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INTRODUCTION

Affordable housing is a regional issue. As one of the most urbanized states in the nation with roughly
three-quarters of the population living along the Wasatch Front, it is common for a person to live and
work within two completely different municipalities. Persons searching for a home consider price, com-
mute time, school performance and neighborhood amenities over municipal boundaries.

The Wasatch Front has experienced substantial population growth over the last 20 years. However, the
type of growth in municipalities along the Wasatch Front has varied greatly. Some are largely bedroom
communities with little housing diversity. Others are job centers with a mix of housing types.

A few communities cannot support the majority of the moderate income housing for a region without
facing significant, well documented, negative effects such as poor school and student achievement.
These negative effects are outlined in the 2014 Bureau of Economic and Business Research document
entitled “Regional Analysis of Impediments to Fair Housing Choice Salt Lake County”. Each municipality
should accommodate housing opportunities for households at all income levels. But, as this document
will demonstrate, some communities in Salt Lake County have very little housing diversity. As a result,
the amount of affordable housing varies substantially from one community to another. For these rea-
sons, this document compares West Valley’s housing affordability with other municipalities within the
County as well as the County overall.

Utah House Bill 295 directed each Municipality in the State to adopt a plan for moderate income hous-
ing. In defining the purpose of the bill, the Legislature determined “that cities shall facilitate a reason-
able opportunity for a variety of housing, including moderate income housing ... to meet the needs of
people desiring to live there; and moderate income housing should be encouraged to allow persons
with moderate incomes to benefit from and to fully participate in all aspects of neighborhood and com-
munity life” (10-9a-403 (2) (b)). The West Valley City Council has taken the charge of providing afford-
able housing seriously and the City prides itself on having a housing option for everyone.

As required by Utah Code 10-9a-103 (36), this Plan will:

o estimate the existing supply of moderate income housing within the City,

o document current residential land use in the City,

o evaluate how existing land uses and zones affect opportunities for moderate income housing

o estimate the need for moderate income housing in the City for the next five years as revised
biennially and

o describe the City’s program to encourage an adequate supply of moderate income housing.

While not required, an analysis of the existing supply of moderate income housing is provided to help
explain in part why some municipalities have more affordable housing than others.
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ESTIMATE OF EXISTING SUPPLY OF MODERATE INCOME HOUSING

Moderate income housing is defined in Utah Code 10-9a-103(30) as “housing occupied or reserved

for occupancy by households with a gross household income equal to or less than 80% of the median
gross income for households of the same size in the county in which the city is located.” According to
the American Community Survey (ACS), the 2014 area median income (AMI) in Salt Lake County was
$71,398. Eighty percent of that amount is $57,118. Therefore, for the purposes of this plan, moderate
income housing in Salt Lake County during the year 2014 is defined as those housing units that were
affordable to households that earn $57,118 (80%) or less annually. Such households represent approxi-
mately 49% of all households in the County (ACS 2014 B19001).

According to the U.S. Department of Housing and Urban Development (HUD), “families who pay more
than 30% of their income for housing are considered cost burdened and may have difficulty affording
necessities such as food, clothing, transportation, and medical care.” Thus, the generally accepted defi-
nition of affordability is for a household to pay no more than 30 percent of its annual income on hous-
ing. This 30% figure should also include housing related expenses such as utilities, insurance, taxes, etc.

To estimate the supply of moderate income housing, the following targeted income groups were evalu-
ated — 30%, 50% and 80% of the AMI. Table 1 below lists the annual household income, the monthly
income available for housing and the affordable home price for each targeted income group. For ex-
ample, a household earning 50% of the AMI makes $35,699 annually, can afford to spend $892 monthly
on housing and can afford a home priced up to $120,000.

Table 1: 2014 Income Available for Housing for Targeted Income Groups

Annual Household Income $21,419 $35,699 $57,118
Monthly Income Available for Housing (30%) $535 $892 $1,428
Affordable Home Price (includes Utilities) $53,000 $120,000 $220,000

Source: ACS, Staff calculations

A number of assumptions were made to determine how much money a family would need to afford
housing. For rental properties, ACS Gross Rent numbers, which include utilities, were used. For owner-
occupied housing utility expenses, $250 per month was used based on local utility company estimates
and averages. For the purposes of calculating mortgage payments, a 3.5% interest rate on a 30-year,
fixed rate mortgage was assumed. An average Utah homeowner insurance amount is $580, and this
amount was divided by the Salt Lake County median home price to come up with a rate of 0.00184.
West Valley City’s property tax rate was used for taxes.

Since affordable housing is a regional issue, this document considers not only the supply of afford-

able units in West Valley, but also in Salt Lake County overall as well as other municipalities within the
County.
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Affordability of Renter-Occupied Units

To calculate the number of affordable units for each targeted income group, City staff utilized American
Community Survey data for both renter-occupied and owner-occupied units. Tables 2 and 3 below sum-
marize this information by showing what percentage of renter-occupied and owner-occupied units are
affordable for each city and the County.

Table 2: 2014 Renter-Occupied Unit Affordability Based on Gross Rent (Includes Utilities)

Bluffdale 383 3.9% 29.2% 86.9%
Cottonwood Heights 3,407 1.8% 28.4% 84.6%
Draper 2,579 1.4% 12.3% 69.8%
Herriman 1,482 0.0% 9.8% 67.2%
Holladay 2,528 4.0% 38.6% 87.4%
Midvale 6,216 5.1% 42.2% 92.0%
Murray 6,740 3.6% 44.8% 90.9%
Riverton 1,218 0.7% 21.3% 62.2%
Salt Lake City 38,486 14.4% 61.1% 90.7%
Salt Lake County 116,355 8.3% 45.8% 86.2%
Sandy 6,549 4.9% 26.3% 72.5%
South Jordan 2,944 3.4% 10.7% 56.9%
South Salt Lake 5,055 8.7% 69.8% 94.5%
Taylorsville 6,066 2.4% 47.7% 89.2%
West Jordan 7,357 5.3% 29.0% 82.4%
West Valley City 11,541 8.1% 45.3% 89.3%

Source: ACS Table B25063 2010-2014 5-Year Estimates

Within the County overall, 86.2% of the renter-occupied housing is affordable to a household earning
80% of the AMI. West Valley City exceeds this with 89.3% of its renter-occupied housing affordable at
80% of AMI (over 10,000 units). While some communities have relatively few renter-occupied units,
those that do exist tend be affordable at this price point.

At 50% of the AMI, West Valley City has essentially the same percentage of affordable rental units as
the County. Only three other cities offer a higher percentage of rental stock at this price range. Eight
cities offer less than a third of their rental product at this price range.

Just over 8% of both West Valley’s and the County’s renter-occupied units are affordable to those mak-
ing only 30% of the AMI. Only Salt Lake City and South Salt Lake offer a higher percentage of rental
product in this price range. Every other city in the County offers 5% or less of their rental housing at this
price range. Herriman offers none at all.
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Affordability of Owner-Occupied Units

Table 3: 2014 Owner-Occupied Unit Affordability Based on Value

Bluffdale 1,837 0.0% 0.5% 13.2%
Cottonwood Heights 8,635 1.9% 4.7% 19.9%
Draper 9,708 2.3% 3.8% 16.9%
Herriman 4,775 2.0% 2.1% 19.8%
Holladay 7,526 1.8% 5.8% 18.6%
Midvale 5,173 4.5% 11.4% 64.8%
Murray 11,906 5.0% 14.1% 47.4%
Riverton 9,826 2.1% 2.9% 26.9%
Salt Lake City 36,166 3.6% 14.2% 46.2%
Salt Lake County 231,755 4.4% 11.0% 45.9%
Sandy 21,929 3.8% 6.3% 27.9%
South Jordan 12,769 2.2% 2.9% 15.9%
South Salt Lake 3,485 7.4% 22.4% 75.2%
Taylorsville 13,504 7.7% 15.3% 68.3%
West Jordan 23,759 3.6% 7.3% 49.5%
West Valley City 25,405 9.7% 19.7% 79.5%

Source: ACS Table B19113 2010-2014 5-Year Estimates

West Valley City has the highest percentage (79.5%) of owner-occupied housing units that are afford-
able to households earning 80% of the AMI. In fact, West Valley’s percentage at this price pointis 4to 5
times higher than other less affordable municipalities.

At 50% of the AMI, West Valley is second only to South Salt Lake in affordable owner-occupied units. At
this price point, many communities are in the single digit percentages.

Once again, West Valley City has the highest percentage (9.7%) of owner-occupied housing units that
are affordable to households earning 30% of the AMI. Several other communities have very little or no
owner-occupied units that affordable to this targeted income group.

Affordability of All Occupied Units
The best measure for determining the supply of affordable housing at each targeted income group
comes from evaluating all occupied housing units — those occupied by renters and owners. Table 4 com-

bines the information in Tables 2 and 3 above to show the percentage of total occupied housing units
within an area that affordable to the three targeted income groups. When considering overall housing
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stock affordability, West Valley City not only exceeds the County averages for each targeted income
group, but also provides a greater percentage of it’s housing in each income group than most of the cit-
ies in the County.

Table 4: 2014 Occupied Housing Unit Affordability

Bluffdale 2,220 0.7% 5.5% 25.9%
Cottonwood Heights 12,042 1.9% 11.4% 38.2%
Draper 12,287 2.1% 5.6% 28.0%
Herriman 6,257 1.5% 3.9% 31.0%
Holladay 10,054 2.4% 14.0% 35.9%
Midvale 11,389 4.8% 28.2% 79.7%
Murray 18,646 4.5% 25.2% 63.1%
Riverton 11,044 1.9% 5.0% 30.8%
Salt Lake City 74,652 9.2% 38.3% 69.2%
Salt Lake County 348,110 5.7% 22.7% 59.4%
Sandy 28,478 4.1% 10.9% 38.1%
South Jordan 15,713 2.5% 4.3% 23.6%
South Salt Lake 8,540 8.2% 50.4% 86.6%
Taylorsville 19,570 6.1% 25.3% 74.8%
West Jordan 31,116 4.0% 12.5% 57.3%
West Valley City 36,946 9.2% 27.7% 82.5%

Source: ACS Table B19113 2010-2014 5-Year Estimates

At 80% of the AMI, 82.5% of West Valley City’s housing stock is considered affordable. This is significant-
ly above the County rate of affordability of 59.4%, and only South Salt Lake City offers more. While a
number of other cities offer more housing than the County overall figure, more of them offer less, with
eight cities offering less than 50% of their housing stock in this price range.

At 50% of the AMI, 27.7% of West Valley City’s housing stock is affordable. Salt Lake City, South Salt
Lake, and Midvale offer more than West Valley City to varying degrees. Nine cities offer less than the
County overall number of 22.7%, and in five cities, only 5% or less of the housing stock would be afford-
able to a household making 30% of the AMI.

At 30% of the median family income, 9.2% of West Valley City’s housing is considered affordable. No
other city in the County offers more.
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ANALYSIS OF SUPPLY

The section above clearly demonstrates that West Valley has higher percentages of affordable housing
for each targeted income group than the County as a whole and most other municipalities. This section
provides information that helps explain why this is the case.

Housing Tenure

Part of the reason West Valley is more affordable is the City’s relatively high amount of renter-occupied
units. When comparing Tables 2 and 3 above its clear that renter-occupied units are generally more af-
fordable than owner-occupied units. Figure 1 below illustrates that West Valley as a higher percentage

of renter-occupied units than 11 of the other 14 municipalities in Salt Lake County.

Figure 1: 2014 Tenure
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Tax Credit Projects

Another reason for West Valley’s affordability is the relatively high amount of tax credit units within the
City. Table 5 below lists the total number of tax credit units by community and shows what percent-
age these tax credit units represent from the amount of renter-occupied units in the community. West
Valley has a higher percentage of tax credit units than 10 other cities and the County overall. While
Bluffdale and Herriman have high percentages, they also have relatively little renter-occupied housing.

Table 5: 2016 Tax Credit Units by City/County

Bluffdale 336 383 87.7%
Cottonwood Heights 0 3,407 0.0%
Draper 194 2,579 7.5%
Herriman 288 1,482 19.4%
Holladay 263 2,528 10.4%
Midvale 571 6,216 9.2%
Murray 916 6,740 13.6%
Riverton 0 1,218 0.0%
Salt Lake City 4,958 38,486 12.9%
Salt Lake County 11,078 116,355 9.5%
Sandy 540 6,549 8.2%
South Jordan 60 2,944 2.0%
South Salt Lake 185 5,055 3.7%
Taylorsville 444 6,066 7.3%
West Jordan 819 7,357 11.1%
West Valley City 1,327 11,541 11.5%

Source: Utah Housing Corporation and ACS Table DP-04 2010-2014 5-Year Estimates
Housing Diversity

Another reason for West Valley’s affordability is found in the City’s diversity of housing types. One way
to measure this diversity is to consider what percentage of a community’s total housing units are single
family detached homes versus other types of housing. In other words, the higher the percentage of
single family detached homes, the less diverse a community’s housing is.

Figure 2 below illustrates that West Valley has a higher amount of housing diversity than 9 other mu-
nicipalities in the County. One noteworthy point from this information is that West Valley has a higher
percentage (6.3%) of mobile homes than any other community — more than 3 times the overall County
percentage (1.9%).
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Figure 2: 2014 Units in Structure
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Residential Land Use

West Valley’s housing diversity is reflected in its residential land use. Table 6 provides a breakdown of
the amount of land devoted to different types of housing within the City.

Table 6: West Valley City Residential Land Use

Single Family Detached Homes 5,780 85.8%
Mobile Homes 327 4.9%
Duplexes 156 2.3%
Multi-Family Housing 472 7.0%
Total 6,735

Source: West Valley City Planning & Zoning
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Residential Zoning

West Valley has achieved its level of housing diversity largely through offering a variety of flexible
residential zones. Table 7 below details the available residential zones in West Valley as well as the
number of acres of land within each zone as of 2016. One or more of these zones allow single fam-
ily homes, mobile homes, duplexes, fourplexes, townhomes, condos and apartments. Specifically for
single family homes, the City has a variety of lot sizes including smaller lots that help to offset the
price of land.

Table 7: West Valley City Residential Zoning

A Agriculture % acre 1,712 16.98%
A-1 Agriculture 1 acre 383 3.80%
A-2 Agriculture 2 acres 239 2.37%
R-1-4 Single Family 4,000 SF 92 0.91%
R-1-6 Single Family 6,000 SF 718 7.12%
R-1-7 Single Family 7,000 SF 559 5.54%
R-1-8 Single Family 8,000 SF 4,286 42.50%
R-1-10 Single Family 10,000 SF 897 8.90%
R-1-12 Single Family 12,000 SF 39 0.38%
R-1-20 Single Family 20,000 SF 2 0.02%
RE Residential Estate | 15,000 SF 32 0.32%
R-2-6.5 Duplex 6,500 SF 44 0.44%
R-2-8 Duplex 8,000 SF 140 1.39%
R-4 Fourplex 9,000 SF 45 0.45%
RMH Mobile Home 5 acres 339 3.36%
RM Multi-Family 8,000 SF 557 5.52%
Total 10,083 100.00%

Source: West Valley City Planning & Zoning

West Valley City also allows planned unit developments (PUD’s) in all residential zones as a condi-
tional use. PUD’s allow project density to be increased in exchange for project amenities such as open
space. The City also has two zones, City Center (CC) with 45 acres and Mixed Use (MXD) with 15 acres,
which allow for a combination of medium to high density residential, retail and office uses.

While there are certainly other factors, such as building age, that influence rents and values, the fac-
tors addressed in this document are the ones where cities can have the most influence.
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Housing for Special Needs Groups

A closer look at West Valley’s housing stock also reveals units tailored to specific special needs groups.
Table 8 below lists these developments.

Table 8: West Valley City Special Needs Housing

Campbell Court 1596 W 3395 S 26 | Victims of domestic violence
Compass Villa 1466 W 3500 S 55 | Seniors

Gerald Wright 3375W 36508 79 | Seniors

Harmony Gardens 3125S 3600 W 96 | Seniors

Kelly Benson 3122 S3600 W 59 | Chronically homeless

Valley Horizons 3133S3600 W 20 | Mental illness

Valley Crossroads 4850 W 4700 S 20 | Mental illness

Valley Fair Village 3060 W 3650 S 100 | Seniors and disabled
Victoria Woods 3510 W 3650 S 104 | Seniors

Work Activity Center Various 8 | Disabled

ESTIMATE OF THE NEED FOR MODERATE INCOME HOUSING

As a regional issue, an evaluation of the need for moderate income housing cannot be limited to a
single municipality. A better approach is to consider the need at the County level by comparing the
number of households in each targeted income group with the number of housing units that are afford-
able in each targeted income group.

There are limitations to this approach. Some units that are affordable to moderate income households
are not occupied by moderate income households. Also, the value of an owner-occupied home can be
higher now than when the mortgage to acquire the home was secured, resulting in lower actual costs
from what would be incurred if the home were to be sold now. With these limitations in mind, the
tables below help estimate the need for additional moderate income housing at the County level.

Table 9 shows the number of Salt Lake County households that fall within various income levels as well
as the appropriate targeted income group.
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Table 9: 2014 Salt Lake County Household Income

Less than $10,000 17,340 5.0% 30% or less
$10,000 to $14,999 13,192 3.8% 30% or less
$15,000 to $19,999 14,732 4.2% 30% or less
$20,000 to $24,999 16,036 4.6% 50% or less
$25,000 to $29,999 15,311 4.4% 50% or less
$30,000 to $34,999 16,134 4.6% 50% or less
$35,000 to $39,999 15,456 4.4% 80% or less
$40,000 to $44,999 15,666 4.5% 80% or less
$45,000 to $49,999 14,728 4.2% 80% or less
$50,000 to $59,999 30,577 8.8% 80% or less
$60,000 to $74,999 41,636 12.0% Above 80% to above AMI
$75,000 to $99,999 51,599 14.8% Above AMI
$100,000 to $124,999 32,020 9.2% Above AMI
$125,000 to $149,999 19,452 5.6% Above AMI
$150,000 to $199,999 17,685 5.1% Above AMI
$200,000 or more 16,546 4.8% Above AMI
Total: 348,110

Source: ACS Table B19001 2010-2014 5-Year Estimates

In Salt Lake County, 45,264 households or 13.0% have incomes of 30% or less than the AMI. 47,481
households or 13.6% have incomes between 30% and 50% of the AMI. 76,427 households or 22.0%
make between 50% and 80% of the AMI.

Table 10: Number of Housing Units Needed within Salt Lake County for Targeted Income Groups

80% of AMI or less 206,748 169,172 37,576
50% of AMI or less 78,946 92,745 -13,799
30% of AMI or less 19,820 45,264 -25,444

As Table 10 illustrates, there is a need at the County level for more housing that is affordable to house-
holds earning 50% or less than the AMI. The most pronounced affordable housing need is for those
households at 30% or less than the AMI.

Understanding the need at the County level allows us to now consider the need at the local level. Table

11 combines information from Tables 4 and 9 to show how well a cities’ housing stock matches the
income levels of County households.
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Table 11: 2014 Occupied Housing Unit Affordability Compared to County Household Income

Bluffdale 2,220 0.7% 5.5% 25.9%
Cottonwood Heights 12,042 1.9% 11.4% 38.2%
Draper 12,287 2.1% 5.6% 28.0%
Herriman 6,257 1.5% 3.9% 31.0%
Holladay 10,054 2.4% 14.0% 35.9%
Midvale 11,389 4.8% 28.2% 79.7%
Murray 18,646 4.5% 25.2% 63.1%
Riverton 11,044 1.9% 5.0% 30.8%
Salt Lake City 74,652 9.2% 38.3% 69.2%
Salt Lake County 348,110 5.7% 22.7% 59.4%
Sandy 28,478 4.1% 10.9% 38.1%
South Jordan 15,713 2.5% 4.3% 23.6%
South Salt Lake 8,540 8.2% 50.4% 86.6%
Taylorsville 19,570 6.1% 25.3% 74.8%
West Jordan 31,116 4.0% 12.5% 57.3%
West Valley City 36,946 9.2% 27.7% 82.5%

Salt Lake County 348,110 13.0% 26.6% 48.6%

Source: ACS Tables B19001 and B19113 2010-2014 5-Year Estimates

For households earning 30% of the AMI or less, not one of the cities’ percentage of affordable housing
matches or exceeds the percentage of households in this targeted income group. This is due in large
part to the significant subsidies, like tax credits, that are needed to construct new housing affordable at
this price point. As pointed out earlier, there are some cities, however, that have a much greater per-
centage than others.

On the issue of need over the next five years, West Valley City poses this question — should West Valley
City be expected to facilitate the construction of new housing that is affordable to households earning
30% of the AMI or less when we already have a greater percentage of affordable units at this price than
14 of the 15 cities in the County? West Valley City’s response to this question is no, we should not be
expected to do this until other cities have stepped up to facilitate new tax credit projects and other sub-
sidized residential developments so that the availability of housing at this price in other communities
increases to a level comparable to West Valley. The likelihood of other cities stepping up to this level in
the next five years is very small; hence, West Valley should not be expected to facilitate more affordable
housing at this price point over the next five years. The sustainability of our City and its neighborhoods
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is of paramount concern to us and it is clear that balance and a provision for housing for all comers is
essential. We will continue to seek that optimal balance for our community.

For households earning 50% of AMI or less, West Valley’s percentage of affordable units exceeds the
percentage of County households at this income level. Therefore, West Valley should not be expected
to facilitate new housing at this price point as well.

While West Valley clearly has a substantial amount of affordable housing, it lacks housing for higher
income households. In fact, the Regional Analysis of Impediments to Fair Housing Choice referenced in
the Introduction states: “West Valley City and Taylorsville both have a disproportionately small share of
homes priced above $250,000. A home priced at $250,000 or more is affordable to those households
with at least a median income level. West Valley City with 11 percent of households in the county has
only 1.1 percent of the homes priced above $250,000. Taylorsville with 6 percent of the households in
the county has only 1.8 percent of the homes priced above $250,000. West Valley City and Taylorsville
need to continue to concentrate on improving housing opportunities for higher income households.” In
summary, what West Valley needs is housing for higher income households to provide balance to the
ample supply of affordable housing within the City.
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CITY’S PROGRAM TO ENCOURAGE MODERATE INCOME HOUSING

Despite the fact that West Valley has clearly done more than its fair share of facilitating affordable
housing, the City continues to take steps to preserve existing affordable units and to support, where ap-
propriate, the creation of new affordable units.

Goal: Preserve existing affordable units

. Action: Through the City’s Housing Authority, assist low income owners maintain their homes.
Under Community Development Block Grant (CDBG) and HOME funds, West Valley City is able
to help maintain the existing supply of owner-occupied, low income housing through programs
that include home rehabilitations and emergency repairs.

. Action: Proactively enforce licensing and property maintenance ordinances on all rental
properties. With lower rents, some affordable units can have deferred maintenance which,
if left unchecked, can decrease the property’s appeal and lead to problem tenants. Ensuring
proper upkeep allows existing affordable units to remain safe, viable options for low income
families.

Goal: Where appropriate, creating new affordable units

. Action: Utilize tax credits and other funds to redevelop blighted multi-family residential wit
higher density, affordable units. There are some poorly designed and maintained multi-family
residential units within the City that involve multiple owners. In such cases, redevelopment is
preferred over reinvestment in existing buildings. An excellent example of this within the City is
the Harvey Street redevelopment. Prior to redevelopment, the street was combination of
individually owned fourplexes and duplexes where crime was rampant. The City partnered with
several entities to assemble the property, demolish the buildings and build two higher density,
affordable projects — one for families and the other for seniors. Twelve years later, both projects
are well maintained and crime has decreased dramatically.

. Action: Explore options to create additional affordable units such as accessory dwelling units
and additional supportive housing. On May 17, 2016, the WVC City Council passed Resolution
16-81, “A Resolution Setting Forth and Reaffirming West Valley City’s Commitment to Fight
Housing Insecurity and Homelessness” in order to show the City’s ongoing support of County
and State efforts to find solutions to reduce homelessness and create more affordable
housing. The Resolution called for City staff to evaluate City zoning, consider new accessory
dwelling unit possibilities, consider rehabilitating distressed homes to for homeless services,
and to pursue development of high quality affordable housing options in the City. To date the
City has already created a new Supportive Housing Zoning and continues to explore the option
of allowing accessory dwelling units in select locations.

VISION WEST 2035 183



781 GEOC 1SAM NOISIA ALID AITIVA LSIM

"9UsLIadxa pUe TIBUT “NSTA TOM DAI[ O] JUeM J[im a7dosd s1aUm UOTIBUTISSP € 99 [[IM UCTIRIS sUImoqie] Justdopasp peustio Jsuen) ratward e ul
aords aorpgo pue Aepdsor] rejar “Sursnor Asuap sy <@oeds mado orqnd ‘searaTas JIALD SUMIIQTIOD I9TISD TTMO] S[qBZITFOIAT B 9 [[IM UOTJE)S JLINOQIE,]

|

UOISIA uonels auinogaied - g xipuaddy



SEOCZ 1SAM NOISIA ALID AFTIVA LSAM

doys YHNEYIPNG SHUMOQUDT 10 UBSHAN YIIAP3L] PUD SULINOGIDT HOSIoM ydasof

'ssa10ad pue aprad “amum Jo £oeds) s Aumuwnos ayy pajeasn
om Juasaxd prre 1sed suaznt LepAIais Jo JaTds 313 Jouoy o) pue “are[d Suriz
-UIE3 [BUOnIpe) S AUNWIIOD 31} St A101STY SITI0UCY 0] 3P0 UT 191U AND

SB 0] PallaJal AJISULIO] BATR A1) 0] JUIRIT 31) B PI1Ia[as SEM [OTR]S AILIMOQ ITR]

170 A3][RA IS9M AWI0D9q PINOM JBYL ATUNWILIOY Y} PINg 01 1911230] Ji0m 0]
PR “drys10Mm 0] “JaNTRUI 0 2121]) PATIAATIOD Ol SIITRUIOTIRT 253124Tp Jo afdoad
10] SPEOISSOI> B PUE “Ylom]au yonelrodsuen) TRUCiSar syl UT quiy e 43[eA
BT I[BS Y] JO 3PIS 18944 3] O DALY JO 33E[dUIIN 31 UIBISq 190102
saumoqareq aonpoid J1a1Y] 13 TRUT 0] ABm JT31) U0 S13[N2s SUTARNO 10f dojs
18J1J Y3 sEM LOTIRIS Ydram sauunoqlied ydasof ‘ode siead Ay papuny suQ

aioad a1 Jo aeds puRI3 51)) BUMIYeq SUIR B 0] PATLIN] S1YSNOY]

‘PUNOIS 2] UO AR 0] $BAPT WIOJ] PAULIOSURI) 12JUa0) ATy S £3[BA 1939 JO
sratiod o 10(R1T §Y TIOTSTA, Ja)tan) A110) TRUTSLIO 21} JO SIUAIIA[A [RNPTATPUT
JO uonaNISUOd AY) pue ‘syuazd adeds uado ongnd Jo udsap ‘vorusmboe
PUR AIm $IB4 Y021 210w UT prde1 waaq sey Juetidofaaapar Jo aoed alff, -JsouIes UT medaq Juaurdofanspal TR PUR PAIRIOTaT $Bm LTRIUAUIRTY JoSURID
‘900z UT TBIA 1T A3[[BA 241 PUR [[EH AITD SUTPUNOLINS BaIR 2818] B SUTssedWIoota “F007 UT PAIBal) SBm BATR 122014 Juawrdofaaapay 191Uany 110 ayT,

"pa1euSE)S 1MOIS [ETIIUIIIOY PUR [RRUIPTSAI PUR PAUTIAP 12)e] a8euoned [[eur s,0661 a1y} UT1RYMm3I0s padof243pal BaIe 2] YSNOYIY 553308
ASB3 PUB GTZ-T WOIT AMIqIsTa 01 a0p 178d UT $3920M5 pado(Us PUR 80261 AJ182 U] UT PAI1INIISTOD SBM T[RIA TR A3T[RA "SIUBINEIST UMOP TS J311J SBATR 21]) JO
3OS PUE “$270S JUAUNIRAIP “SURQ ‘821018 4133013 YIIM BITR [RRIALIIOD B U23q A[[RUONIPRI) SBY PIBA3NOF UOTNITSTOD) PUR YINOS 0SS PUNOIR BB ],

AHOLSIH VIV

F00T Ut

padope ‘worstA 10u270) 4117 213 “uefd BaIR [[RUIS [RUTSTIO 21 01 1epdn OB $B $24198 JUAWMIOP STYT, )10 313 03 soureliodury [errads Jo BaIR ST 0] JUAUMIOP
Supm$ ® sap1a01d UOTSIA TOTBIS SWINOQITR] Y] “9STMaNIT "25n PUE[ e ‘uoneliodsuen ‘Tonearral quauriofdurs “Sursnoy Sutpesa1 Sunfewr morsnap
2ITyNJ U1 pIe 0] SUOTRPUALLILIOIA] PUE S[BOS PeOIq 1IN0 SUTAR[ “aIning s 417 243 10J U0IS[A W19) SU0] B $apraodd JUalmoop OE(7 1594 UOTSIA (B[] [BIaUID)
A0 £9]TRA 15944 AU, "SUOTSIIAP 251 PUR] a1mn] apm$ 0] Jwaumaop £310d 28ue1 Suof B 5 s34 108 1RY) Ue[d BaIR T[RUIS B ST UOTSTA TOTIEIS JWIMNOQITR] YT,

LNOISIA NOILYLS INJNOAHIvV4d 3HL S1 LVHM



S3[S [enUUE UT 000°000°00E$
1240 PUE [TE121 JO 329) 208NDS 000000 Uim [[EIA JTed £a]fen »

aalIp U og & oy apdoad gootocT L ¢
JATID JINUTW ST ® UTyuim afdoad 000°9F~
531M01 ST TB20] 6 PUR (1) Nsuen pidel snq V11 4q paalas

A0y BT IBS UMOIUMOD pue yodITy
[RUOTIBULIAUT A7) OXBT I[BS U3 0] SUOTIIALUOD [TB1 JYSBT AQ paalag -«

a1doad UOT[[TUI 7 1240 $2A135 JRU] UT2]S4S JTSURI) 0] PAdUOD [OM »

110d1Ty [RUOTIRUIA)U]
AD 3R IS Y3 0} Pire 175 e IS IMOJIMOP 0} ST
0TS PUE “08-1°ST-1 “STZ-T SABMIIJ IMOJ 0} $89] 10 )1

BSIPIYAA §
P ST1T1

IMOS 0OSE TIOI] PR AT B 334 (
BA TRIIT2D)

SLLINTWY YIdY
1S INYNOTUIVS

ANV NOILYDOT N

——081 GEOC 1SIM NOISIA ALID AFTIVA LSAM S




[8T SEO0CZ 1SAM NOISIA ALID AFTIVA LSAM

"paAalyae 2q 01 $an
-unuoo yeyn uroafoad (qo1) wewdoreasp pajustio Jsuer) 2sn paxtul arwaid 2u3 Suneainjo uosia s 1D £2][eA 18aM 1813 aansua o3 sajdpourid Surping jo jos mau
© op1a0id [[IM UOTSIA UOIIRIS SUIN0QITR] 2T, '8s2001d U 218 JO PRARITDE U22q 2ARY UOISIA Jejua) A0 reurdlio oy Jo swa)l uonoe pue s[eod ot Jo AUBW ‘7107 JO SV

"Z107 Ut paje[duroa aq [[im apeuawiold 21 Jo T aseyJ pue ezel

A7) pUR T1Q7 JAUIWNS UT PALIN200 loq Jo] Surnfearqpunoln) "UoIie)§ 2UINoqIIe] autap [[im 1er) adeds Surrayied pue yrewpue] Arunuwuios e apiaoid [Tim ezeJ oYL,
"SPLUAWOI] PUE. ‘qQNT [EPOTLIAIUT ‘UOTEIS XL, 1) 129UU0) [[IM TDIYM ‘eZeld 871 USISap 0] Uas0Td sem sJURINsuor) Lo[ue)s £I0151 eare sUIN0qITe] 20UIJ1 JeT)
sand ugIsap Yilm YJed Jeaul] a1oe Inoj B ‘9Inies) apRUSUIod [BIIURD 21 PUB UOILIS AUIN0gIre] J0J JaUuSIsap J2ISeul Ayl Se pa]ds[as sem $109)IYaIy SASOH ‘0107 Ul

"Jodiry [euonieuIaIu] A110) 93BT J[BS 21} 0] 2214195 10211p oplacad [[Im (FUIT UsaiD) 8y.1,N0) oul]
XV A0 £3[BA 153M Y1 CT0OT AT "IN Jo LISIRATUN 2U] 0] UCIII2UU0) B PUE A7) 2T J[eS UMOIUMOP 0] 321A12S 10211p saplacid A[iuaiino aull XTSI, 'T10T
ut pauado auyf [rex 1S XV L AS[BA 189M 211 pue g0z ul ueSaq yinog 0oss uo sutiojjejd Surpeo] pue saue| J2jua2 pajeatpap Surinjes) 2o1alas (1) nsuel) pides
sng 'gp0¢ ul uedeq (v,1,0) Aoy Jsuel], Yein 2 pue (1OdnN) voneledsuel], jo jusuntedad yein 23 £4g sjusursaaur ainjongjsejut uogeltodsuesy juesyiudis

'SIsATeue 1811 2171 JO $NSSI 21} paleioqoIIod YaTym Joupred juawidojoasp Tenuapisal s 411D

a1y ‘quawadeue]y ODI 49 paionpuos sem sisd[eue 19y Iew juapuadapul ue ‘@We) oW} awes 243 SuLin( ‘Justwdoraasp JoJ Sunur pue s2i39jeIs 28N puE] PUSTIIOI2]
0} os[e pue ‘eaJe 2y} ul parroddns aq pnoo jey) Juswdo[eadp A[TWUEI-[NW pUE 2010 ‘TleJod Jo JUNOWE 273 SUTWLINIOP 0] SISA[RUER JoXIew € wiojiad 0] pouoissiw
-W0d sem s1sISarens JuswdorpasT (TX ‘0107 UT "UOISIA 21 Jo sjusuodtion SNOLIBA 37} Jo UOIONIISU0D 91 10] Aem aYew o) puel Sutmboe uesaq 4ousdy justudo
-TeAapay 2Y3 ‘00T UT "9007 UT [[BN ITe] A3][eA Jo uoTieaouas 2y :uidaq o1 3o2(eid 1ofew 381y 213 pajqeus FO7 Ul Baly Juatudo[aaspay Jejua)) 411D o1 Jo UcneaId
2yl “£11D £3[TBA 159M 10} Umojumop & Suneaio Jo uolsia oY) SuladIyde urapew uaq sey ssasdoud pider ‘uoisip 1oyuap £10 reurduo oyl jo uondope 213 2ouIg

NOILVYLS INJNOddIY4d ONIdTINg
‘F00z Ul pardope UOTSIA Jeiteny A0 TeUISTIO 211 0JUT USHIIM 21am sJeoS pue salisap asay],

*3oe[d Jo asuas Suons e )Im IMNUID UMO) ISIIATP anbTun e 318315 0) SIsN PUL] ISUNUL IO »
QY] [EPOULII)UT Ue pue snq [edo] JIsuer) pides snq ‘rer gy Surpnpur ‘sndoj jisuer) Suons y  «
‘Bumjess 100pIno YiLm sajes/siueIne)sal pue senrumioddo yusururerrsyus pue juswiiord
- paseannur ‘sezed srpqnd ‘e pue syrewpuey srgnd ‘sasrop Surddoys assaarp ‘sad4y Sursnoy jo 38uelr v SuonduUNy H1AD SUIPNOUT ‘SISN PUR[JOXTWLY  »

:papnpour sss20.ad sIy) woy pesistus Jey) 1sjus)) A11D) 10] OLIBUSDS 95N pue| paligjaid-usziiin ayT, 19jus)) 4110 10] SOLIBUSDS 95N pUE]
amminj reriuajod a1o(dxa 03 syuapisal 4110 A9[]eA 159M Uim s3urjeaw opgnd Jo salias B pR1onpuod sa]Bossy R Uasuowlg s1iaqoy 2doon pue yein Uoisiaug ‘€00z Ul

HISUBI} PUE JUatUIoA08 ‘[reja1 uo SUisnoo] [[ew 213 punode auo SUTPNOUL SI2JU0 UMO] JO S21I2s © 3JEdID 0]

sem uonsadsns TN/ 2goads auQ e IS 31 Wiiog [eatsAtd jeuym pue 410 A[TeA 15ap4 JOJ UMOTUMOP. B 2INITISU0D PInom Jeym aulop AJIeal 210w 03 Joyledo)
YIom suazid pue diysiapea] L1018} paisaBins ( [y N/Y) Wes], 25uessissy udisa(] Ueqin)/[eucISay s129)I2IY JO 2JnI1IsU] UBdLIAWY 21 £66] UJ JoIU2d UMO]
Lununuos pue JOLIISIp $SSUISNG (BT JURIGIA B 2WO2q PINOM JRUM J0J IOTDUR AT B 9placid 0 Papuaiul sem (6-£861 UT [[eH 1D Jo Uooniisuos o], ‘#8461 Ul
ue[d TeIoUSD 181 S A0 213 ULTeod polels e sem pue uoneiodioaut s 4110 211 20Uls WY} JUISISUOD © U2aq sey A1) A][BA 159 Jo] Umojumop e Surjeals Jo eapl ayJ,

«dFINID ALID. ONINOISIANT




38T

udrsep BZe[d

10 SJUBR[NSUOT) L3[URIS JO UOTIII[2S
udrsap apeuawold pue ueld 3das

-0 [[B1240 10] SSD) JaUSTsap 19)sBUT
Jo momaaes pue nonnadwod udsag
Apms

Jajreul $)s1821enS Juewidopasd XA
JUAWSFRURIA O] PUR “6aUTH

“(ITAM) S2ATRRIUIT SUTSPOT A9]RA
159M s1amaed Juawidoadp Jo UOTI[RS
Eoﬁmaﬁou TT0T) TTBIAL JO 2pIs 18am

o UONMINSuos 7 a5y RIAl B A3[RA
pajardwron eze[d 2 qny [ePOWLISIU]
parerduroz

surtofe[d 13ju2y pue sate] [ g paies
-TPAP Yim UOMINIISUOI [INOS 005E

SEO0C 1SAM NOISIA ALID AFTIVA LSAM

g 0L AT A
3 oo, |

payapdwon Apnys (O, 123ua0y 410

UONINISUOD JO] PR 2 y4ed V.1 *
UONIOLIap T 35eYd [BIAL  *
INOS QOSE U0 014198 [ g suedo VI »
(momerdurco
0107) suT3aq ABMmySTI] 121128UB PR 15944

021507) 10] ABM SYRIT
0] P2UST[OUISP ATRIUIWIS[T JoSURID  »
00,7 U3amIaq UOTPTLISUOIAN INOS QOSE  * pa1dope 3U0Z 151U AT »

| =

.

010c

600¢ 800¢

£00C¢ 900C¢ ¥00c €00c

(monsjduwos (10g) UONANNSUOd BZR[J 33 QN [BPOLLIAN] -~ =
(monedwos (10g) UONINISUOY T 5By [[BIAL 1TB] A58 =
{uona[dwod [[0g) UONINISUoD IRl S X vl *
sanunuo? 1pafoid Sumapim yInos gosE ¢

SPIBPUR]S SUOZ 12020 A0 013[mq BUTpTMq IsIy +
10T 2PT %

Yaed ¥,[,N 10 ABM SYBWI O} PAYSTOWRAP yanyD  +

paepdimon omson ¢

paIRaI BAIR

afoid Juauwrdopaspal e A1) ¢
paydope

ueld BaIB [[RIUS UOTSTA JJU2D AT+

UoIsIA Jejued AlD

D ASEOH, isam




GEOCZ 1SAM NOISIA ALID AFTIVA LSAM

[PPOUTAT JOTIAUT eI 1TR] AST[BA
uonafdiron TRA TR AaRA 18 o1)Bay[, Xo[deSapy -+
uona[duwron [210H SIS 4ssequuy  +
wonadiwos T s5BYJ SPRUAUOI] 3 BZB]]

TIBJAL AT A9T[RA

0] 52008 PaA0IdWT PUE PrOT 3FBITOIF ISIM H0FT MU Y3Tm
pamSyuoal pue YMqal Ymog 00ss 18 BURPINUT ST ¢

¢l0¢ L10C

IPRUALIOL] PUE ‘S20U3PIsaT QO] “[210H $29mg Assequure 10] uoryesedaid ays pue uonTjowa(]
(UoTa[dion Z107) TOMITIISTOD 1830 00T

(uonarduron 710z 1 2seyd) Sunearqpumoid sprmaworg

(wonajdwos g10g) Suryearqpunois ezed

{monadwos 7107) SUn{R21qpumMoIS [210[] S3IMS ASSRqLUT

symaunIede OO 10] 250 [RUODTIPIO saaoidde momssnnuo,) Summmerg

surdaq 2074198 SUTT U210 XY ], PUB paje[diros UOTIes JTeT JUST] [e1Ua) A3[BA 183a




06T

IPRUIWIO] PUE qNU [BPOLLLIIIUT ‘TUOTERIS YV ],
2] Suryuy 20vds o1jqnd 211 “BZR[J 21} JO 12USSA(T - SITRIMSIOL) A[UR)S  *
sunmsuo
35T PUR[ 2132)RI1S PUR STSATRUR 13JIRJA] - S3sT8a)eMS Jwawdofaag OXIN ¢
juewrdofasdp auntede v $SB[D UM G677 B “9WINOJITR] Jo juanodurco
[BTURPTST J0[BLL 3811 JO 12P[ING PUE UONTOWAP 311S - JUAWAFRURIN O] »
urIy ursea] pue JUAWAO24dD 9010 $SB]D PIOM - SOUTH »
SPBUAWOI] 2] JOJ JURNSUOD UOTPNIISUOD PUB JO
Jaudsop pue “UOTELS AUIMOQITR] 10] Joudisap 12)SBIy - SPAIYMY SIS0 »
U31sap 2INIINISBIJUT PUR PO PUR SUTIA24ING - SUTI2UISTY TSR 181Dy »
funmsuon yuawdofaasp pue souelsrsse uonsmboe pue - Auedwon HIg  »

‘SYANLIYYd

Arendsoy quauuTel 1)UL
“JUBITIE}S3] “[TE1A] 3010 ‘TRNURPISal 8asn pue| paxruu Lejuawnduwo) |«
ISR JO SIPOUI [[B SUTST A)[TQOUT Paseadu] | »
SUTWTE? S1RI) PUE 95T S[IqOWOINE 0] P3aUl PIZIUIUTN ¢
juawdopasap ajqeyem pue sseydws uernsapagy ¢
SY20[q I[[BUIS (1T PIIS 125118 PA1DAUTIONISNI] o
saoeds orjqnd papauuoly .
SY[EMaPIs PUE §]221)8 PIBMO] PSJUIATIO SSUTPTMY -~ »
Jusuwrdofasp aeds uwewny ‘oeduror) e

STTdI2NIdd LINFNJOT13ATT A3 INTIIHO LISNVA L

TOTIRIS 2UMOQITe] PUNOIE PUe UTyysm ssnfes f1adold sseadur - »

Y207q 2TATY 2TO QJUT $3sN OTAT SJRPIOSTOD)

aoeds uado o1qnd pazienua B apraoid 0] speUswIOI] 1) oe[durony ¢
syuado

-[oASP [BIXIAUILIOD PUR [ENUSPTSa1 SUISE Jo JRIdoTaAspal 21} 9JBIIOR] »
mawdo

-[2A9P MAU 0} 83038 3p1a01d pUR UONRMIN 2401dUIT O $1321)8 MaU Py o
usrsap pue Surdesspue[ ‘aImdayrIe

UT 20U3[[20%2 BUTOAJe] JUSWLOIAUR I anbm pue patiea Bajeal)
Tre321 eare J10ddns dja 0] pue JUWTOITATS UBQIT UR

318212 0] $201ad pire sadd) Sursnoy Jo £1aTIBA B YIIm SSUT[[amMP 000°T PPV *
aoeds 2010 Jo 129] a1embs 0O0*00F O3 000 00T PUE [TBJ21 M3U JO 133 a1enbs

000°007 JO UOTBUIQUION B SUTPTIUT 121190 UBQIT 38T PAXTUT MU B AJBAID

SIAILOFrGO ININJOT1EAIA

GEO0C 1SAM NOISIA ALID AFTIVA LSAM




GEOC 1SIM NOISIA ALID AFTIVA LSAM

s3Iy o/jieIsy
135 paxin

"PAIg UOHMIRSUOT
Joalls 1oMlelny

a3yjo/rEIsy
1950 PAXIN

-

Bupyied

- et . e B il
Kep 120uer = B < o ;
. =
23Y40 10 |euBp|soH : L Al
Ausu=a uBiH A13A . u{Iepesily
fenuspisey Asueq J.H_n_ __uu__ .

s e~ ———

eze|d/apruswoly

SNUAAY uewYya]

lenuapisay [efiuapisey S
Agsuag | [ Allsuag : b e
" _ . ehiuspise
uBiH Koy YBIH A2 i 1 _..:EE.E.*_._?
peoy :o_umﬁ,:m_mg

I
| N

1S9M O0ZE

30/ eIy
195() PAXI a3W0/|1e1y
: 150 paxi

199135 Ianeag

1210H

pnogeoge——

. Saujo/lelay
@s[) paxin,

A
_ 4SMN ANV MEDFDH_

e




[4))

5381 JO XTUT 19]B213 B SNSIA 58T UM  »
SOMATSIR
199138 puE UoTHUN] UeLNsapad snsisa Surieaurdus Ayroedes syyely, -«
syesy Surddoys [eoo] snsiea oygen) ySnoayy, -«
SPURLIAP TN 1Ja] PR HOTSHST0 SIJRI],  +
Burssoly wetnsapad 598RIN0XSTP YINOS 00SE JO YIPTM.  *
ANOS 0OSE JO IPTS YIIOU 21) U0 A[RID
-adse BT IPUIIIOY 21NN U SUTSTY? 0] WII0J URqIn pood Sumduuyg
Pnog 005
JO $9PT5 [[INOS PUR YHOU Y} SUNI2UTOY A[ROONIUN] PUR A[BTISTA  *

SANSS|

ugsap pue quawederd “ydray Surpying ysnoay)
INOS (OS¢ JO TOTIIS STY) STOTE HOTIIUNSIP PUR ssallanbiim ajea1ny  »
SI19UI02 159A8 00TE
pue HONMISUO. 1B A[e1dadea ‘SIuaafa [BITIIJIII. [EI1IaA AjRAIY  »
urfied pue $s3078 Pareys SUTFRINOIUS AQ SKBMIATIP JJBPIOSTIOT)  +
WLIC) UBQIN 1212 2)B240 PUB JAT[D [BOSIA 9SBAIDA(]  +
S3PTs 104 U0 {BMPROI 21) Teau paoe[d sSuTpmq Sunsaia)ur A[[ein)»a)
-TU>IR TBITI2A PUR “5IU01210]5 SUNTAUT ‘S[BMIPTs apTa “Surdesspue]
ysnoiyyj2ans 21) Jo eadde mernsspad pue soueieadde ayy anoadwy  «
A0S OSE JO APTS YIOU 21 U0 ULIO] TR
-In pood YIm $9¢N0 JO XIW B MO[[B pue [ersownuod Surde dofsaspay -+

SIVOD

TOTB)S UINOITE]

T8 PAATITE 24BY £31]3 1BY) (ANOS 00SE JO UOTI2s s} SUoTe adeasysans oy
pure sSuTpTmq Jo Juatraoed pue o7eIs AU} £q MO PINOYS [INOS (0SE UO
SI3[2AB1], SUOTIEPOLUION R URINSapad 2ATNIRINR Y)Im UOTRIS 2UIMOq
-1req 03 ssa00e Lrewrd Jurpracad 1oans [eRIAWWOd Apuennwopald v

‘NOISIA
1S8M 00€E O1159MA 00L¢ - HLNOS 00G€E

GEO0C 1SAM NOISIA ALID AFTIVA LSAM

—




c6l GEO0CZ 1SAM NOISIA ALID AFTIVA LSAM

Y20[q [1e121/20J0

PUE [[BIAl 2} U2am]aq AJMUIIUO2 J1BWAY] PUEB [BINIOSIYDIE [BNSIA  ©
B2IB 2PBUAWIOL] PUE ‘qny

[epoULIUT ‘ez ) 0} [N 2} Wolf [[eH L1170 1sed mofj uetnsapag e
AMU2AY

UBWIYS] PUB YINOS DOGE 1B 1S9M 00/Z $SOIOE SUCID2UUCD UBLISIpad  ®

:53NSSI

Juaurdofaasp 951J0 91} YHM SUTP[ING YIRWPUR] L3D) B 2jR2I) o
apeuD
-woad pue eze|d 2yl o [[eH L4170 1sed suetnsspad apm$ ey sjusw
-2]2 I2Y30 JO ‘SaMD [RINI2TYDIE ‘SIN(IBIU [IIM 12911 I ICTA PUE 1SIA
00/7 U2am3aq [[eH 411D Jo Yliou uonoauuos uerrisopad o) saoxdwy e
TIBIN ITe] Aa[eA oY) 0] syur] uetnsapad 1a))2q ajearny e
1SaI3UT
[eInidalIgare pue 1Sy Ajeald pue 9eans o) o) sfuipying Sutrg e
UONEIS AUINOQITE] Jo 28pa
UI2)S ) AUTAP 0) JajseTerd anbrun e yim adessisans e ajearny
sasn Jo A)ISILATP pue
Aysuaqur Jo1e218 © pIEMO) UOTHSURT) O} sassUIsnq SUTISTX YIM YIOM -~ ©

SIVOD

"UOIB]S PUINOQIIE, 1B PaALLIE 24BY £21] JRU] I1SOM 00T JO Uoh

-0as s7y3 Suope adessyeans a1)3 pue sSurpling jo jueweoed pue ofess a1 4q
MOWY PINOYS 183M 00T UO SI[ARI] YINOS 00SE YIM S SI2UIOD 192138
IB2U PR2NPOLUL 24 PTNOYS $TUILII[D [BINIIAIYIE [BINIBA Julod [er0f B
arealn pue wang Jret 3 oyl yim udie pnoys pieAsnog UONNINSUoD)

uo sfurp[mg ‘uone)s SWINCQIre,] 0 ssadae AIepucdss sapracid os[e yorgm
[RIAl 11e] A2[[BA 33 UlIm UOIIBIS 2UINOGIIE,] SUDUI 122138 [BIDBWWOD ¥

‘NOISIA

Aepa laoueT 0} yinog
00G¢ 10 apIsS YUON - d4dVAZTNOY NOILNLILSNOOD




14sY SEO0C 1SAM NOISIA ALID AFTIVA LSAM
oL

SIS
pue s3urpymgq Sursodwr “ad1e A[renuajod jo uoneirdaur aderspaans  »
PUBLUSD J9TRUT SNISTaA JTBJAT JOO[F ISTTd  +

aouaTiadxa Uernsapad pUR sINAYI5eE PUR UONOUN] aINIONNS SURJIRS  +
UOTIR[NOIT) UeiI)sapad pue 1emoras Jupueeg  «

I2)9BIRYD 123118 PAIISIP [ITm SISTI PUB ATRSS09U SUDIURRY o

$SANSS|

102138 23 Suole asaymaspd Surdesspue]
padtreyua 10 “3veds Jopuaa YITm seze[d-Tumur “sea e Suneas afemoous
“21qeIA JOU STIUTP(ING 3010 2ININJ & U7 958ds 100) pUnoId J[qeseaf i +
192115 1A TRIA] JTTOI]
R[] Y20[q 2210 23 To sSuIpTmq 81| Are pue amionas Surnjied a1}

ur 20eds JOpUSA 10 “JURITIEISA] “[TBJA1 [2A3] PUNOIS 2[qesea] 3femoduy  »
anTTIAY

UBLIYST PUE 192115 J9YJEIA JO J9WI0D ay) JB Sunpied painpnns ppmyg  »
ENos 005t

I0I] S50 2JRI) TR[NOT a4 10] [PATLIR JO 251135 BII0TS B 21RAID)  +
sa8n JO AJISI9ATD pUB AJISUSIUT 128213

B PIRMO) TTONTSITERI] O] $19MO PITE] PUE $89UTSTW] SUMSTX ITM IO~ +

SIVOD

[RARLIE JO 35US5 B PUE JS319]UT [249]
192118 TTRITRUI PUE 31821 0] PaFRINOOTS aq PINOTS $25T JO XTI 1318218 ¥
*SUOTEPOLIIOIDT URLISapad snolauad pue s1Ualis[a [BINIA (Im 129118
a1]] 0] PaYIraTIo SSUTPTMQ Aq paULap aq PINOYS 131§ ISIRIA ‘YIS Y
"$13PT1 TSIIET) PUR “SIATIIO)STO) [TRIST “S1I0M 201[JO 81898 [2101] SUTPTsI
Joyyun] uemysapad 10(RW B 3q OS[R [[Im 192115 1)IR[A] ‘UOTIB]S SUINOQITE]
0] S20URII2 TE[NOT24 ATRWUTId 91[) JO 2UQ PUE 12375 [RDISWIUIOY ¥

‘NOISIA

anuany
uewyes’ 01 ynog 00Ge - 133491S 1IHNHVIN



S6T SEO0CZ 1SAM NOISIA ALID AFTIVA LSAM

L

puel Jo a8e[quuassy e

2ousiradxe uelisapad pue sonjeyser @InionI)s SUDjIE e

UoneMID ueLisapad pue Jenolysa Sudue[eg e

SUONEBIUALIO 122118 PUR $32eq)9s Juadioalp yiim sSurping o8ue] o3idsap adeosjoans jusioyoo e Sunessny

‘s3aNssi
122135 TaAea( 0] SUNDAUUOD Aq YIOMIAU 19235 21} puedxy
2pBRULWOL] 211 0] 2AlBUIS e UeLsapad SUNIAUL U 21821  »

INOS Q0S¢ PIeMo] pajuatio sSur
-ping s Juswdoraasp [eaT) 1A $$3 JaYjo pue juswdoeasp [enuapisal pauueld Jo aInjeu [earlloa SU0LS 91) Usamiaq 20Ueleq J119YIse. PUE [eU0NIUNT B YIS o

SIVOD

JHou
a1} Uo BaJR 2sN-paxIwW pue [ajoy a1} Aq pajuasald adessieans pasagng aiow aty pue yinos 1) uo juawdoaaap [eruapisal pauueld Aq pajuasaid adedsieans [eoniaa
2] udamiaq aSpLIq 2AN123Y9 UR aYBUI SN PROJ SIU] ‘UCHEIS 2UINOIIR,] 0] SI0JISTA DU ‘s1sand [a]oy ‘sjuapisal J0j JoJe[NOIId JIJeL] JR[NITYIA 1SOM-]SED [BIIILID B SY

‘NOISIA

1ovl1S 19BN O] 199l1S JeAead - AVOH NOILVLS HOIFM



961

clL

19911¢ 124B2 JO 152m 35N [RUOTINTISUT IO [EQUSPISY  »
1221)5 J12aeag Je Surddols 10 189a4 007 01 Sunosutony e
ANITIAY
UBWIYYT JO PUD 159m Y] JB [BQUDPIsAI Sunsix? Jo Juawdopaspay  »
Arsusp 1oy JumuSisag  «
pUel JO 2BR[qUIASSY ¢

SANSS|

IMUIAY UBRLL
-y27 Jo y18usy amu2 ay} 1o adeasjeans A[pusrij uetnsepad B jga1  +
apeuawold sy adwory -
19018
13AB2g JO UOTSUAIXA 2] 0] 109U PUEB YI0MIAU 192115 ) puedxy -«
18am 31 0] JUTSNION 3415 MOI pUE
SIBJ pPY2®IS SUTPTOUT ‘a5 [BTIUAPIsal AJsap STy Ajpenb ajourorg -« «

SIVOD
122138 213 JO 12)IBIRYD 2T SUYRP [[IM 281 TRUOTMINSUT afqTssod ®
pure “sad4) BUTSNOI] MaTT “a011a][29K2 [RINJAATIIR UiIdo[2AaD [BTIIpISal

Aysuap 12YSTH 12]U57 JISURI] [EPOULIIUT PUR 3PRUIIOI] Y] 0] SUOT)IW
-r02 UeLNsapad pue [ensTa 3U0n)s YiIm 19a1s [ERUaprsal Apuentwopaid v

‘NOISIA

159/ 00¢E O119allS 1IXIB I - ANNJAY NYIWHA']

GEO0C 1SAM NOISIA ALID AFTIVA LSAM




L61 GEO0CZ 1SAM NOISIA ALID AFTIVA LSAM

el

s7o0} JuswdoTaaspal SunnuT
V@ 191UaD) 210 11 UM 10U a1e sanutedord Aep JooURT Aoy
Susnoy AjtmoD) Suisy  «

AUIMOYITE] UTYIIM IO O[4I P ISUIP 2TOUT JaMmAU O} 130Ue ]
JO INOS SPOOTIOqUSTSU AJTUUE] 2]3UTS SUTSTES U2am)aq UONISURI], +
SUOID9SIIUT B UOE)S AUINOQIIE] A pajeIauasd oel], »

SANSS|

ATRIQIT Aytmo a1y anoadurp  «

Suisnoy Lyunoyy dopaspayanordury — «
UOTIELS SWINOQITE] JO a8pa

IR IN0S 21] AIMJap 0] 19)7RIeY» anbrim ® Yy adersjaans e ajea1ny -+
192118 a3 Jo YI3us] 2y} 0] ades)aan)s paaoaduur pue Jua)sisuo

? 3tMEa 1y QU [BPOULINIT 1) 0] SUOTAI Ueinsapad asordurp — +
1991§ 19ARA( JO TOTSIIAXS

MAT 21) 0] FUTOUUON Aq YI10MIST 100115 dUMOqITR] o1} puedxy  »

sad£1 SuTSNIOY MITT PUR 835N [ENUAPISal AJSUaP-YSTY 2100l +

SIVO0D

PIRAIMOG UOTNITISTON) JO JILIOD 1) I8 SIITATIS AT

JO UONBPT[OSTIO? [ITM 0O PITE [ENUIPISAI IPUIUT PINOTYS S3sN PUBT
"spooyoqySrau SuTpunorins ur sjuapisal 10§ L1e1qr] Aunon ayeT J[es
PROTRYUD PUR “TOTJEIS TTRT JYST QN [EPOLLII)UT 1) 0 JUT] Uernsapad

B 5B UOTOUN] PINOYS £BAA 132URT YINOS 2] UO SPOOYIOqySTatr ATy
I[8urs pue yuou ayy uo sasn Lrsusp JaYS1Y usamlaq uonIsues) B se ur
-A 128 ‘TOTRYS SWINOQITR] JO 38Pa WI2YINOS 31) ATYIP PINOYS £BAA TR

‘NOISIA

1S9 M
00Z¢ 01 pieAginog uonniisuod - AVM 430NV



86T

145

159M, 007¢ Suofe epIowwos Surdy e
sjoo} Justudoppaspal
Sunu ‘v 1ueD) A10) oY) UIm o1e Joa1)s oy Jo suoniod [ejoN e
152m 27 0) spooyioqudeu
Arurey 218 uts 01 yJuewdojeAop Iesuep JoMoU WOIJ SIS JO UONISURL], o
STIOT}DISTAIUT J& JUINOQIIE] AQ p2letouad oujer], o

-53NSS|

WII0] WeqIn

poo$ adeanooue pue juewdojeasp [eiewmod Juide dopaspeyy o

AUINOQITE J0] 93 P2 UTo)som A[qeUrop € 21eal) o

INOS 00SE JO TUI0d 21y ssedwoous 0] dUOZ 10U A1) pUalXy o
san)u

-owre uernsapad pue Surdesspue] 1enaq m adedsjaen)s o1y adUeqUY

qnY [EPOWLINUT 21} 0] UOTI2LUTOD pUe ssadde Uelnsaped aaordwy
2INANTYDIE 2ATIDUTISIP pUe

‘sad&y Bursnoy mou ‘sasn [eruapIsal AISudp YIIY 01 WNIPAW s10W0LJ o

STVOD
*INIDAIYDIR JANDULSIP PUEB $asN PAXIUL 0] UONISURI] 31} YIRW pP[noys
1AM, 00TE PUB YINOS (0SS JO 1aU10d Ay, ‘1sam 2] 0) spooyioqysiau A1

-wuey 9[3Urs pue 1seo o) U0 sosn AIsUsp TSI Uo9MIoq UONISUET] € st
Suralas “uonelg sUINO|IIR] JO 5Pa UIaSam ) SUYSP PINOYS 1S3M 00TE

‘NOISIA

AepA 182URT 01 YINOS 00GE - 1 ST 002E

GEO0C 1SAM NOISIA ALID AFTIVA LSAM




661 GEO0CZ 1SAM NOISIA ALID AFTIVA LSAM

Sl

35T [BOOTINITISUT 10 [RQUSPISY  »
ABAA 1901TRT 0] SUTPAUTIO)  »

1524 AU} U0 UTRLLIAT JYSTUT JRY] U2
-doTassp 19P[o 011882 213 UO JUAUIJO[2A3p MAU U2aMJ2q UOTITSURIL, *
pue| Jo a3equuassy e
Ayares pue “2omanIadxs uetnsapad ‘sumioa oige1 SUDURRYG *
JINOS 005 TO [BUSTS 2RI} maU 10] eaoldde [ O Suturelqo +

SANSS|

A10)5T1] TOTIR]S SUINOQITR] $0UAI2
-J21 JR1) SR B 0] YINOS 00SE JO YINOS 132118 JO UOMIIS YL 2WRUdy  »
aUOZ J)UaTy A1) Y} PUSNKH  +
spiepuels Surprmq pue adessyeans dopasg -+
INOS 006¢ U0 UOTEIS 14 [enuajod © 10] VLN Y)m ABUIPIOOD  »
ABAA TOOTET B TIOT)IRSI2)I R PIR (INOS 005E 1B
TRUSTS 21JeT) PITR TOT)28131UT MATT B [ITM YI10M]ST 12918 1) a13[dumion)  «
apeuawoly sy a3a[dwoy e
STIE
-tsapad pue dLIRY) $2A0WT A[2ATDAYR JBYY 1991]8 SADRINE UR 918310 +

SIVOD

"JSaM. 2T[) 0 $3ST1 AJISTIIUT JIMO] 03 ISB2 21} O $351 £JISIAT 19ySTY
WO UCTHISURI] B SB 24138 [[Tm 12210 T9ABIT "MOTJ 2RI} YINOS-Y1I0T 918}
-TIIPR TITm ABAA T20URT PUR [INOS ()SE I8 STONI2UTO Y "suernsapad o}
Funtanr Sureq NS aIYM DRI JO SAWM[04 YSTY 240UT AT2ATDA]2 PMOYS
1921)§ 194B2{ “UOTIE]S AUINOQITR] O} 533008 JR[NOTY34 [ROUSSSS UB 5Y

‘NOISIA

Aepp J80UET 01 YINOS 00GE - 133HLS HIAAYIG




SEO0C 1SAM NOISIA ALID AFTIVA LSAM




VISION WEST 2035 201



Appendix C - Hunter Town Center Plan

HUNTER
TOWNCENTER

Small Area Plan

Adopted by
The West Valley City Council
1June 2010

Prepared for
West Valley City

by
The Planning Center, Inc.
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I-Plan Elements

1-1 Plan Elements Overview

The elements section seeks to implement the key themes that
emanated from the public process. The process that led to the
development of the Hunter Town Center Small Area Planis described _
in Section I o\

scale gpd

The Planning Center recommended that the City should immediately
begin to consider rezoning the study area toa new zone that supports
transit-oriented development (TOD). This recommendation was
made for the reasons outlined below. =t \

Without a change in zoning to a new zone that supports transit, PN,
development consistent with existing C-1 and C-2 zoning would A RN
effectively preclude the opportunity of a walkable, transit-
oriented town center within the study area for 50 to 100 years
(the approximate lifetime of new office development). The existing
zoning enables low intensity, commercial development without
appropriate pedestrian-friendly design features that are important in this area. The Hunter Town
Center study area will have the benefit of some of the region’s best transit facilities by 2030.

imierior stests @
focus of public resim

Figure 1-1. Example of Pedestrian
Circulation

This plan will establish a long term vision from which to construct a new land use ordinance for the
Hunter Town Center area. Given the current state of Salt Lake County’s real estate and retail markets,
and in consideration of the time it will take for public transit enhancements to be constructed,
significant transit-oriented redevelopment is unlikely in the Hunter Town Center study area for
another 20 years. West Valley City will seek an ordinance that will establish design criteria and land
uses that will encourage redevelopment and facilitate a transition to higher densities, a greater mix
of uses, and other transit-oriented characteristics when the market and the community are ready.

Infill development on vacant or underutilized parcels should be allowed at lower intensities until the
market for TOD matures, and as long as higher density development can be accommodated when
the market supports it.

1-2 Summary of Plan Elements

Plan elements include:

1. Plan Map: Governs new streets and walking routes, recommending the location of main streets
(a street lined with pedestrian-oriented buildings with ground-floor storefronts), boundaries for
land use districts, and thelocation of a major public plaza.

2. Design Guidelines: Design guidelines are intended to aid in the establishment of a new

ordinance and in the eventual redevelopment of the Hunter Town Center in accordance to the
goals of this plan.
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VISION WEST 2035 203



I

L
[®]
=)
| -
| M—
o
Q
=
D
-
4.
3]
——
=
—
o
=
[eb]
| -
=
=y
LL

é
'I-I.IIIIII-II.III-II-II-II

3
*335???55&1 :‘L
Jdﬁ,- 1!1 a'. gl "-:
-

Hunter Town Center Plan Map

e T

'|..
2] [y ! |

HntrD DS
-H-E. I Iﬂ'}

3500 SoUthT

i
i

WEST VALLEY CITY




“9UIOJ[aM OS] T $ISN 2DJO pUe [R1IJUIPISII AJISUSP YSIH
"payIsuUsjul 2q P[NOYS [TBI21 JUrISTXy ‘[TeI2I 0] UOTIEIO]
JUS[[92X3 UE SUTBWIAI UOIJEIO] STY3 TOPLII0)) MAIA UTRJUNOA]
a3 10 ymog (OGE uo pauueld sZueydisjur ue pue
YINoS QOSE PU® 1S9 009S Suofe d1jjeI) JUedTUSIS YITpL

PEISL([ TEvIoy wMo],

*$D0[q I9[[ews Sunjeur Jo 10 sY20[q a81e]
1asiq 03 shemyjed Auo-uernysapad Surplaocid jo uondo
a1} aaey] sraumopue] ‘ued 19jus) umo] ISJUnp a3 jo
seod Aoy are J1sueny o3 ssadde uelnsapad pue AIqeNesm

sfemyjeq uernysapag/sypoig [ews

"aUIOd[aM OSTe ST [Te3ay "Jisuer) 10j diysiapi
jsowr a1) jerduad A91) 2dours paziseydura aq pnoys
[enuapIsal AJ1susp Y31y pue sasn 0dJ() ‘Jsuel] Aoeded
-3y apt1 A1se> 0] aydoad azowr day] 03 uorIasIDIUT I Je
juswdo(aasp Jo A31suaur 3sa3e13 513 sadernodus uefd ayy,

J2TISI(] A3JUI) UMO],

'S

= d1INJ) NWOL d3IN(IH -

“JInog 00S€E PUE 359M 0095
Buole Suidesspue] pue 3unyd paduRYUS pue S[EMIPIS

pue sdirysyred rapwm apnpurt o} adessysans ay3 ssordur
‘sueaul 19730 pue ‘Suruapim peol Quatudopaspal y2noyy,
sadeasyoaxyg pasocxdurg

qinog

0096 1e suorjoesiajul wolj Leme pamo[e aIe s3UISSOID
uetnysapad g1 ‘suorjeunsap Aoy o3 jem A[ises 03 sIapur
ysuer) Surqeus ‘surtoperd uorjels aming 1o jutodpua
a1} YItm spuodsaiiod §199I13S UTRUI 3Y] JO UOIILIO[ oY,
‘spooyroqysrau Sutpunoims 10 3oe[d Sul1ayes e surodaq
[ Jeyy seoejd pajustio-ajdoad a3eard [im s19a1)s ureur
mau uo Jaed ur sasnooj Jer) Jusurdo[aAsp [eTIUSPISAIUON
$)231)§ UTe]

"PIRY 29 IY3TW $]U243 AJTUNUIUIOD

araym aoe[d e s1 3] ‘spooyioqyIreu Jurpunoiins I3 107
aoeds Surreyjed Ayrunwuiod e se s)oe arenbs umo) ayf,
aaenbg umoj,

“19JU32 UMO] 313 JO $§33Pa 1]} J® S[9A3] pooyioqysiau
01 uomnsuer] Ajenpeis pmoys sanIsusp SuIsnoH

"9UIOI[aM 2 OSTR P[NOT[S $IST IO

pue [1e121 Jurog -auroy Afrurej-a[durs 281e[ ® I oo 03
PaUZISIp ‘STWNIUTUIOPUOD 5NOY JOURU PUER §3UI0OYUMO] 0}
sauwioy] AJrurej-a[3uis jo[-[[eurs wroa] sad4) Sursnoy jo xTur
© 3UL13]J0° 2IN]BU UT [RIJUIPISSI 210U 3¢ P[NOYS €STe STYL,
PPLAIST(] WINIPI] UMO],

T

&

205

VISION WEST 2035



-]

1-3 Design Guidelines

The design guidelines below are intended for a transit-oriented town center. The City will use
these guidelines as a reference in developing new land use ordinances for the Hunter Town
Center. Other factors that are essential to a successful Hunter Town Center ordinance include
an understanding of local and regional market conditions and continued community input.

Streets and Paths

1. New streets similar to those shown in the Plan map should be constructed to break up the
existing large blocks and provide better pedestrian and vehicular access.

2. In addition to new streets, non-motorized paths similar to those shown in the Plan map
should be included to further improve pedestrian accessibility, especially to the intersection

at 3500 South and 5600 West.

3. Non-motorized paths should be significantly larger than the standard 5 City sidewalk and
include landscaping that separates the pedestrian paths from parking areas.

4. The Main Streets shown in the Plan map should include the following characteristics:

a. Pedestrian oriented buildings with ground-floor storefronts

b. A significant nonresidential component

c. Pedestrian travel is emphasized

d. A substantial amount of ground floor windows and doors

e. A majority of the property frontage is occupied by buildings
Streetscape

1. Park strips and/or tree wells should be included along all streets. Park strips and/or tree
wells along 3500 South and 5600 West should be 6 or larger.

2. All streets should include sidewalks. Along 3500 South and 5600 West, sidewalks should be
large enough to accommodate bicycles and pedestrians. Commercial activities such as food
vending or outdoor seating space will be encouraged to spill out onto pedestrian pathways
as long as movement is not impeded and ADA requirements are met.

3. Buildings should be placed close to the street and oriented toward the street.

4. Buildings should be placed close to street intersections to frame street corners.

5. Buildings that are open to the public and located close to the street should have an entrance
for pedestrians that is visible from the street. This entrance should be attractive, functional,

a distinct and prominent element of the architectural design, and open to the public during
all business hours.

\11/ AREA PI AN
206 WEST VALLEY CITY



6. Street trees should be included as outlined in the Landscaping Along Major Arterials section
of the Zoning Ordinance. Consider a street tree theme.

7. Street and sidewalk lighting should be included on all new streets. Along 3500 South and
5600 West, new decorative street and sidewalk lighting should be installed to replace existing
cobra head lights.

8. Power lines and poles should be placed underground.

Parking

1. Parking is encouraged to the side or rear of buildings.

2. Where parking is placed adjacent to a street, the parking should be separated and screened
from the street through landscaping and, where appropriate, a small wall.

3. Where possible, parking areas should be connected between properties to improve circulation
and reduce the need to access the arterials.

4. Parking flexibility is encouraged to allow for more building square footage.

5. Bicycle parking should be included in new developments in close proximity to building
entrances.

Architecture

1. Multi-level buildings are encouraged, especially at intersections.
2. Drive-thrus should be located on the side or rear of buildings.

3. Service areas should not be located along a principal street or along a street served by
transit.

4. Commercial or mixed use buildings next to existing or proposed single family homes should
be designed in a way to minimize adverse impacts on the adjacent properties. Special

consideration should be given to building height and orientation.

Open Space

1. Open space should be grouped in functional areas designed for use.
2. In order to provide a network of open spaces, all open spaces in the Hunter Town Center
should be connected to each other through landscaped, non-motorized paths. Open spaces

should share thematic elements, including consistent landscaping, street furniture, and
hardscape.

— HUNTER TOWN CENTER -
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3. Plazas or public spaces should incorporate the following elements:
Sufficient sitting space.

Trees and shaded areas.

Water features or public art.

Outdoor eating areas or food vendors.

pn o

4. Atown square, as designated on the Plan map, should be a significant public gathering space,
in excess of half an acre. The town square should have hardscape and landscape elements,
and should feature a fountain or public art as a central focus.

Land Use

1. A mixed of retail, office and residential use is encouraged, especially in the Town Center
District.

2. To support transit, a minimum residential density of 12 units/acre is recommended for the
town center district. A commercial minimum floor area ratio (FAR) of 0.5 is recommended
for the same district. For all other districts, the minimum residential density and commercial

FAR recommended are 8 units/acre and 0.35.

3. For multi-family residential, interior amenities such as elevators, fitness rooms, and a
keyless access system are recommended.

4. Uses that have relatively few employees, residents, and/or patrons, such as self-storage
facilities and warehouses, are discouraged.

5. For residential uses, for sale products should be encouraged.

6. Multi-family residential development that is not part of an integrated mixed-use site plan
and that has no frontage on a public sttreet is discouraged.

\11] AREA Pl AN
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IJ-PIan Development

2-1 Background

Transportation Context

The Hunter Town Center will experience dramatic mobility improvements in the coming decade.
The Mountain View Corridor will be improved incrementally until it becomes a freeway corridor.
Indications are that by 2015 it will operate as a limited-access arterial. By 2025, 3500 South is
scheduled to operate a type II bus rapid transit (BRT) that will terminate at 5600 West. This is
consistent with the way it currently operates between 2700 West and the Bangerter Highway. It is
the City’s desire that future BRT lines be enhanced with better amenities and a higher level of safety
and convenience for transit users.

5600 West BRT
The Wasatch Front Regional Council has designated the 5600 West Corridor for type [ BRT, meaning

it will have dedicated right-of-way enabling it to bypass a congested roadway. Transit stations will
be similar in quality to a TRAX station. Overall, patrons of this transit line will experience service
characteristics similar in quality to light rail. BRT along 5600 West is currently in design and the
Utah Transit Authority has committed to build the line by 2015. With roadway improvements to the
Mountain View Corridor, and roadways transit improvements to both 3500 South and 5600 West,
the Hunter Town Center will have some of the best transportation access in the Wasatch Front. This
level of access will open the possibility for this study area to become a town center within West Valley
City, providing residents and patrons with employment, living, and shopping opportunities of a
second-tier center, not as significant as the city center, but serving a radius of three miles.

The Planning Center’s 5600 West BRT Station Area Plan Market Study

Please note that this complete document is available under separate cover. The below text represents
the executive summary.

In 2015, the Utah Transit Authority is planning to begin operating a BRT line along 5600 West. This
market study assesses the sufficiency of market demand to support TOD at the potential 5600 West

= HUNTER TOWN CENTER -
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and 3500 South BRT station. It quantified the amount of development the city should plan for
the area. Finally, it recommends market-oriented strategies for the city to use to plan successful
mixed-use development for the transit station area.

Transit-Oriented Development

Several characteristics differentiate  TOD from conventional
development patterns. First, TODs serve transit users—users who
would be using the station without a car—by creating denser, walkable
developments that provide a mix of uses within walking distance of the
station (generally defined as a %-mile radius). Secondly, TODs balance
office, residential, and retail uses, providing the area with a daytime
and a nighttime population. Such developments also need to balance
pedestrian circulation {(which helps define the place and differentiate
it from other retail districts) with auto access and parking (because a
majority of the spending support for retailers will come from the larger
community via cars). Finally, TODs may create walkable destination
retail districts that offer an alternative experience to conventional
convenience-goods and comparison-goods centers, where Americans
spend the majority of their disposable income.

Figure 2-2. Del Mar Transit
Village

Trade Area

A trade area is the geographic area from which a development or business will draw most of
its tenants or customers. For office demand, the market study considers West Valley City’s
likely capture of Salt Lake County’s future office-based employment growth. For residential
development, the market study considers the city’s future household growth generated by the
capture of the county’s total employment growth. For retail, we define a regional trade area that
will expand with the opening of the Mountain View Corridor and the commencement of BRT
service.

Market Demand

Based on our assessment of market conditions in these trade areas, we recommend that the city
plan the study area to accommodate the amount of new development in the following table.
The demand projections are in addition to existing and planned development. For example, the
recommendation for 114,000 to 140,000 square feet of new retail is in addition to the 680,000
square feet of currently planned projects and in addition to existing centers that might be
redeveloped.

Table 2-1. TOD Market Demand Summary, 5600 West and 3500 South Study Area:

2015 and 2030
Year Office Residential Retail
(sq. ft.) (dwelling units) (sq. ft.)
2015 45,000 to 55,000 270 t0-330 114,000 to 140,000
2030 165,000 to 201,000 1,000 to 1,200 474,000 to 580,000
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4. Focus on Creating a Retail Destination. Theretail destination will

General Land Use Recommendations

To create a successful TOD mixed-use district we recommend that the city:

1. Plan for a Balance of Land Uses in the Study Area. Successful TODs balance land uses

without letting any single use dominate the district. In this case, because the office and
residential uses would likely occur in multistory buildings, the available market demand for
retail uses would dominate. We recommend planning the study area to capture the maximum
amount of office and residential development that good design will accommodate, but only
the amount of retail uses needed to create a unique regional destination.

. Value the Role of Offices in Supporting TOD. Offices in the TOD would attract a daytime

population, providing needed spending support for restaurants, entertainment, and other
desired retail uses. Offices also create additional transit riders, supporting a destination
role for the transit station and helping improve the financial feasibility of public transit. We
recommend that the city develop its transit station as a destination and attract a daytime
population to support retailers.

3. Capitalize on TOD Housing. Although West Valley City already provides multifamily

housing, the residential component of TOD provides important
support for the overall development. TOD residents will provide
amajority of the pedestrians, and gatherers who will create the
image of the district as a walkable retail destination. Recognizing
the importance of this public image to the success of the retail, we
recommend that the city develop housing as a critical component
of TGD.

Figure 2-3. TOD Office

live or die based on the support of the larger community. The idea of
a destination is that people choose it for the experience rather than
just going to the nearest or cheapest store. We recommend planning
the TOD to create a unique destination, to accommodate the cars
that will bring a majority of the patrons, and to provide visibility for
the district.

Figure 2-4. Retail

. Plan for Long-Term Management. Whether by a single developer, city hall, or a district

organization, the TOD will require long-term management for maintenance, policing,
lighting, reinvestment, special events, and marketing. We recommend that the city begin
now to consider long-term TOD management.
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2-2 Goals for the Plan

The purpose of this planning process was to:

- Highlight the opportunity and need to plan transit supportive land uses on 5600
West.

+ Initiate awareness of the BRT TOD opportunity(s) in the development community.
+ Realize the opportunities of the site(s) in a more timely manner.
+ Implement community TOD desires while refining for market realities.

+  Provide a higher degree of certainty to the community and the developer, while
maintaining sufficient regulatory flexibility.

\1] AREA PI AN
212 WEST VALLEY CITY



——  VISION WEST 2035 213

[

2-3 Existing Conditions Analysis

The current town center scores low on pedestrian accessibility and quality of walking routes,
and it is dominated by surface parking lots in a low-intensity commercial environment.

Walking Coverage

Typical walking coverage is measured by drawing a radius from the proposed station. We looked
at the number of buildings that could be reached from the intersection by a %-mile walking
route. Only 58 percent of the buildings in the % mile radius are accessible by a %-mile walk. That
is, about 30 homes and 300 employees are within the % mile walking distance of the proposed
town center.
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Walking Quality

The quality of pedestrian rontes within a %-mile wall of the S600 Wast 3500 South inter section
was rabed to gmin a sense of the current walkability of the distvict. Walldng ronbes were
categorized based onthe following scals:

B Level 1 B Level 3

— C e

i i Y

M evel 4

|

3P
I
.

+  Lewal 1. Insufficient or no pedestrizan infrastroctura.
+  Lewal 2. Pedestrian infrastructure is available but vnenticing,
+  Lewal 3. Landscaping arcomparies infrastrucrture and is ganerally wall meintsined.

+ Lewal 4 Bobes ave inviding and corducive to walling Boildings are criented to
sidewalls amd pedestrians fesl cornfortable.
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Most routes in the area were level 2 or 3. However, most of the level 3 routes were in the
surrounding neighborhoods. The majority of walking routes on 5600 Westand 3500 South were
level 1 or 2. These routes are low quality with few or no amenities.

60
50
40
30
20
10

0

N NG PR NN

Walkability Levels

Figure 2-7. Percentages of quarter-mile walling routes from 5800 West and
3500 South (bylevel of walkabilins)
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Existing Land Use

Land uses within a 1/8-mile radius of the intersection reveal the low-intensity nature of the
existing conditions, The majority of land consists of surface parking and roadways. The corrent
floor-to-area ratio (FAER) of this area i 1:6 (building square footage to land area) This is low
relative to typical suburban retall and is about one-fifth the target FAR of TOD,

Fgripe 2.5, Pavking, 457, Strects, 197, Landsoaping, 19%. Buildsgs, 1775,
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2-4 Planning Process

Process Overview

Due to the existing commercial and residential development, planning for the 3500 South/5600
West stationarea needed to focus on publicinvolvement and incorporating stakeholderinput. The
process began with the formation of a task force that included city staff, Utah Transit Authority
(UTA), a planning commission member, and neighborhood leaders. This task force acted as a
small-scale steering committee, providing guidance on how the process should proceed.

The first step with the general public was a small focus group/charrette on October 29, 2008,
to begin shaping two scenarios. This charrette was followed by a community meeting on
November 19 where the two scenarios were critiqued by residents, business owners, and other
stakeholders. Input from this meeting informed a draft design concept and a draft regulatory
framework. Revisions were made based on input received from several meetings as outlined in

Table 2-2 below.

Table 2-2. Planning Process Summary

Date Meeting

10/29/08 Small focus group/charrette at UCCC

11/19/08 Community meeting at City Hall lobby

1/13/09 First draft completed by the Planning Center

1/14/09 Open house at City Hall lobby

2/17/09 Second draft completed by the Planning Center

4/08/09 Presentation of the second draft to the Planning Commission
4/14/09 Presentation of the second draft to the City Council

5/28/09 Review of the second draft with residents/property owners at City Hall
7/15/09 Review of plan extents and roads with residents/property owners
11/10/09 Final draft completed by City staff

12/03/09 West Valley City Planning Commission public hearing and recommendation
1/18/10 City Council hearing and continuation pending a second community meeting
2/11/10 Community meeting at City Hall.

6/01/10 City Council Adoption

Focus Group (Charrette)

Residents and business owners from the study area were invited to attend the focus group and
design charrette on October 29. The meeting began with a presentation that explained the
process, the reason for transit in the 5600 West corridor, and the potential implications of two
high-quality transit lines in the neighborhood.

The attendees wrote responses to the following questions:

“Eventually, this area needs to have...” or
“The first thing I would change about this area is....”
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These were organized into several categories from shopping to open space and posted on a
board. Each attendee was given green dots (for) and red dots (against) to vote on the posted

responses.

Table 2-3. Responses and Voting Tally

Category Comment Number of Number of
Green Dots Red Dots

Big Ildeas Mix of uses 0

Get Around Getting on and off 5600 W 4 0
Wide walks 3 0

Live Apartments 4 8
Higher intensity/density 4 0
Green space 3 a

Shop Easy access to business for autos and 6 0
pedestrians
Park Once 5 0
Office (professional services) 3 0

SP Walkable form 3 0
Fewer big boxes 3 1
Who cleans up? Maintenance 3 0
Character/Uniqueness 3 a

With these suggestions and further collaboration from the public, the planning team began to
sketch two possible scenarios.

Community Meeting

After the charrette, the two scenarios were formalized and presented to the public at a meeting

at West Valley City Hall on November 19. Thirty people attended.
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Image Preference Survey

After an overview and a brief recap of the process so far, attendees took part in an image
preference survey. They were asked to rate images of buildings, interaction with the street,
and parks and plazas on a scale from 1 to 5. Full image preference results are available in the
Appendix.

Figure 2-3. Tp Three “Buildings 'Images from the Image Preference Survey
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Density was not a good predictor of how participants rated images. For example, participants
liked images of three-story mixed-use buildings and rejected images of single-family homes (See
Appendix for explanation of symbols).

However, participants did not favor images that showed repetitive building forms, such as
identical townhouses.

Participants showed a consistent preference for traditional building forms, such as gabled roofs
and maova iti ildi i
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Pedestrian-oriented buildings were typically rated high, while images with parking in the

foreground were typically rejected.

Plazas and active scenes were clearly favored by participants, regardless of the scale of
surrounding buildings.

Explore Urban Design Concepts

Following the image preference survey, the attendees were separated into five groups and given
maps of the two scenarios. The groups were asked to critique the plans and give feedback. A
facilitator was assigned to each group to encourage participation and record comments. The
scenarios were intended to generate ideas and reactions from residents.
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Figure 2-13, Concept B: Hunter Town Center Concept
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After a discussion period the groups were asked to distill their ideas into three main points they
would like to see addressed. The consensus was that the three most pressing issues were:

1.

Pedestrian Safety/Connectivity. This includes safety along the major roads of 3500 South
and 5600 West; safe, attractive, convenient pedestrian routes through the redeveloped area;
and increased pedestrian access from the surrounding neighborhoods into the area and the
transit stations.

Entertainment. The attendees thought the retail focus of the plans did not achieve the
goal of creating a unique center. Suggestions included recreational opportunities, cinema,
plazas that act as a gathering place for the community, and civic uses such as a recreation
center or library.

Neighborhood Tramsition. Most of the attendees agreed that the plans created a
harsh boundary between new, higher density development and older, lower density
development.

Overall participants preferred Concept B, the Hunter Town Center Concept. The primary reason
cited by the group was the diagonal plazas at the intersection.

2-5 The Revised Concept

To develop the revised urban design concept, the Planning Center started with Concept B,
preferred by meeting participants from the November 19 meeting, and modified it to incorporate
findings from the public process.

Key points from the November 19 meeting reflected in the revised concept include:

1.

Improved Pedestrian Safety/Connectivity. The revised concept offers good pedestrian
connectivity and ample pedestrian-only routes both within the study area and with adjacent
neighborhoods. The implementation program aims to provide flexibility to landowners
should the specific street and walking route layout not fit with the landowners’ development
plans.

Entertainment. The attendees suggested more recreational opportunities such as cinemas
and entertainment uses, plazas and other gathering places for the community, and civic
uses such as a recreation center or library. These suggestions are reflected in the revised
concept, but many of them will be subject to the decision of private landowners.

Neighborhood Transition. The revised concept reflects a more gradual transition to the
uses and intensities of the surrounding neighborhoods.

= HUNTER TOWN CENTER -
VISION WEST 2035 223



-]

After holding additional meetings with residents and property owners, the scope of the plan was
reduced by leaving out most single family homes and the number of new roads and connections
was reduced. A new urban design concept that reflects this reduced scope was not prepared.
However, these changes are reflected in the Hunter Town Center Plan Map.

Based on the image preference survey, there is a clear preference for pedestrian-oriented
buildings, streets, and plazas. The implementation challenge is to encourage traditional building
torms and walkable site design—such as ensuring parking areas do not front buildings—and to
avoid monotonous repetition of building forms. The Design Guidelines proposed in Part I are
intended to address the clear preferences established in the revised concept, and in the final
Hunter Town Center plan.

Figure 2-14. Concept C: Revised Concept
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m Appendices

Image Preference Survey Results (November 19)

Paricipants rated images on a scale of 1 to 5, where a 1 is strongly dislike and 5 is strongly like.

e Greater than 40% of participants liked image (rated 4 or 5).

o Greater than 40% of participants disliked image (rated 1 or 2).

@ 40% of participants liked and disliked image or a majority ratedthe image a 3.

Image
Buildings
1

W 00 ~N o ke WON

Average Std. Deviation % Dislike % Like

2.4 113 54% 14%

2.6 0.92 43% 11%

3.5 1.00 18% 61%

22 1.04 63% 10%

2.3 1.21 60% 20%

27 1.35 47% 30%

27 1.14 45% 23%

3.2 1.30 33% 3%

2.1 0.97 70% 7%

3.5 0.94 20% 60%

3.2 1.18 30% 47%

2.8 0.96 32% 23%
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Image Average Std. Deviation % Dislike % Like

25 3.4 1.14 23% 50%
26 2.4 1.04 57% 20%
27 29 1.02 32% 32%
28 2T 1.21 43% 27%
29 3.2 112 27% 37%
30 2.5 1.41 53% 30%
3 2.1 0.92 58% 3%
32 2.3 1.05 58% 16%
33 2.1 1.01 58% 6%
34 215 1.00 48% 13%
35 2.4 1.27 59% 25%
36 2.9 .72 2% 32%
37 2.8 1.27 47 % 38%
38 2.6 118 50% 25%
39 3.2 1.35 28% 47 %
40 3.8 0.99 9% 72%
Py | 2.4 1.50 59% 25%
42 33 1.12 19% 50%
43 27 1.18 47 % 22%
44 1.8 1.00 78% 9%
45 3.4 1.32 25% 56%
486 &2 1.24 25% 53%
47 1.9 0.89 78% 6%
48 203 1.05 41% 25%
49 23 1.12 50% 16%
50 24 1.21 69% 19%
51 29 1.11 31% 31%
52 35 1.14 19% 56%
53 35 1.08 16% 53%
54 41 5556 29% 45%
133 36 1.13 16% 56%
56 & 0.95 13% 48%
57 33 1.23 22% 44%
58 3.1 1.14 26% 32%
59 3.4 1.21 25% 59%
60 43 1.11 6% 81%
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Annotated Table Maps

Below are concept maps from the November 19 meeting with participant comments

Widen 3500

Too much Needs more
parking! plamll for
s

diagonal Beg
deaign [ I{ Balance auto
corners are i & — and pedestrian
positive . ’ = £F I needs

Diversity of [aTe st 031 S 35 |
homes is e rj ) e

Intensity is good,
but no more than
three stories

Figure AP-1. Annotated Hunter Town Center Concept Map

Too much parking for a
Not as pedestrian transit oriented area.
friendly, too “square™

Y Good Layout.
B (Save existing build-
&2 41 ings when possible)

Eb-‘? 2=

“Centennial” isa ||
bad name
“Hunter” is better”

Figure AP-2. Annotated Centermial Station Concept Map

b aih -
Needs more parks
and open space.
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Community Meeting (November 19) Table Notes

Two of the five groups provided written input. Below are their verbatim comments.

Table 2 Notes

Missing elements
Recreation? Lots of shopping, not enough open space or entertainment
Public art
Buildings aren’t cohesive
5600 West needs to be wide enough to accommodate future growth
Goed elements
Live-work — adds variety, helps foster small and independent businesses.
Could be integrated into core instead of on the outside.
General comments
Look at reducing parking requirements
People won't be pedestrians all the time or drivers all the time, need to address need of
both
Look at structured or shared parking
Add church, or library, or other civil use to take advantage of shared parking with offices
A satellite campus for a university or college
Make it a town square — farmers market/concerts/community activities
Will area support condos and higher density, because it is so close to 2700 South
development?
Character
Needs to be well maintained
Building should be cohesive (but not the same)
Well defined streets and attractive walkways
Regulate building materials for cohesiveness
People attract people, so have residential
Area should look like it evolved, not like it was created
Signage is important, like in Park City, wayfinding signs are good
Pedestrian safety
Sate crosswalks
Sky walks over main roads
Benches/street furniture and other pedestrian amenities
Water features

Table 3 Notes

Prefer “Hunter” name to “Centennial”

Like the live-work idea
Like idea of road along back of homes on 5450 S

Two stories is good, maybe three

NW corner — like Hunter idea, movie center and restaurants

SW corner — Like live-work townhomes and two stories — needs parking
Office/commercial on corner is good

SE corner — Don’t like “Marshals Court” name

\1] AREA PI AN
228 WEST VALLEY CITY



[

Like senior community idea

Like some residential, condos, townhomes etc, lower intensity
NE corner — Like unified design
All needs good lighting
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Recommended Development Types

The following studies illustrate the preferred site design for typical development types in the
Hunter Town Center area. The illustrations show a poor example typical of development outside
of transit areas/town centers and then show a recommended outcome that is consistent with
the West Valley City TOD zoning and the Hunter Town Center plan elements. These are intended
to clarify the desired development outcomes within the Hunter Town Center. Illustrations
demonstrate desired building placement, orientation, and site layouts that are more supportive
of pedestrians and transit use.
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Development Type: Multifamily Residential - Discouraged

Intensity

Active outdoor space at center of project, residents only

Significant amount of open landscaping used solely for buffers

Off-Site Destinations

On-site recreational facility for residents only, reducing off-site trips
No pedestrian connections to off-site destinations, increasing driving trips

Unsafe/undesirable pedestrian arterial crossings

Continuous Pedestrian

Routes

No continuous sidewalks, pedestrians walk in driveways

Walkable Blocks

Driveway layouts do not support pedestrian travel patterns
Infrequent pedestrian linkages to perimeter sidewalks
Average block perimeters of 3,000 to 5,000 feet

Orient Buildings to
Pedestrians

Buildings oriented to parking areas

Interactive Walls

Limited private cutdeor patios/decks for residents
No opportunity to individualize front yards

Little orientation from apartments to pedestrian network

Weather Protection

Large asphalt areas with trees at edges create little protection

Continuous Pathway
Surface

Unmarked pedestrian driveway crossing except at site entrance

Variety of Landscaping

Typically low maintenance, limited variety of landscaping

Buffer Pedestrians

Sidewalks typically adjacent to driveways

Ornamental Lighting

None

Other Considerations

Three access driveways to arterials, full turning movements
Building set back from street and many units facing arterial
Large parking areas are major feature, do not support “neighborhood” feel

Driveway design accommodates fire trucks, encourages higher auto speeds
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Development Type: Multifamily Residential - Preferred

Intensity

Garden apartments to match typical proposal; however, townhouses could
significantly inorea se intenaty of projed:, improve pedestrian orientation and
neighbarhood feel

Open spacesreoriented as courtyards for building clusters

Arctive outdoor space at center of project, residents only

Off-5ite Destinations

On-zite recreational fadlity reduces off-site trips
Additional driveway added with median to discourage left turns

Enhanced pedestrian crosdngs incduderefugeisands in median

Continuous Pedestrian

Boutes

All buildings entrances, off-site crossings, and perimeter sidewalks connected

Wallrable Bladks

Diriveway layouts realigned to provide more direct routes for pedestrians
Additional wallwaysin oease connectivity with perimeter sidewalles
Walloway/driveway layout combines for maximum 1,600-foot perimeter

Orient Buildings to

Pedestrians

Buildings orient to pedestrian network and proteded courtyards

semipublic porches provide views to pedestrian networlk

Interactive Walls

Front yards assigned to unitsand become individualized

Weather Protection

sShade trees provide protection along pedestrian network

Modulated Walloway | Paving patternsin wallowvays
Surface
Continuous Pathway | Primary pedestrian aossings at grade aeate speed plateans to slow cars
Surface
Variety of Landscaping | Individualized front yards and common areas provide variety
Buffer Pedestrians | Sidewalks separated from driveways by landscaping and garages

Ornarnental Lighting

Along primary pedestrian routes

Other Considerations

Four access driveways to arterials, some restricted turning movements
Buildings perpendicular and closer to arterials

Mo units facearterials

Scale of large parking areas are broken down by trees, paving changes
Diriveway design accommodates fire trudks
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Development Type: Retail Shopping Center - Discouraged

W e e

= .

Arterial
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Residential
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Arterial

COff-Site Destinations

Separated from surrounding uses by fences

Continuous Pedestrian

Zood pedestrianlinkages between building entrances

Routes | Infrequentlinkages to permeter sidewralks
Wallowrays frequently interrupted by driveway
Walkable Blodks | Large parking field and buildings

Average 2,000-3,000-foot blodk perimeter
On-site pedestrian linkages to buildings every 1,000 to 1,500 feet

Orient Buildings to

Buildings oriented to pedestrian network on front facades only

Pedestrians | Pad buildings orlented to patking and away from pedestrian network
Interactive Walls | Many buildings have large blank walls
Pedestrianlink through surface parking areas, no attractions along route
Walking betwreen buildings and street dominated by auto drculation
Weather Protection | Awnings or arcades along front of buildings or at entrance only

Columnar trees provide limited shade

Continuous Pathwray

Surface

Striping at major crossings only

Varlety of Landzcaping

Typical concrete sidewallk ramped at driveways to asphalt surface

Buffer Pedestrians

Low maintenance groond cover and shrubs, columnar trees
Mozt sidewalks “oorb tight” with no buffers

Ormarmental Lighting

Naone

Other Considerations

Transit ridership not promoted with employees
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Development Type: Retail Shopping Center - Acceptable

|

Pedestrian Access

—

Grocery

Retail

=3

LN

Herme
=Comm?: Improvement
Retail
-
Arterial
-Gro-o-g—

Off Site Destirntons

Padastrian connections to neatby busines ses and desdinations
Entonced pedastrian crossings at artarials

Comtinmous Pedastrian | Primary drivewsay grid creates clearly delines ted pedestrian network
Bontes | Padestrian/zutocyossings concentratad to Loy inbar soctons
Walliable Blocks | Awerags 1 400-1 200 foot block perirnster;

narnun 2,000 feet for ain beilding
Wlzin Block of toildings broken by pedestrian path, connected to neighb ors

Orient Buildings to
Padestrians

Al Enilding entrances open onto ped estrian network
Diriva-through busines ses designed folink to pedestrian network

Imtetactwe Walls

A Enilding farades 4l ong pedestrian network havs window s or displays

Wiz ther Protecton

Awrings, tress, of arcades shaltey all adjacent padestyian wallovays

Comtinnons Pathway
Surface

Bai sad plateans af pritnary padestriancy osdngs sow traffic
Secondary pedestrian crossings markesd by a changs in paving materials

Wariety of Landscaping

Wariad plant colors, terbures, and Bl ooming patterns on pedestrian network

Buffor Padestrians

Landscaping o ffer betwesn sidewalkand driveways

Ornarnental Lighting

Along pedastrian network

Orther Considerations

Transt rider ship promoted with employass
Future toildings along main pede strian ronte
Parallal ard anged parldng along driveway slow s o gh fraffic
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Development Type: Retail Pad Building - Discouraged

.
nEe

P

BE R

=
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Arterial

Off-Site Destinations

Separated from surrounding uses

Continuous Pedestrian

Routes

Infrequent linkages to perimeter sidewalks

Walkways frequently interrupted by driveway/drive-through lanes

Walkable Blocks

Easily fits within walkable perimeter block size

Orient Buildings to

Pedestrians

Buildings oriented to pedestrian network on parking side

Interactive Walls

Windows typically on at least two sides, toward parking and/or arterial

Doors towards parking area, typically away from transit stop

Weather Protection

Entrance porch only

Columnar trees provide limited shade

Modulated Walkway

Surfaces

Striping at major crossings only

Typical concrete sidewalks

Continuous Pathway

Surface

Typical concrete sidewalk ramped at driveways

Variety of Landscaping

Low maintenance ground cover and shrubs, columnar trees

Buifer Pedestrians

Most sidewalks “curb tight” with no buffers

Ornamental Lighting

Varies

Other Considerations

Transit ridership not promoted with employees
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Development Type: Retail Pad Building - Preferred

Plaza
i .
> ez )
R === ] Commercial
T = Retail
P —

(Y Retalil

Arterial

Off-Site Destinations | Connected to transit at the arterial and other destinations along driveway

Continuous Pedestrian | Part of larger on-site pedestrian/driveway network
Routes | Walkways minimize driveway crossings
Walkable Blocks | Easily fits within walkable perimeter block size

Orient Buildings to | Buildings oriented to both entrance driveway and parking field
Pedestrians | If drive-through, provide paved link between entrance driveway and building

entrance

Interactive Walls | Greatest window exposure along entrance driveway fagade

Doors onto entrance driveway

Weather Protection | Awnings along entrance driveway facade

If drive-through, shade trees or canopy along entrance driveway

Modulated Walkway | Wider sidewalk along entrance driveway with modulated paving patterns

Surfaces | Provide paved link across drive-through lane

Continuous Pathway | Ramped driveway crossings indicated by a change in paving materials

Surface

Variety of Landscaping | Variety of landscaping blooms, sizes, and textures

Buffer Pedestrians | Sidewalks buffered from moving traffic by landscaping

Ornamental Lighting | Along pedestrian network

Other Considerations | Transit ridership promoted with employees
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Development Type - Office Building - Discouraged

—_Arterig;

Intensity

Parking ratio of 4 to 5 spaces per 1,000 square feet

No connections to nearby complementary businesses or destinations

Off-Site Destinations

Fences surround project, separated from surrounding uses

Continuous Pedestrian

Routes

Walkways do not extend to property boundaries

Driveways provide most direct/convenient pedestrian route

Walkable Blocks

Easily fits within walkable perimeter block size

Orient Buildings to

Pedestrians

Buildings oriented to parking field

Interactive Walls

Tinted windows on all sides look onto parking areas
Single door toward parking area

Building typically set back minimum of 150 feet from street/transit stop

Weather Protection

Entrance porch only

Columnar trees provide limited shade on perimeter or interior landscaping

Modulated Walkway
Surfaces

Striped pedestrian crossings, standard concrete sidewalks

Continuous Pathway

Surface

Sidewalk ramped at driveways

Variety of Landscaping

Low maintenance ground cover and shrubs, columnar trees

Buffer Pedestrians

Most sidewalks “curb tight” with no buffers

Ornamental Lighting

Lighting typical 15 to 20 feet high

Other Considerations

Transit ridership not promoted with employees

= HUNTER TOWN CENTER -
VISION WEST 2035

237




Development Type: Office Building - Preferred

Pedestrian Plaza

Intensity

Built at .25 floor area ratio, site layout allows for future intensification to .5
floor area ratio

Parking ratio of 3 to 4 spaces per 1,000 square feet

Could include limited ground-level retail space at sidewalk

Off-Site Destinations

Employees can easily walk to nearby destinations

Continuous Pedestrian

Routes

Walkways extend to property boundaries

Perimeter sidewalk is primary pedestrian route

Walkable Blocks

Easily fits within walkable perimeter block size

Orient Buildings to

Pedestrians

Buildings oriented to parking field

Interactive Walls

Nontinted windows overlook street, parking areas
Interior window coverings provide opportunity for views, if desired
Single building entry orients to both street and parking, single control point

Building located as close as possible to the street

Weather Protection

Awnings along street frontage
Canopy trees provide shade in perimeter or interior landscaping

Modulated Walkway | Perimeter sidewalks per local standards
Surfaces| Pedestrian travel lane articulated across driveway aprons
Variety of Landscaping | Landscaping provides a variety of blooming patterns, textures, and sizes

Buffer Pedestrians

Landscaped buffer along street between sidewalk and travel lane

Ornamental Lighting

Lighting typical 15 to 20 feet high

Other Considerations

Transit ridership promoted with employees
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Appendix D - Redwood Junction Research

The Redwood Junction LRT station is located at 2770 South and Redwood Road. For the purposes of
this General Plan update, Bonneville Research was contracted by the City and UTA in 2014 to perform
in depth research on existing conditions, market capacity for different types of development, and
potential redevelopment strategies for an area encompassing a % mile radius from the Redwood
Junction LRT Station. The existing conditions research component of this effort is presented here.

The following chapter illustrates the analysis of the demographic and economic
forces at work in the area and evaluates the strengths and limitations as they
relate to the Redwood Junction area.

Demographic and Economic Trend Analysis
Area Demographics

2014 Population of area is 2,036, with a growth rate of 1.10%, slightly above the
City growth rate of 1.04%, but less than the State rate of 1.48%.

Population Redwood
Junction
Study Area
2000 1,454
2010 1,968
2014 2,036
2019 2,148
2000-2014 CAGR 3.54%
2014-2019 CAGR 1.10%

TABLE 1 Source: ESRI, Bonneville Research, 2014

Median Household Income of area is $30,038, significantly less than the City
median of $52,562.

Median Household Income Redwood | West Valley
Junction City
Study Area
2014 S 30,038 S 52,562
2019 S 35232 $ 58,306

TABLE 2 Source: ESRI, Bonneville Research, 2014

Unemployment Rate in the area is 8.4%, substantially higher than the City rate

of 5.9%.
2014 Civilian Population 16+ in Labor Force Redwood | West Valley
Junction City
Study Area
Civilian Employed 91.6% 94.1%
Civilian Unemployed 8.4% 5.9%

TABLE 3 Source: ESRI, Bonneville Research, 2014
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27.5% of area population over age 25 does not have a high school diploma
compared to 21.4% for the City as a whole.

2014 Population 25+ by Education Attainment Redwood | West Valley
Junction City
Study Area

Total
1,128 76,847
Less than 9th Grade 16.8% 9.5%
9-12 Grade, No Diploma 10.7% 11.9%
High School Graduate 27.9% 28.7%
GED/Alternative Credential 2.7% 3.5%
Some College, No Degree 24.1% 24.3%
Associate Degree 7.1% 8.5%
Bachelor's Degree 9.7% 10.0%
Graduate/Professional Degree 1.0% 3.5%

TABLE 4 Source: ESRI, Bonneville Research, 2014

42.2% of households have an income under $25,000, which is the poverty level
for a three person household, and 55.7% of households have an income under
$35,000, the poverty level for a 4 person household.

2014 Households by Income Redwood | West Valley
Junction City
Study Area
<$15,000 24.8% 9.2%
$15,000-$24,999 17.4% 9.1%
$25,000-534,999 13.5% 10.6%
$35,000-$49,999 17.5% 16.9%
$50,000-574,999 13.8% 26.1%
$75,000-$99,999 5.7% 15.1%
$100,000-149,999 5.4% 10.5%
$150,000-$199,999 1.0% 1.3%
$200,000 + 1.0% 1.2%
Average Household Income S 40,596 S 60,823

TABLE 5 Source: ESRI, Bonneville Research, 2014
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59% of the housing inside the Redwood Junction study area are rated by the
Salt Lake County Assessor as Poor or Fair, compared to 11.2% City wide.

2014 Housing Unit Condition Redwood | West Valley
Junction City
Study Area
Poor Condition 14.8% 0.5%
Fair Condition 44.2% 10.8%
Total Poor and Fair Condition 59.0% 11.2%

TABLE 6 Source: Salt Lake County Assessor, Bonneville Research, 2014

Green Line Ridership

The Redwood Junction station on the UTA TRAX Green Line is among the lowest
on the entire line in Daily Station Activity, accounting for only 3.28% of the total
activity on the entire Green line.

West Valley TRAX Line Average Daily
Station Activity (Boardings + Alightings)

3500
3000
2500
2000
1500
1000
500
0

West Valley  Central Pointe Redwood Decker Lake River Trall

Central Station Station Junction Station Station Station

TABLE 8 Source: UTA, 2014
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56% of the average weekday boardings at the Redwood Junction station occur
after 3:00 PM compared to 20% of boardings before 9:00 AM. This would
indicate that it is likely the employees in the commercial portion of the study
area using TRAX for work commuting rather than the residential portion.

Night (>6PM)

PM Peak (3-6PM)

Mid-day (9AM-3PM)

AM Peak (6-0AM)

Early Morning (<6AM)

Day)
|

Redwood Junction TRAX Station
Average Weekday Boardings (Time of

20

40

60

80

100

120 140 160 180

TABLE 9 Source: UTA, 2014
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Site Analysis
Introduction

The study area consists of roughly 320 Acres of
commercial/retail/light manufacturing, multifamily
housing, single family homes, some vacant land, a
handful of churches, schools, and some dedicated parks,
trails, and recreation facilities.

Y
g
4
3
g
g
2

The age and quality of the structures varies widely
within each land-use category.

Commercial Character

The Commercial area in the Study Area is made up
of a variety of commercial uses including Class A, B
& C office, light industrial and manufacturing. There
are some retail and service oriented businesses
located along Redwood Road - the quality of these

LAND USE

developments ranges from outdated and vacant tovery =~ = = -
new corporate headquarters. (See Figure 3 Building Age | ] sl Famiy Resseria
Ma p) " [ wuti-Family Residential

I conmerdsl

Within the project area are several undeveloped
properties with the largest being a well situated parcel

)8

Figure 1 Land Use Map
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TRAILS AND OPEN
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Figure 2 Existing Conditions Map
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" DECKER UAKE DRIVE®

[ ssfore 1950
1960 - 1979
[ RERESY
Bl o0 1999

Image 2 New Commercial Building

adjacent to the Western study area boundary. Most

of the other vacant land with commercial potential is
located along Redwood Road. Some of the office spaces
have been retrofitted and are currently functioning as
charter schools.

ENDEAVOR WL ‘
y i o Sl 2
- Now Enroffing

Charter School Retrofit
Residential Character

The residential area is almost all located on the East

side of Redwood Road and largely consists of detached
single family dwellings intermixed with a handful of
duplexes, triplexes, and 4-plexes. The homes vary in size
and age with a majority being built prior to 1959 (Figure
3 Building Age). A large portion of the properties are
renter occupied (Figure 4 Renter vs. Owner occupied,
Table 7 Housing Unit Summary).

At first glance the neighborhoods appear to be in a

state of decline with many homes in disrepair including
several that are uninhabitable and are currently boarded
up and vacant (Image 3 Existing Residential). In spite of
the apparent blighted conditions, there are a handful of
properties that have either recently been constructed or
redeveloped and are properly being maintained. These
homes are scattered throughout the residential area

but most are along the Eastern boundary and are in
much better condition than the surrounding area (Image
4,5 Existing Residential). There is very minimal curb
gutter and/or sidewalk anywhere within the residential
area adding to the feeling of a declining neighborhood
(Figure 5 Existing Infrastructure). The only residential
component west of Redwood Road is a large 4-plex
development at the north end of the study area. The
condition of this development appears to be very poor
with many buildings needing maintenance. In addition,

4-Plex Development
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unmaintained landscapes and crumbling asphalt further
lessens the desirability of the complex.

Public and Open Space

Within the study area is a trail network that links major
recreation areas together and also provides connection
to the Jordan River Trail located a short distance to the
East (Figure 1 Existing Conditions Map). A dedicated
paved bike path called the West Valley City Crosstowne
Trail links Decker Lake to the Jordan River Trail. This trail
is associated with and is immediately adjacent to the
UTA Trax line.

B Rentel
I Ovner Occupied

On the west boundary of the study area a trail spur
provides pedestrian/bike access to the Redwood Park
and County operated Redwood Recreation Center
located in the Southeast corner of the study area. The
trail leading out of the park is identified as the Lester
Street trailhead.

Lester Street Trailhead

A public elementary school with a sizable school

yard and track/playing field exists on the west side of
Redwood Road. The school is in good condition but is
physically disconnected from the neighborhood that

Image 4 existing residential

VISION WEST 2035 245



SITE ANALYSIS

INFRASTRUCTURE
- Street Light

No Curb & Gutter or Sidewalk
Curb & Gutter with Sidewalk

Curb & Gutter, No Sidewalk

Image 5 existing residential

Image 6 Utility Corridor

246

it services and is connected primarily by an unsightly
elevated walkway constructed to provide safe access
across Redwood Road.

Redwood Elementary

As previously mentioned some of the vacant commercial
properties have been retrofitted into charter schools and
at least 2 facilities are currently functioning as schools.
The fact that these schools exist is evidence of a demand
for school space in the area. The creative reuse and
repurposing of existing facilities is a laudable action.
However, the schools are located inside the commercial/
manufacturing zone, a neighboring use not compatible
with the comings and goings of school age children. This
same assessment applies to the existing public school
however the Redwood Elementary has a sizeable school
yard to allow for outdoor play. In contrast, the charter
schools are utilizing fenced asphalt parking lots for play
areas. The children are also being bussed to the charter
schools.

Charter School Parking Lot Play Area

A large utility corridor exists just north of Redwood

Park that consists of high voltage power lines with

some additional power utility fields. The area beneath
the lines is generally unimproved with some livestock
grazing being allowed where feasible. The land is owned
by Utah Power and Light Company (Image 6 Utility
Corridor).
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Appendix F - Pioneer Crossing Park Master Plan
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Appendix G - Definitions?

The following is a list of terms that may be found in this document and their general meanings. In
some cases, these concepts may be described more specifically and with greater local accuracy in
areas within this plan such as mixed-use zones. The following definitions are provided for information
only and may not necessarily reflect the precise definitions used by West Valley City in legal and
policy decisions.

A

acre
A land area of 43,560 square feet.

Accessory apartment; or mother-in-law apartment, granny flat, secondary suite
A secondary dwelling unit established in conjunction with and clearly subordinate to a primary dwelling unit, whether a
part of the same structure as the primary dwelling unit or a detached dwelling unit on the same lot.

affordable housing

Housing units where the occupant is paying no more than 30 percent of gross income for housing costs, including taxes
and utilities.

agriculture

the science, art, or practice of cultivating the soil, producing crops, and raising livestock and in varying degrees the
preparation and marketing of the resulting products. Agricultural land can be used for any of these activities.
annexation

The act or process of adding land to a governmental unit, usually an incorporated place, by an ordinance, a court order,
or other legal action.

apartment
A room or suite of rooms, with toilet and culinary accommodations, used or designed for use as a residence by a
family, located in a building containing two or more such rooms or suites or located in a building devoted primarily to
residential use.

arborist
An individual trained in arboriculture, forestry, landscape architecture, horticulture, or related fields and experienced in
the conservation and preservation of native and ornamental trees. Also: urban forester.

arterial street (see street, arterial)

architectural feature
A part, portion, or projection that contributes to the beauty or elegance of a building or structure, exclusive of signs, that
is not necessary for the structural integrity of the building or structure or to make said building or structure habitable.
architecture

The art and science of designing and constructing buildings adapted to their purposes, one of which is beauty.

art, public
A fountain, sculpture, painting, mural, or similar object that is sited within a planned development as a focal point and is
intended for the enjoyment of the general public.

average annual daily total; or average annual daily traffic

The vehicle flow or number of vehicles using or passing a specific point on a road in a 24 hour period, which is averaged
across one year to account for possible seasonal changes in flow.

1 Many of these definitions are taken from A Planners Dictionary, edited by Michael Davidson and Fay Dolnick and
published by the American Planning Association. Other sources include governments and organizations.
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benchmark

A performance-monitoring standard that allows a local government to periodically measure the ex tent to which the
goals and policies of a local comprehensive land are being achieved.

bicycle amenities/facilities

Improvements and provisions which accommodate or encourage bicycling, including parking facilities, maps, signs, bike
lanes, multi-use paths, and shared roadways designated for bicycle use.

bike lane

A corridor expressly reserved for bicycles, existing on a street or roadway in addition to any lanes for use by motorized
vehicles. Some bike lanes may not be delineated on the street, these are generally referred to as ‘class 3’ bike lanes.
biocapacity; or biological capacity

The capacity of ecosystems to produce useful biological materials for use by humans, generally for the human economy,
and to absorb wastes created by humans.

build out

Development of land to its full potential or theoretical capacity as permitted under current or proposed planning or
zoning designations.

building code

The various codes of the city that regulate construction and require building permits, electrical permits, mechanical
permits, plumbing permits, and other permits to do work regulated by city code pertaining to building and building
regulation.

building orientation

The layout and design of a building on a particular site. Orientation of structures is very important for sustainable site
and building design, allowing it for example to increase exposure to southern sunshine in the winter and control sun in
the summer.

build-to line

A line with which the exterior wall of a building in a development is generally required to coincide.

bus rapid transit (see transit, bus-rapid)

C

capital improvement

When pertaining to government, an acquisition of real property, major construction projects, or acquisition of expensive
equipment expected to last a long time.

carpool

A vehicle carrying two to six persons commuting together to and from work on a regular basis.

CC & R (see covenants, conditions and restrictions)

census

A complete enumeration, usually of a population, but also businesses and commercial establishments, farms,
governments, and demographic information among other things.

character

The image and perception of a community as defined by its built environment, landscaping, natural features and open
space, types and style of housing, and number and size of roads and sidewalks.

charrette

A public design workshop in which designers, property owners, developers, public officials, environmentalists, citizens,
and other persons or group of people work in harmony to achieve an agreeable project design.

city council

The legislative or governing board in most cities.

city planning

Furthering the welfare of people and their communities by creating convenient, equitable, healthful, efficient, and
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attractive environments for present and future generations.

code enforcement

The person, office, or department designated by state law or the board of supervisors to enforce any provision of
municipal code. Enforcing officer includes any county officer, employee, or agent to whom enforcement powers have
been lawfully delegated by a designated enforcement officer.

commercial district

That portion of the city with designated land uses characterized by commercial office activities, services, and retail sales.
Ordinarily these areas have large numbers of pedestrians and a heavy demand for parking space during periods of
peak traffic or a sustained high pedestrian volume and a continuously heavy demand for off-street parking space during
business hours.

commercial transportation industry

The combined economic class of commercial services dedicated primarily to the conveyance or transfer of goods
between locations.

community development Area (CDA)

Redevelopment Agencies are given the authority to establish areas in which a city may undertake economic/community
development. CDA’s are enabled to provide effective economic development tools which permit the Redevelopment
Agency to encourage new capital investment, recruit new businesses by using CDA dollars for marketing and promotion,
and create new revenue sources from business recruitment activities.

community development block grant (CDBG)

Grant funding provided through the U.S. Department of Housing and Urban Development which support local
community programs including affordable housing, infrastructure and elimination of poverty, slums and blight.
condominium

Real estate, portions of which are designated for separate ownership and the remainder of which is designated for
common ownership solely by the owners of those portions. Real estate is not a condominium unless the undivided
interests in the common elements are vested in the unit owners.

conservation

The management of natural resources to prevent waste, destruction, or degradation.

continuous flow intersection

An at-grade intersection that moves the left turn conflict out of the middle of the intersection to the side of the
intersection. This eases traffic flow and security by eliminating the need for a left turn signal at the intersection, moving
it instead back several hundred feet on the main thoroughfare.

corridor

A street or roadway identified as a principal link or gateway within the community.

cottage home

A small, single-family, sometimes simply constructed home, often located on smaller city lots.
council of governments

Voluntary associations of local government officials and entities.

covenants, conditions and restrictions (CC&Rs)

The formal restrictions governing use property which are generally created and enforced by a homeowners association
or real estate developer. The CC&Rs may include such detailed rules as the acceptable color(s) of exterior paint and
whether or not pets are allowed.

cultural resources (cultural infrastructure)

Those resources that possess qualities of significance in national, state, or local history, architecture, archaeology, and
culture and which are present in districts, sites, structures, and objects that possess integrity of location, design, setting,
materials, workmanship, and association.

cultural infrastructure

The identification and mapping of a community’s cultural resources

D

density
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The number of dwelling units permitted per net acre of land.

design review

The comprehensive evaluation of a development and its impact on neighboring properties and the community as

a whole, from the standpoint of site and landscape design, architecture, materials, colors, lighting, and signs, in
accordance with a set of adopted criteria and standards.

design standards

A set of guidelines regarding the architectural appearance of a building, or improvement, that governs the alteration,
construction, demolition, or relocation of a building, or improvement.

developer

That person who is improving a parcel of land within the city and who may or may not be the owner of the property.
dilapidated

No longer adequate for the purpose or use for which it was originally intended.

diversity

Differences among otherwise similar elements that give them unique forms and qualities (e.g., housing diversity can be
achieved by differences in unit size, tenure, or cost).

duplex

A building designed as a single structure, containing two separate living units, each of which is designed to be occupied
as a separate permanent residence for one family.

E F

ecological footprint

A measure of human demand on the Earth’s ecosystems, comparing this demand with the Earth’s capacity to produce
resources and absorb wastes or biocapacity.

economic development

Development that provides a service, produces a good, retails a commodity, or emerges in any other use or activity for
the purpose of making financial gain.

economic development area (EDA)

Development on land facilitated through the creation by a Redevelopment Agency of a specific area, an EDA, that

uses property tax as a development incentive. The development of these sites is intended to result in value-added job
creation.

entertainment district

An area with a variety of uses that provide entertainment and supporting uses to the public, such as theaters,
restaurants, plazas, outdoor cafes, kiosks, retail shops, public areas, and ways.

facade

That portion of any exterior elevation on the building extending from grade to top of the parapet, wall, or eaves and the
entire width of the building elevation.

farmer’s market

An occasional or periodic market held in an open area or in a structure where groups of individual sellers offer for sale to
the public such items as fresh produce, seasonal fruits, fresh flowers, arts and crafts items, and food and beverages (but
not to include second-hand goods) dispensed from booths located on-site.

feasibility study

An analysis of a specific project or program to determine if it can be successfully carried out.

form-based zoning

Allows market demand to determine the mix of uses within the constraints of building type set by the community. The
community establishes zones of building type and allows building owners to determine the uses. The look and layout of
a street is carefully controlled to reflect neighborhood scale, parking standards, and pedestrian accessibility, but building
owners and occupants are allowed maximum flexibility to determine how the buildings will be used.

four-plex

Single structures which contain four subdivided dwelling units all of which have individually separate entrances from the
exterior of the structure.

freeway

A multilane highway for continuous traffic flow with all crossroads separated in grade and with full control of access.
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gateway

An entrance corridor that heralds the approach of a new landscape and defines the arrival point as a destination.
general plan

A comprehensive declaration of goals, policies, and programs for the development of the city and including, where
applicable, diagrams, maps, and text setting forth objectives, principles, standards, and other features, and which has
been adopted by the city council.

good landlord incentive program

The Good Landlord Incentive Program, operated through West Valley City, provides reduced business licensing fees and
other city support in exchange for a commitment to appropriate standards of property and tenant maintenance. This
program may be strongly encouraged of landlords with complaint or code violation histories.

grade

The average level of the finished surface of the ground adjacent to the exterior walls of the building.

grade separation

The physical development of structures or intersections that separate motor vehicles from motor vehicles; motor
vehicles, pedestrians, and bicyclists from trains; motor vehicles from pedestrians and bicycles, as well as pedestrians
from bicycles.

granger crossings

The commercial corridor along 3500 South between Redwood Road and Interstate 215 in West Valley City, Utah. May
also refer to the Granger Crossings Business Improvement District in the same area with concentrations of ethnic
businesses and designed to enhance commercial opportunities.

granny flat (see accessory apartment)

green building

Structures that incorporate the principles of sustainable design— design in which the impact of a building on the
environment will be minimal over the lifetime of that building. Green buildings incorporate principles of energy and
resource efficiency, practical applications of waste reduction and pollution prevention, good indoor air quality and
natural light to promote occupant health and productivity, and transportation efficiency in design and construction,
during use and reuse.

greenhouse gas

Any of many gaseous elements in the Earth’s upper atmosphere, whether natural or human generated, that generally
prevent heat energy from escaping into space by deflecting it back to Earth.

greywater

Wastewater obtained from domestic sinks and tubs, but excluding that part of the plumbing waste stream that includes
human wastes.

H

habitat

The physical location or type of environment in which an organism or biological population lives or occurs.

high impact corridor

Major transportation thoroughfares that have a significant amount of automobile traffic and concentrations of
commercial and residential development.

highway (see freeway)

home occupation

An occupation carried on in a dwelling unit by the resident thereof; provided that the use is limited in extent and
incidental and secondary to the use of the dwelling unit for residential purposes and does not change the character
thereof.

home owners association (HOA)

A legal entity, often a non-profit corporation, created by a real estate developer or group of property owners generally for
the purpose of managing common or shared property, collecting dues, as well as creating and enforcing collective rules
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known as covenants, conditions and restrictions (CC&Rs) that control property use.

household
The person or persons occupying a dwelling unit.

housing, low-income

Housing that is affordable, according to the U.S. Department of Housing and Urban Development, for either home
ownership or rental, and that is occupied, reserved, or marketed for occupancy for households with a gross household
income that does not exceed 50 percent of the median gross household income for households of the same size within
the housing region in which the housing is located.

housing, moderate-income

Housing that is affordable, according to the U.S. Department of Housing and Urban Development, for either home
ownership or rental, and that is occupied, reserved, or marketed for occupancy by households with a gross household
income that is greater than 50 percent but does not exceed 80 percent of the median gross household income for
households of the same size within the housing region in which the housing is located.

housing, very low-income

Housing that is affordable, according to the U.S. Department of Housing and Urban Development, for either home
ownership or rental, and that is occupied, reserved, or marketed for occupancy for households with a gross household
income that does not exceed 30 percent of the median gross household income for households of the same size within
the housing region in which the housing is located.

housing unit, multifamily

A building containing four or more individual dwellings with separate cooking and toilet facilities for each dwelling.
housing unit, single-family

A building designed exclusively for and occupied exclusively by one family.

housing, very-low-income

Housing that is affordable, according to the U.S. Department of Housing and Urban Development, for either home
ownership or rental, and that is occupied, reserved, or marketed for occupancy by households with a gross household
income equal to 30 percent or less of the median gross household income for households of the same size within the
housing region in which the housing is located.

I J K

impact

The effect of any direct man-made actions or indirect repercussions of man-made actions on existing physical, social, or
economic conditions.

industrial district

That portion of the city with designated land uses characterized by production, manufacturing, distribution, or
fabrication activities. Ordinarily these areas have few pedestrians and a low parking turnover, but there is a large
amount of truck and trailer traffic.

industrial ecology; also industrial symbiosis

An interdisciplinary field that focuses on sustainability by bringing together economic, environmental and industrial
concepts. Industrial Ecology often suggests natural systems as models for the production of goods and proposes creating
‘closed-loop’, or waste-less, industrial and manufacturing systems.

infill development

The development of vacant or partially developed parcels which are surrounded by or in close proximity to areas that
are substantially or fully developed.

infrastructure

Facilities and services needed to sustain industry, residential, commercial, and all other land-use activities, including
water, sewer lines, and other utilities, streets and roads, communications, and public facilities such as fire stations,
parks, schools, etc.

intensity (also development intensity)

Relative measure of development impact as defined by characteristics such as the number of dwelling units per acre,

254 WEST VALLEY CITY



amount of traffic generated, and amount of site coverage.

ithink©

iThink is a software produced by ISEE Systems that assists in the creation of system models that simulate business
processes and scenarios, illustrating the impacts of procedure or policy, and providing insight into the elements that are
most likely to affect system change.

L

land use

The occupation or use of land or water area for any human activity or any purpose.

landscaping

An expanse of scenery including lawns, trees, plants, and other organic or inorganic materials used to soften or mitigate
the impacts of development.

landscape plan

The graphic and written representation of an area’s existing or planned natural features which may include trees,
shrubs, ground cover, boulders, sod, irrigation, paths or trails, lighting, erosion prevention, and other elements.
leadership in energy and environmental design (LEED)

The Leadership in Energy and Environmental Design (LEED) Green Building Rating System™ encourages and accelerates
global adoption of sustainable green building and development practices through the creation and implementation of
universally understood and accepted tools and performance criteria.

level of service (LOS) standard, traffic

A scale that measures the amount of traffic that a roadway or intersection can accommodate, based on such factors
as maneuverability, driver dissatisfaction, and delay. Level of Service A indicates a relatively free flow of traffic, with
little or no limitation on vehicle movement or speed. Level of Service B describes a steady flow of traffic, with only slight
delays in vehicle movement and speed. All queues clear in a single signal cycle. Level of Service C denotes a reasonably
steady, high-volume flow of traffic, with some limitations on movement and speed, and occasional backups on critical
approaches. Level of Service D designates the level where traffic nears an unstable flow. Intersections still function, but
short queues develop and cars may have to wait through one cycle during short peaks. Level of Service E represents
traffic characterized by slow movement and frequent (although momentary) stoppages. This type of congestion is
considered severe, but is not uncommon at peak traffic hours, with frequent stopping, long-standing queues, and
blocked intersections. Level of Service F describes unsatisfactory stop-and-go traffic characterized by “traffic jams”

and stoppages of long duration. Vehicles at signalized intersections usually have to wait through one or more signal
changes, and “upstream” intersections may be blocked by the long queues.

light-rail transit (See transit, light-rail)

local business

A business that is independently owned and operated in a community by a resident(s) of the same community.

lot line

A line (such as a property line) dividing one lot from another or from a street or any public place.

M N O

massing

The size, shape, grouping and relationships of individual buildings taken together to form a unified body or mass.
master plan; or specific plan

A detailed policy plan or regulation that implements the comprehensive plan or any of the elements of that plan.
Specific plans include area and neighborhood plans, land-use code, and other similar plans.

master plan, small area

A detailed policy, strategic and land use plan that addresses multiple complex issues within an area that is a subset of
the municipal boundaries.

master plan, topical

A detailed policy and strategic plan that addresses a particular topic or select set of topics throughout the municipal
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boundaries such as bicycle and pedestrian master plan or stormwater master plan.

matching grant

A grant given for public good generally conditioned on a corresponding and similar contribution of money from the
beneficiary organization or community.

mill levy; also permille or millage rate

The application or expression of property tax in a ‘mill’ rate or amount in one-thousandths of a dollar. Property tax is
calculated by multiplying the assessed property value by the mill rate and dividing by on thousand.

mixed-use development

The development of a tract of land or building or structure with two or more different uses such as but not limited to
residential, office, retail, public, or entertainment, in a compact urban form.

mobile home

A transportable structure suitable for year-round single-family occupancy and having water, electrical, sewage
connections similar to those of conventional dwellings.

mother-in-law apartment (see accessory apartment)

multifamily (see housing unit, multifamily)

nonconforming use; or nonconforming

A use which was legally established but which is no longer classified as a permitted or conditional use in the zoning
district in which it is located.

office

A room or group of rooms used for conducting the affairs of a business, profession, service industry, or government.
open space

Any land or area, the preservation of which in its present use would: (1) conserve and enhance natural or scenic
resources; or (2) protect streams or water supply; or (3) promote conservation of soils, wetlands, beaches, or tidal
marshes; or (4) enhance the value to the public of abutting or neighboring parks, forests, wildlife preserves, nature
reservations, or sanctuaries; or (5) enhance recreation opportunities.

orientation (see building orientation)

overlay zoning district; or overlay zone

An area where certain additional requirements are superimposed upon a base zoning district or underlying district and
where the requirements of the base or underlying district may or may not be altered.

P

parcel

Any legally described piece of land designated by the owner or developer as land to be used or developed as a unit, or
that has been developed as a unit.

park

Land that is publicly owned or controlled for the purpose of providing recreation, or open space for public use.
park-and-ride facility

Parking lots or structures located along public transit routes designed to encourage transfer from private automobile to
mass transit or to encourage carpooling for purposes of commuting, or for access to recreation areas.

parking, shared

A public or private parking area used jointly by two or more uses.

park strip

The landscaped, xeriscaped or grassy strip of land between the sidewalk and the street.

pedestrian connection

A continuous, unobstructed, reasonably direct route between two points that is intended and suitable for pedestrian
use. Pedestrian connections include but are not limited to sidewalks, walkways, accessways, stairways, and pedestrian
bridges.

pedestrian-friendly

The density, layout, and infrastructure that encourages walking and biking within a subdivision or development,

256 WEST VALLEY CITY



including short setbacks, front porches, sidewalks, and bike paths.

permit, conditional use

A permit issued by the city that allow some uses of property not otherwise allowed by right, often including additional
requirements.

permitted use

Any use authorized or permitted alone or in conjunction with another use in a specific district and subject to the
limitations of the regulations of such use district.

planned unit development (PUD)

A description of a proposed unified development, consisting at a minimum of a map and adopted ordinance setting forth
the regulations governing, and the location and phasing of all proposed uses and improvements to be included in the
development.

planning commission

A board of the local government consisting of such [elected and appointed or appointed] members whose functions
include advisory or nontechnical aspects of planning and may also include such other powers and duties as may be
assigned to it by the legislative body.

policy

A general rule for action focused on a specific issue, derived from more general goals.

pollution

The presence of matter or energy whose nature, location, or quantity produces undesired environmental effects.
population projection

A prediction of a future demographic condition that will occur if the assumptions inherent in the projection technique
prove true.

public ownership; or publicly owned

Belonging or open to, enjoyed and used by and/or maintained for people within a community generally, but not limited
to a facility the control of which is wholly or partially exercised by some governmental agency.

public transportation

Services provided for the public on a regular basis by vehicles such as bus or rail on public ways, using specific routes
and schedules, and usually on a fare-paying basis.

pulse node; or pulse-node model of development

Pulse-node describes an urban planning development model, which promotes major development around important
transit/transportation intersections or hubs, consisting of high intensity mixed uses, suggests medium intensity mixed
use developments located in between the major transit hubs or intersections, and protects low intensity uses intended to
fill in behind the major corridor land uses.

QR

quality of life

The attributes or amenities that combine to make an area a good place to live. Examples include the availability

of political, educational, and social support systems; good relations among constituent groups; a healthy physical
environment; and economic opportunities for both individuals and businesses.

recreation

The refreshment of body and mind through forms of play, amusement, or relaxation. The recreational experience may
be active, such as fishing, sports, and swimming, or may be passive, such as enjoying the natural beauty of open space
or its wildlife.

redevelopment agency

A redevelopment agency is a governmental entity that may use special legal and financial mechanisms to eliminate
blight and improve economic and physical conditions in designated areas of a city.

redevelopment area (RDA)

An area identified (also called an RDA), which is blighted and requires local assistance to reasonably justify any type of
economic renewal. Financing and investment tools available to the redevelopment agency are applied to implement
local community development goals.

regional transportation plan
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A long term plan or blueprint for roads and mobility at a scale greater than that of a single jurisdiction, and affecting a
broad geographic area. This plan generally considers the varied principles of safety, economic development, different
modes of transportation, movement of freight and long term demographic projections.

residential area

An area of land lawfully used, designated in the comprehensive plan, and approved in a master plan, zoning ordinance,
development order, or other final development approval for residential purposes.

retail

The selling of goods, wares, or merchandise directly to the ultimate consumer or persons without a resale license.
revitalization

The imparting of new economic and community life in an existing neighborhood, area, or business district while at the
same time preserving the original building stock and historic character.

right-of-way (ROW)

An area dedicated to public use for pedestrian and vehicular movement, which may also accommodate public utilities.

S

safe routes to school

A set of programs use a variety of education, engineering and enforcement strategies that help make routes safer for
children to walk and bicycle to school and encouragement strategies to entice more children to walk and bicycle. They
have grown popular in recent years in response to problems created by an expanding built environment, a growing
reliance on motor vehicles for student transportation and with the more recent development of federal and state
funding of SRTS programs.

sense of place

The characteristics of a location that make it readily recognizable as being unique and different from its surroundings
and that provides a feeling of belonging to or being identified with that particular place.

setback

The minimum distance by which any building, structure or parking lot must be separated from a street right-of-way or
lot line.

signal synchronization

The coordinated timing of traffic lights along successive intersections to facilitate the movement of traffic.

solar energy system

Includes: (1) A design using natural and architectural features to cool or heat a structure, or (2) a mechanical assembly
that may include a solar collector, storage facility, and any other components needed to cool or heat a structure.
special service district (SSD)

An area within a community designated by city ordinance to assess payments for construction or installation of public
facilities that primarily benefit the property owners within the district.

specific plan (see master plan)

standard

A criterion that defines the meaning of a policy by providing a way to measure its attainment.

stormwater detention area

A structure or facility, natural or artificial, which stores stormwater on a temporary basis and releases it at a controlled
rate. A detention basin may drain completely after a storm event, or it may be a body of water with a fixed minimum
and maximum water elevation between runoff events.

story

A space in a building between the surface of any floor and the surface of the next floor above, or if there is no floor
above, then the space between such floor and the ceiling or roof above.

strategic plan

A plan articulating desirable characteristics to be used in structured, on-going, and often administrative or program
decisions that are intended to achieve specified objectives.

street

A public thoroughfare, including road, highway, drive, lane, avenue, place, boulevard, and any other thoroughfare that
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affords the principal means of access to abutting property.

street, arterial

Medium-speed (30-40 mph), medium capacity (10,000-35,000 average daily trips) roadway that provides intra-
community travel and access to the countywide highway system. Access to community arterials should be provided at
collector roads and local streets, but direct access from parcels to existing arterials is common.

street capacity

The maximum number of vehicles which have a reasonable expectation of passing over a given section of a lane or

a roadway in one direction, or in both directions for a two- or four-lane highway, during a given time period under
prevailing traffic conditions.

street, collector/distributor

Relatively low speed (25-30 mph), relatively low-volume (5,000—20,000 average daily trips) street that provides
circulation within and between neighborhoods. Collectors usually serve short trips and are intended for collecting trips
from local streets and distributing them to the arterial network.

street cross section

A graphic profile of the ground surface perpendicular to the center line of a street.

street, cul-de-sac

A local street having one end open to vehicular traffic and the other end permanently closed with a vehicular
turnaround.

street furniture

Those features associated with a street that are intended to enhance that street’s physical character and use by
pedestrians, such as benches, trash receptacles, kiosks, lights, newspaper racks, etc.

street plan, major

A map showing a system of vehicular circulation comprised of present and proposed major and secondary streets of the
county or a municipality and adopted pursuant to law.

street tree

Tree(s) strategically planted, usually in parkway strips or medians to enhance the visual quality of a street.

strip mall; or strip development

Commercial development, usually one store deep, that fronts on and is often parallel to a major street. Includes
individual buildings on their own lots, with or without on-site parking, and small linear shopping centers with shallow
on-site parking in front of the stores.

suburban

An outlying part of city or town, or a lower density residential area adjacent to a higher density residential and
commercial or urban area.

sustainable; or sustainability

Community use of natural resources in a way that does not jeopardize the ability of future generations to live and
prosper.

T

tax base

The sum of taxable activities, collective value of real estate, and assets subject to tax within a community.

townhome

A one-family dwelling unit, with a private entrance, which is part of a structure whose dwelling units are attached
horizontally in a linear arrangement, and having a totally exposed front and rear wall to be used for access, light, and
ventilation.

township

A contiguous, geographically defined portion of the unincorporated area of a county with planning and zoning functions
as exercised through the township planning commission, but with no legal or political identity separate from the county
and no taxing authority.

traffic calming

The application of primarily physical features on a streetscape to reduce the negative impacts of automobiles such as
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speeding.

trail

A way or path designed for and used by equestrians, pedestrians, and cyclists using nonmotorized bicycles.

transfer of development rights (TDR)

A program that can relocate potential development from areas where proposed land use or environmental impacts are
considered undesirable (the “donor” site) to another (“receiver”) site chosen on the basis of its ability to accommodate
additional units of development beyond that for which it was zoned, with minimal environmental, social, and aesthetic
impacts.

transit

The conveyance of persons or goods from one place to another by means of a local, public transportation system.
transit, bus-rapid; bus rapid transit (BRT)

A type of limited-stop, high speed bus service frequently operated in a dedicated right-of-way.

transit, light-rail

Street cars or trolley cars that typically operate entirely or substantially on ‘at-grade’ rights-of-way. Vehicles are typically
electrically self-propelled and generally operate on exclusive lanes separated from automobile traffic.

transit node

An area where multiple modes of transportation intersect, providing a variety of transit options.

transit-oriented development (TOD)

Moderate- and high-density housing concentrated in mixed-use developments located along transit routes. The
location, design, and mix of uses in a TOD emphasize pedestrian-oriented environments and encourage the use of public
transportation.

transportation plan

That portion of the comprehensive plan or regional plan adopted by the city indicating the general location
recommended for expressway, arterial, collector, and local thoroughfares within the corporate limits of the city.

uyv

urban

Characteristic of a relatively high density city environment.

urban design

The attempt to give form, in terms of both beauty and function, to selected urban areas or to whole cities. Urban
design is concerned with the location, mass, and design of various urban components and combines elements of urban
planning, architecture, and landscape architecture.

use; land use

Any purpose for which a lot, building, or other structure or a tract of land may be designated, arranged, intended,
maintained, or occupied; or any activity, occupation, business, or operation carried on or intended to be carried on in a
building or other structure or on a tract of land.

use, conditional

A use or occupancy of a structure, or a use of land, permitted only upon issuance of a conditional use permit and subject
to the limitations and conditions specified therein.

use, permitted

A use permitted in a district without the need for special administrative review and approval, upon satisfaction of the
standards and requirements of appropriate ordinance.

utilities

All lines and facilities related to the provision, distribution, collection, transmission, or disposal of water, storm and
sanitary sewage, oil, gas, power, information, telecommunication and telephone cable, and includes facilities for the
generation of electricity.

vertical axis wind turbine (see wind turbine)
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W XYZ

walkable

Suitable for being walked; or describing an area designed in such a way as to make walking it more comfortable for
pedestrian activity.

wasatch front regional council (WFRC)

The WFRC is a voluntary organization of governments dedicated to fostering a cooperative effort in resolving problems,
and developing policies and plans that are common to two or more counties or are regional in nature.

watershed

A region or area wherein all water ultimately drains to a particular watercourse, water system or body of water.
wetland

Those areas that are inundated and saturated by surface or groundwater at a frequency and duration sufficient to
support, and that under normal circumstances do support a prevalence of vegetation typically adapted for life in
saturated soil conditions, including swamps, marshes, bogs, and similar areas.

wind turbine; also vertical axis wind turbine

An alternate energy device which converts wind energy by means of a rotor to mechanical or electrical energy. A wind
generator may also be deemed a windmill. Most turbines operate on a horizontal axis spinning such as an airplane rotor
does, though vertical axis wind turbines are currently being developed that have the advantage of rotating no matter
the direction of the wind.

xeriscaping

Landscaping characterized by the use of vegetation that is drought-tolerant or of low water use in character.

Zzohe

A specifically delineated area or district within which uniform development standards govern the use, placement,
spacing, and size of land and buildings.

zoning

The division of a city or county by legislative regulations into areas, or zones, which specify allowable uses for real
property and size restrictions for buildings within these areas. Also, a program that implements policies of the general
plan.
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