arsenic, and lead at property
boundaries during remediation activities.

Former Morgan-Hanauer Smelter 1 IH1 Environmental
FECMP Project No. 05E-7111B
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2.0 FucITIVE EMISSIONS CONTROL

In general, fugitive dust emissions will be controlled using standard construction practices.
Wetting of the site will be the primary control technology for fugitive dust, lead, and arsenic
emissions. If wetting the site cannot control the fugitive emissions, additional dust control

measures will be implemented, which may include the following:

Reducing on-site vehicle speeds
Reducing work activities

Halting work if fugitive dust emissions cannot be controlied

Wetting of soil stockpiles

>

>

>

» Use of gravel-covered hau! routes on site

>

> Treatment (e.g., chemical stabilization) of surface soils

Based on the technical feasibility and economic considerations, these are believed to be the

Best Available Control Technologics (BACTSs) for controlling fugitive emissions during

remedjation activities,

Daily air monitoring will be conducted during the remediation activities when soil

disturbance is occurring. If the data indicate the Action Levels established in this FECMP
are being exceeded, additional dust-suppression methods or other engineering controls will
be implemented to reduce emissions. If the perimeter air sampling results indicate that the
Action Limits for lead or PM;o have been exceeded, work will immediately be halted until

the cause can be determined and the problem remedied. Details of monitering activities are

inciuded in Section 3.0,

3.0 FuGITIVE EMI1SSIONS MONITORING AND SAMPLING

il General Overview

UAC R367-309 allows a maximum of 20% opacity from fugitive dust emissions on site and
10% opacity at the property boundary. This FECMP is designed to ensure compliance with

these opacity limits.

Former Morgan-Henaver Smelter . 2 THI Environmental
FECMP Project No. 05E-711iB
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To ensure compliance with the UAC, real-time fugitive dust monitoring (see Section 3.2)
will be conducted using three direct-reading particulate counters (DataRAM or equivalent),
one at the upwind property boundary, onc at the downwind property boundary, and a mobile
unit used to monitor immediately downwind of active construction activities. Dust-control
activities will be increased or work decreased at any time the direct reading monitoring

shows an increase of 150 pg/m® of airborne particulate matter between the upwind and

downwind perimeter monitoring locations,

The real-time fugitive dust-monitoring program will target construction areas that are most
likely to generate dust. As such, perimeter fugitive dust monitoring stations (DataR AM:s)
will be established each day at the property boundaries upwind and downwind of the target
areas, .In order to ensure monitoring is taking place upwind and downwind of active
remediation areas, the perimeter fugitive dust monitoring stations may be moved throughout
the day if the prevailing wind direction is observed to change. A third hand-held DataRAM
will be used o collect measurements directly down wind of areas where work is taking place.
The only days during which fugitive dust monitoring will not be conducted are those days in

which precipitation is falling, or has recently fallen, and the ground is still wet.

In addition, perimeter air sampling (see Section 3.3) will be conducted along the site
boundaries uging portable sampling pumps (MiniVOL or equivalent) to document
concentrations of particulates, arsenic, and lead at the property boundaries during

remediation activities. Meteorological data, including wind speed and direction, will be
continuously recorded at a station on site to determine placement of monitoring and sampling

stations and to allow reconstruction of meteorological conditions at the site.
32 Real-Time Fugitive Dust Monitoring

The following section describes procedures to be followed for real-time fugitive dust
monitoring during remediation activities at the former Morgan-Hanauer Smelter site. The
purpose of this protocol is to specify methods to be used when operating personal DataR AMs
(PDR-1000) manufactured by MIE, Incorporated, or equivalent. The DataRAMSs will be
used to measure total suspended particulates (TSP, i.e., particulate metter < 100 um in

THI Environmental

Former Morgan-Hapaner Smelter 3
Project No. 05E-7111B

FECMP
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diameter) at the upwind and downwind property boundaries and immediately downwind of
areas of construction activity (point of dust generation) during remediation. [HI has found

that using a DataRAM to measure dust is more effective and less subjective than using

opacity measurements.

Specific methodologies are detailed in IHI's Standard Operating Procedures (SOP 37A;
Attachment 1). Real-time fugitive dust monitoring activities will be documented on the

forms included in the SOPs,
32.1 Real-Time Perimeter Monitoring

As mentioned in Section 3.1, UAC R307-309 aliows a maximum of 10% opacity from

fugitive dust emissions at the property boundary.

For real-time perimeter dust-control monitoring, the upwind and downwind DataRAM
-monitors will be used throughout the 8- to 10-hour workday. IHI’s on-site technician will

move the perimeter air monitoring stations when the prevailing wind direction changes by

more than 90° for more than one hour and the peﬁmeter air monitoring locations do not

appear representative of upwind and downwind conditions.

At the end of each day, the DataRAMs at the perimeter air monitoring stations will be used to
determine the time-weighted average (TWA) total suspended particulate concentration (TSP)
at the upwind and downwind property boundaries over the course of the workday. If the

difference between the upwind and downwind TWA concentrations exceeds 150 pg/m’, the -

source of the emissions will be evaluated and additional control measures implemented.
3.2.2 Real-Time Activity Monitoring

As mentioned in Sectiom 3.1, UAC R307-309 aliows a maximum of 20% opacity from
fugitive dust emissions on site. IHI's experience at nearby sites indicates that visible dust
oceurs at a particulate concentration of approximately 0.5 mg/m®, for a duration of over a
minute, as measured on the DataR AM direct-reading particulate counter; 20% opacity is
commoaly exceeded when the DataRAM’s reading exceeds 8 mg/m’ for an extended period.

Former Morgan-Hansuer Smelter 4 TH1 Envircnmental
FECMP Froject No. 05E-7111B
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These data will be used to measure any generation of dust from soil remediation work and to

determine the immediate effectiveness of fugitive dust control measures.

A hand-held DataRAM will be carried by the on-site air-monitoring technician and used to
collect real-time readings downwind of active work areas if visible fugitive dust is observed.
It will be used to measure particulate concentrations arcund work areas (i.e. within 100 to
200 feet of the active rerediation area activities). The hand-held DataRAM will also be used
to initiate differing levels of dust-control measures, Table 1 lists Level I through Level IV
control strategies for different site activities, based on TSP concentrations measured using
the mobile DataR AM umit. Dust-suppression activities will be initiated when particulate
concentrations are >0.5 mg/m’, or if visible dust is present at the site perimeter. Al site

activity will halt if particulate concentrations are >6.0 mg/m’ (i.e., approaching 20%

opacity).
Former Morgan-Hanaver Smelter 5 IHI Environmental
FECMP : Project No. 05E-7111B

BK 9549 PG 8738




G11TL-950 "ON 19301

dWOHA

rejusUIuONAUg [HI 9 J37]31US ISNBUEH-WESION JSULIO
speol 07
Iajem Jo uogeadde o1 o
Arepunoq Ausdoad 3g u/Bw suopesado Burpect
Z< Ji suoneiedo dojg » uo jyS1a doIp ITWIUL » JUSTUO3 IMSIONE [10S
HIOM IIUPIY » SpEO] {8 U0 precqsal UIE)ETELD 0} Hunlom URNOY e

aaoxduir suonipuos

SPBO[ 19407} »
s[oRuo) I PUE [ [@ad]

sjenbape urelUR »
s[onuos) | j9aa]

BaIe Sujpeo] punole
ssonoerd Fordaaasnoyg

[ suonessdo ITeH - 20UBqUY pUB SNUTUO) « QOURYUS PUB 20URUOD) » pood yjusma|dwy e Burdmngg pue Smney
Arepunoq Ansdoxd ye /8w
Z< Ji suonarado doig e sseugSnar
NIOM QOUPIY » |  SONPAI 03 SVBLINS UIRIULEIA @ s3[01Ya4 Jo pasds onwo)) «
saoxdum suoyIpuoD S10.0U07) [[ PUB [ [RAY] S[oNuOY) | |24 JUHUO AMISIOU [10S
mum suonelado JeH S9UBYUD PUB STTQUOY) e 20UE[UI PUB SNUNUOD) « | UINIEW 0] FUIlem SUNNOY speoy paaedup)
s1q31eY darp 2z
spidoms
Arepunoq Ayadord 1e uydm 317} 1O 3pIS pulmTmop
7< Jt suonerado doig S32IN08 }STPp I7 S} UO [BLIRJBUI JO INO PBOT e
AI0M SONPIY » | Iatem Jo ucneotjdde joan « S0I[puBy ZIALULA »
sao1dun suonIpuod SOREOD) ] PUB | [9A¥] S[ORUQN) I [RAS] 0900 JUMSIo 108
1nun suonesado el J0UBQUR POB INUDUQ)) » QOUBYGI PUR aNUHECY « | UTRUIEW 03 Fuiam JUNN0Y Furjpuey [e1RIeA}
S30UBQITGSIP
AJessasatun SZNUTUIA
ssopomd Fmdaayasnoy
$90.IN0S }SAP j' poo3 yuamaydwy »
Miom 20npay « | 1978M Jo uoneandde 193117 e ISTUID 108
aaoxdun suompuod S[ONUOY) || PUe | [PART S[onu0D) | [9A9] plR JUU0D 2UTISI0W [1os
num suoneiado B S0URGUZ PUE INUNTID » 2OURYUS PUE SNUNUCY) « | Lrejuiew 0) Furam auNNOY » 25wi0g [BLIAEIY
(;u/dur 9-9<) ((w/dw 9°z<) (Qw/dw §°1<) (/B gg<) Aunay
1033U07) AT 2427 [013u03 1 134371 1ous) Iy [2427] 103u0]) | [3437F
WVUEIE[ PI9H PUEH — U0NELUIITOD) IS
Juuauoy LAY 2wiLL-[esy
JAjPmS IaneueH-uedLo[A Jawaog
SONIAIY J03U0D) IsN(] 3A3ng
T91qeL
® L L | ® o L

BK 9549 PG 8739




d111L-950 "oN 1afoig

dNDFL

[epusmuortatg [Hi z 19)]lg JaNRIR-UeSIOJA] JAULO0]
Ampmmoq Auadord ye i/ suonesado
7< Ji suoneiado doig « $921N0S ISAp J8 Buiprid Jo Fuiseqq e
Fiom 20npayg « | Iatem Jo uoneondde joan(g e PIAIMOD [sT »

sa0xdu SuonIpuod
mun suogeiado 3jep «

§10n100) I pue | 9497
S0URYUS PUE 2NUHUOY) »

S[ORUON [ [PAY
30UBLU PUE 9NUNRUOCY) »

103)I0D SISO {108
uleTent o) SUIpaMm suHnoY -

Surpetny pae Supzoping

aaosdwy SUONIPUGD
[pun suonersdo ey »

Arepunoq Aredoid 18 n__.EmE
7< J1 suonerado doyg e
JI0M FONPIY »

s|onue)) I pue [ [3497
SOUBIUD PUE SNIRUC) »

S0IMOS 1SNp 0)

J31e4 Jo wonedtjdde 10231(] »
suopesedo Surpeo)

uo ySiay dosp ZIUIUIN «
Spe0] [[B U0 pleoqaas)

alenbape uEIBK -
sjanuo) [ [eaa’]

S0UBLUS PUR SAUTTOY) =

siy3iey dop ezmurpy «
UDQRAEIXS
3O SPIS PUIMTAOP
SI[) TT0J S[I0S 2AOWISY »
BUI[PUBY SZAWITI o
0202 AINJSLOTE [10S
ureguied 0 3umss Sunnoy e

Bupeor} pue FupeasdXy

Amepunoq Apedord Je U/gu
7< Ji suopmizdo dojg «
SGANIPUOD [eIlFo[0I03jaLL

sefmongs o)

BaIT
Ut Waj0d SIMSIOul [105
wEUEL 0] SUIHAA AUNN0Y *

SJQRIOAR] 10J 1IBM o |  IZjRM JO uoneo)dde 10021 - BT puUNOIL

saoadun suonipuod §]O1UC)) [ PUE | [9A%] $|ONUON) | [9AST soonoeld Burdsayasnoy
uun suone