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PLANNING COMMISSION STAFF REPORT 
ADMINISTRATIVE ITEM 

 
Planning Division 

Department of Community and 
Economic Development 

PLNPCM2011-00513 
PLNSUB2011-00514 

630 Komas Development 
Conditional Use/Planned Development 

714 South Arapeen Drive 
November 30, 2011 

Applicant:   
Woodbury Corporation 
 
Staff:  Elizabeth Reining 
801-535-6313 
elizabeth.reining@slcgov.com 
 
Tax ID:  16-03-300-001 
 
Current Zone:  RP 
 
Master Plan Designation:   
East Bench Community  
Master Plan 
Institutional 
 
Council District:  
Council District 6, JT Martin 
 
Community Council:  
N/A 
 
Lot Size:  3.4 acres 
 
Current Use: Vacant Lot 
 

Applicable Land Use 
Regulations: 
• 21A.32.020 RP 
• 21A.54 Conditional Uses 
• 21A.55 Planned 

Developments 
 
Notice: 
Mailing Notice: Nov. 17, 2011 
Property Posted: Nov. 21, 2011 
Agenda Published:  
Nov. 17, 2011 
 
Attachments: 

A. Applicant Information 
B. Photographs 
C. Department Comments 

Request 
Woodbury Corporation is requesting conditional use and planned development 
approval that would allow them to build a multi-story office and laboratory 
building that will exceed the maximum allowed building height, not have frontage 
on a public right-of-way and have an off-premise sign in the Research Park (RP) 
zoning district.  The Planning Commission has final decision making authority for 
conditional uses and planned developments. 
 
Recommendation 
Based on the findings listed in the staff report, it is the Planning Staff’s opinion 
that overall the project generally meets the applicable standards and therefore, 
recommends the Planning Commission approve the request. The recommendation 
has the following conditions: 
 

1. Final signage to be approved by staff 
2. Applicant meets staff comments 

 
Recommended Motion 
Based on the findings listed in the staff report and the testimony heard, I move that 
the Planning Commission approve Petition PLNPCM2011-00513 for a conditional 
use and Petition PLNSUB2011-00514 for a planned development with the 
following conditions: 
 

1. Final signage to be approved by staff 
2. Applicant meets staff comments 
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VICINITY MAP 
 

 
 

Project Description 
The subject property is located in the Research Park (RP) zoning district and part of a larger lot that is addressed 
714 South Arapeen Drive. It is located on the eastern side of Foothill Boulevard south of Wakara Way. It is 
generally west of Komas Drive and referred to as 630 Komas by the developer. Currently, the property is 
vacant. The applicant, Woodbury Corporation, wants to place a three story 60,000 square foot office and 
laboratory building on the site with a possible 15,000 square foot expansion in the future (See Attachment A:  
Applicant Information). Woodbury has initially leased 50% of the proposed building to Blackrock 
Microsystems. 
 
The building will be constructed of a combination of brick, windows and glazed curtain walls. The main 
entrance will be from an interior parking lot to the north. The building façade along Foothill Boulevard will be 
forty-five percent (45%) glass and have both vertical and horizontal breaks. The mechanical equipment will be 
enclosed in a rooftop penthouse. 
 
The property was once part of a campus owned by Evans & Sutherland that also included the three surrounding 
properties, 600 Komas Drive, 650 Komas Drive and 770 Komas Drive. During the last decade, Evans & 
Sutherland sold the developed 600 Komas Drive and 650 Komas Drive properties and the undeveloped 630 
Komas Drive property. The subject property, 630 Komas, does not have direct access to a public right-of-way. 
While it is along Foothill Boulevard, the University of Utah owns a strip of property along the entire length of 
Foothill Boulevard in Research Park and limits access to that road. The subject property gained dedicated 
access easements when the Evans & Sutherland campus was broken up. 630 Komas has easements to Wakara 
Way and Komas Drive through 600 Komas Drive and 650 Komas Drive. 
 
Woodbury Corporation has applied for a conditional use because the proposed building height will exceed the 
Research Park (RP) zoning district’s maximum building height of forty-five feet (45’). The building’s height 
will average 56’3” along Foothill Boulevard and 48’3” towards Komas Drive. The top 9’6” of the building will 
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be the structure housing the mechanical equipment. The Research Park (RP) zoning district allows up to a 
height of seventy-five feet (75’) with a conditional use if the building is supported by the master plan and 
compatible with the adjacent neighborhood. 
 
A planned development is being applied for because the building does not have right-of-way frontage and 
Woodbury Corporation would like to place an off-premise monument sign at 650 Komas Drive to direct visitors 
to 630 Komas. Woodbury Corporation also owns 650 Komas Drive. 
 

Master Plan Discussion 
The subject property is found in the East Bench Community Master Plan.  The property is designated as 
Institutional because it is located in Research Park, owned by the University of Utah. The proposed office and 
laboratory building is similar to the surrounding property and other developments in Research Park. The 
proposed development is consistent with the master plan. 
 

Public Comment 
The proposed development was presented at the October 27, 2011 Open House. No comments were received.  

City Department Comments 
The comments received from pertinent City Departments/Divisions are attached to this staff report in 
Attachment D. Several comments need to be conditions of approval.  Those comments are: 
 

• Zoning- Recommends including the signage in the planned development approval. This will avoid any 
possible problems later because of the unusual location of this building. 

• Building- Future development must meet all applicable construction codes. 
• Transportation- The notes for the parking calculations do not match the plans for various building sizes 

and parking stalls noted or shown. The Civil Plans do not match the Landscape Plans and the revised 
grading plan (corrected grades must comply with SLC standards) do not match sidewalk circulation 
proposals. The bike rack area indicated needs to be detailed to comply with the City’s requirement that 
the bike frame be supported in two locations. Transportation suggests using an inverted “U” type rack. 
The sidewalk abutting the accessible stalls needs to be 6’+ wide to address vehicle overhang. Accessible 
ramps are required to address access from the public pedestrian walk way. 

Analysis and Findings 
Conditional Use 
21A.54.080 B. Specific Standards: A conditional use permit shall be approved unless the evidence presented 
shows that one (1) or more of the standards set forth in this subsection cannot be met.  
 

1. Master Plan and Zoning Ordinance Compliance: The proposed conditional use shall be:  
a. Consistent with any policy set forth in the City-Wide, Community, and Small Area Master plan 

and future land use map applicable to the site where the conditional use will be located; and, 
b. Allowed by the zone where the conditional use will be located or by another applicable provision 

of this title. 
 

 
Analysis:  The proposed office and laboratory building is supported by the applicable master plan, East 
Bench Community Master Plan, and allowed in the Research Park (RP) zoning district. The conditional 
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use permit is being pursued because the applicant wishes to construct a building taller than the forty-five 
foot (45’) maximum height limit but less than seventy-five feet (75’), the maximum height allowed with 
a conditional use. The ordinance language states that the Planning Commission can approve the 
conditional use if the height is supported by the master plan and compatible with the adjacent 
neighborhood (21A.32.020.D). Two of the three surrounding buildings, 600 Komas and 770 Komas, 
exceed the allowed height at fifty-two feet (52’) and 54’6” respectively. The third surrounding structure, 
650 Komas, has a height of 36’7”, but is further away from the subject property. 
 
Finding:  The proposal meets this standard. 

 
2. Use Compatibility: The proposed conditional use shall be compatible with the character of the site, 

adjacent properties, and existing development within the vicinity of the site where the use will be 
located. In determining compatibility, the Planning Commission shall consider:  

a. Whether the street or other means of access to the site where the proposed conditional use will be 
located will provide access to the site without materially degrading the service level on such 
street or any adjacent street; 

b. Whether the type of use and its location will create unusual pedestrian or vehicle traffic patterns 
or volumes that would not be expected with the development of a permitted use, based on:  

i. Orientation of driveways and whether they direct traffic to major or local streets, and, if 
directed to local streets, the impact on the safety, purpose, and character of these streets;  

ii. Parking area locations and size, and whether parking plans are likely to encourage street 
side parking for the proposed use which will adversely impact the reasonable use of 
adjacent property;  

iii. Hours of peak traffic to the proposed use and whether such traffic will unreasonably 
impair the use and enjoyment of adjacent property; and  

iv. Hours of operation of the proposed use as compared with the hours of activity/operation 
of other nearby uses and whether the use, during hours of operation, will be likely to  
create noise, light, or other nuisances that unreasonably impair the use and enjoyment of 
adjacent property;  

c. Whether the internal circulation system of any development associated with the proposed use 
will be designed to mitigate adverse impacts on adjacent property from motorized, non-
motorized, and pedestrian traffic;  

d. Whether existing or proposed utility and public services will be adequate to support the proposed 
use at normal service levels and will be designed in a manner to avoid adverse impacts on 
adjacent land uses, public services, and utility resources;  

e. Whether appropriate buffering or other mitigation measures, such as, but not limited to, 
landscaping, setbacks, building location, sound attenuation, odor control, will be provided to 
protect adjacent land uses from excessive light, noise, odor and visual impacts and other unusual 
disturbances from trash collection, deliveries, and mechanical equipment resulting from the 
proposed use; and  

f. Whether detrimental concentration of existing non-conforming or conditional uses substantially 
similar to the use proposed is likely to occur, based on an inventory of uses within one-quarter 
(1/4) mile of the exterior boundary of the subject property.  

 
Analysis: The proposed use as an office and laboratory building is similar to the surrounding building 
uses, including a computer developer, medical clinics and an aviation systems company. The primary 
tenant of the proposed project, Blackrock Microsystems, specializes in neuroscience research and is 
already a tenant of Research Park. 
The project will produce similar traffic patterns as the surrounding properties as business hours will 
likely be the same. Since the 630 Komas development does not have direct access to a public right-of-
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way, building users will have to drive through the 600 Komas or 650 Komas property to access 630 
Komas’ on-site parking lots. This action might cause congestion in the internal parking lots of the other 
two properties. But because the proposed project, 630 Komas, has access to both properties and those 
properties have multiple parking entrances, the possible traffic congestion should be relieved somewhat. 
 
Existing utilities should be adequate for the proposed project. There is an existing detention pond to the 
north of the 630 Komas that was built at the time of the original campus development. This detention 
pond was designed to handle the build out of the entire campus, including the 630 Komas property. 
Landscaping has been designed to help screen service areas and make the property compatible with its 
immediate neighbors and the rest of Research Park. 
 
Finding: The proposal meets this standard. The proposed use is similar to surrounding uses, will not 
have hours that impair the use of other properties and will not create unreasonable traffic. 

 
3. Design Compatibility: The proposed conditional use shall be compatible with the character of the area 

where the use will be located with respect to: 
a. Site design and location of parking lots, access ways, and delivery areas;   
b. Whether the proposed use, or development associated with the use, will result in loss of privacy, 

objectionable views of large parking or storage areas; or views or sounds of loading and 
unloading areas; and  

c. Intensity, size, and scale of development associated with the use as compared to development 
and uses in the surrounding area.  

d. If a proposed conditional use will result in new construction or substantial remodeling of a 
commercial or mixed-used development, the design of the premises where the use will be located 
shall conform to the conditional building and site design review standards set forth in Chapter 
21A.59 of this title.  

 
Analysis: The proposed building at 630 Komas has a similar design character as the surrounding 
buildings and other structures throughout Research Park because of its proposed use. The use of glass 
along Foothill Boulevard will give the building a similar look to the University of Utah Orthopedic 
Clinic across Wakara Way from the proposed building along Foothill Boulevard. The proposed 
building’s parking will be hidden from Foothill Boulevard by both the building and a natural grade 
change. The proposal generally meets the conditional building and site design standards because of the 
amount of glass used, the building and signage’s pedestrian orientation and use of landscaping. 
 

Finding:  The proposal generally meets this standard. 
 

4. Detriment to Persons or Property: The proposed conditional use shall not, under the circumstances of 
the particular case and any conditions imposed, be detrimental to the health, safety, and general welfare 
of persons, nor be injurious to property and improvements in the community, existing surrounding uses, 
buildings, and structures. The proposed use shall:  

a. Not emit any known  pollutant into the ground or air that will detrimentally affect the subject 
property or any adjacent property;  

b. Not encroach on any river or stream, or direct runoff into a river or stream;  
c. Not introduce any hazard or potential for damage to an adjacent property that cannot be 

mitigated; 
d. Be consistent with the type of existing uses surrounding the subject property; and  
e. Improve the character of the area by encouraging reinvestment and upgrading of surrounding 

properties.  
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Analysis:  The proposed use will not be detrimental to neighbors or surrounding properties. The 
proposed development is a standard use in the Research Park (RP) zoning district. The proposed office 
and laboratory building is similar and compatible with the surrounding building uses. 
 
Finding:  The proposal generally meets this standard. 
 

5. Compliance with Other Applicable Regulations: The proposed conditional use and any associated 
development shall comply with any other applicable code or ordinance requirement.  

 
Analysis: The proposed development meets all applicable zoning regulations besides the three requests 
included in the conditional use and planned development applications:  additional height, no public 
right-of-way access and an off-premise sign. The proposed development is similar to other uses in the 
surrounding area and is allowed in the Research Park (RP) zoning district. 

 
Finding:  The proposal meets this standard. 

 
 
Planned Development 
21A.55.050:  Standards for Planned Development Review 
 

A. Planned Development Objectives:  The proposed planned development shall meet the purpose 
statement for a planned development (21A.55.010) and will achieve at least one of the objectives stated 
in said section. 

Analysis:  The proposed development meets three of the planned development objectives stated in 
Section 21A.55.010. The proposed building will have a similar form to the surrounding buildings. The 
parking is hidden by the building and a natural grade change from Foothill Boulevard. Also, the building 
will utilize green building techniques by meeting LEED silver standards. 

Finding:  The proposal meets this standard. 

B. Master Plan and Zoning Ordinance Compliance:  The proposed planned development shall be: 
a. Consistent with any adopted policy set forth in the citywide, community, and/or small area 

master plan and future land use map applicable to the site where the planned development will be 
located, and 

b. Allowed by the zone where the planned development will be located or by another applicable 
provision of this title. 

Analysis:  As stated in the conditional use review, the proposed office and laboratory building is 
supported by the applicable master plan, East Bench Community Master Plan, and is allowed in the 
Research Park (RP) zoning district. A planned development is being pursued because the proposed 
development will not have direct access to a public right-of-way and the developer is proposing an off-
premise monument sign. The proposed development was originally planned as part of a campus with 
access to Wakara Way and Komas Drive. Less than ten years ago, the campus was divided into four 
properties denying the subject property of right-of-way access. To balance this, an access easement 
agreement was created to give right-of-way access to the subject property through other properties 
included in the former campus. That easement agreement is still in effect. While the property is along 
Foothill Boulevard it does not have access to that road. The University of Utah owns a strip of land 
between the subject property and the right-of-way to specifically limit access points from Foothill 
Boulevard.  
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The developer is requesting an off-premise monument sign at 650 Komas, also owned by the developer, 
to direct people to the new development from the public right-of-way, Komas Drive. The sign will meet 
all sign standards for the zoning district except for not being on the subject property. 
 
Finding:  The proposal meets this standard. 

C. Compatibility:  The proposed planned development shall be compatible with the character of the site, 
adjacent properties, and existing development within the vicinity of the site where the use will be 
located.  In determining compatibility, the Planning Commission shall consider: 

a. Where the street or other means of access to the site provide the necessary ingress/egress without 
materially degrading the service level on such street/access or any adjacent street/access; 

b. Whether the planned development and its location will create unusual pedestrian or vehicle 
traffic patterns or volumes that would not be expected, based on: 

i. Orientation of driveways and whether they direct traffic to major or local streets, and, if 
directed to local streets, the impact on the safety, purpose and character of these streets; 

ii. Parking area locations and size, and whether parking plans are likely to encourage street 
side parking for the planned development which will adversely impact the reasonable use 
of adjacent property; 

iii. Hours of peak traffic to the proposed planned development and whether such traffic will 
unreasonably impair the use and enjoyment of adjacent property. 

c. Whether the internal circulation system of the proposed planned development will be designed to 
mitigate adverse impacts on adjacent property from motorized, non-motorized and pedestrian 
traffic; 

d. Whether existing or proposed utility and public services will be adequate to support the proposed 
planned development at normal service levels and will be designed in a manner to avoid adverse 
impacts on adjacent land uses, public services and utility resources; 

e. Whether appropriate buffering or other mitigation measures, such as, but not limited to, 
landscaping, setbacks, building location, sound attenuation, odor control, will be provided to 
protect adjacent land uses from excessive light, noise, odor and visual impacts and other unusual 
disturbances from trash collection, deliveries and mechanical equipment resulting from the 
proposed planned development; and, 

f. Whether the intensity, size and scale of the proposed planned development is compatible with 
adjacent properties. 

Analysis: The proposed use as an office and laboratory building is similar to the surrounding 
building uses, including a computer developer, medical clinics and an aviation systems company. 
The primary tenant of the proposed project, Blackrock Microsystems, specializes in neuroscience 
research and is already a tenant of Research Park. 

 
The project will produce similar traffic patterns of the surrounding properties as business hours will 
likely be the same. Since 630 Komas does not have direct access to public right-of-way, building 
users will have to drive through the 600 Komas and 650 Komas properties to access 630 Komas’ on-
site parking lots. This action might cause congestion in the internal parking lots. But, because the 
proposed project, 630 Komas, has access to both properties and those properties have multiple 
parking entrances, the possible traffic congestion should be relieved somewhat. 
 
Existing utilities should be adequate for the proposed project. There is an existing detention pond to 
the north of the 630 Komas that was built at the time of the original campus development that can 
handle drainage from the subject property. Landscaping has been designed to help screen service 
areas make the property compatible with its immediate neighbors and the rest of Research Park. 
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Finding: The proposal meets this standard. The proposed use is similar to surrounding uses, will not 
have hours that impair the use of other properties and will not create unreasonable traffic. 

D. Landscaping:  Existing mature vegetation on a given parcel of development shall be maintained.  
Additional or new landscaping shall be appropriate for the scale of the development, and shall primarily 
consist of drought tolerant species. 

Analysis:  Current vegetation on site consists of scrub trees, bushes and grass. The developer intends to 
landscape 30% of the proposed development, using mostly new materials. The landscaping will be 
concentrated around the building and in parking lot islands. The proposed landscaping will consist of 
trees, grasses, flowers, shrubs, mulch beds and decorative gravels. All landscaping will be fully 
irrigated. 

Finding:  The proposal generally meets this standard. 

E. Preservation:  The proposed planned development shall preserve any historical, architectural and 
environmental features of the property. 

Analysis:  There are no distinct historical, architectural or environmental features on the property itself. 
There is an existing drainage pond directly to the north that will be maintained and not disturbed by this 
project. 

Finding:  The proposal meets this standard. 

F. Compliance with Other Applicable Regulations:  The proposed planned development shall comply 
with any other applicable code or ordinance requirement. 

Analysis: The proposed development meets all applicable zoning regulations besides the three included 
in the conditional use and planned development applications:  additional height, no public right-of-way 
access and an off premise sign. The proposed development is similar to other uses in the surrounding 
area and is allowed in the Research Park (RP) zoning district. 
 
Finding:  The proposal meets this standard. 

Board/Commission Options  
Options for the conditional use and planned development applications include approval, approval with 
conditions or denial of the requests.  If the conditional use request is denied, Woodbury Corporation would have 
to construct a building that meets the forty-five foot (45’) maximum height limit. If the conditional use 
application is approved, the building can be constructed as planned. If the planned development request is 
denied, Woodbury cannot develop this parcel because it does not have access to a public right-of-way. If the 
planned development is approved, the project can move forward as proposed. 
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Applicant Information 
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Planned Development
Komas West Development: U. of U. Research Park

OFFICE USE ONLY

Petition No.:

Date Received

Reviewed By:

Proposed Planned Development Name:
Komas West Development: University of Utah Research Park

Subj ect property address:
630 Komas Dr¡ve.

Applicant
Woodbu

name:
ry Corporation (Luke Woodbury)

Applicant Phone:
ao1-4a5-7770

Applicant Address:
2733 E Parleys Way, Salt Lake City, UT 84109

Applicant e-mail address:

luke.woodburvtOwood burvcoro.com

Cell/Fax:

Fax:801-485-0209

Applicant's interest in subject property:
Owner, developer, and manager ofthe 630 Komas Dr. property (and the the 650 Komas property)

Property owner(s) name:

Luke Woodbury; represent¡tive of Woodbury Corporation

Phone:

801-485-7770

Property owner e-rnail address:

luke.woodbury@woodburycorp.com

Cell/Fax:

Fax: 801 -485-0209

If subdivision, provide subdivision engineer: Phone

Zoning:

RP - Research Park

Total Acreage

26 Acres

Counly Tax ID ("Parcel #") for all properties involved:
1603300002; 1 61 0126003

(t)

l':
-
F
X
tsI

c)
-
Ê

IË
F
zzl-lz
o

Existing Property Use:

Research Park Office, (vacant land)

Proposed Property Use

Research Park Offìce

Please include with the application:
l. The cost offirst class postage for each address located within 300' ofthe subject parcel(s) is due at time ofapplication. Please

do not provide postage stamps.
2 A|egal descrìption of the subject propeffy.
3. A vicinity map, drawn to scale, showing zoning districts and current uses ofproperties within 200 feet ofthe subject parcels.
4. Ten (10) copies ofapreliminary developmentplan and elevation drawings plepared accordingto the attached guidelines

beginning of page 2 of this application.
5. Ten (10) copies ofaproject description and discussion ofthe questions listed on page 2 ofthis application.
7. Ifapplicable, a signed, notarìzed staternent ofconsent authorizing applicant to act as an agent.
8. A filing fee of $664.44 is required plus $1 I 0.74 per acre in excess ofone acre. All fees are due at time ofapplication.

Notice: Additionalinformationmayberequiredbytheprojectplannertoensureadequateinformationisprovidedforstaffanalysis-
All inf-ormation submitted as part of the application may be copied and made publìc including profcssional alchitcctural or engineering
drawings which will be r¡ade available to decision makers, public and any interested party

Ifyou have any questions regarding the requirements ofthis application, please contâct the Salt Lake City Buzz Center at
801-535-7700 prior to submittal.

File the complete application at:
SLC Buzz Center
PO Box 145471

451 South State Street, Roorn 21 5

Salt Lake City, UT 8411

Signature of Property Owner

Or Authorized Agent

Date //%,
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Conditional IJse
630 Komas lJrive Research ParK Ottrce Buildrng

OFFICE USE ONLY

Petition No.:

Date Received:

Reviewed By:

i¡ril

Address of Subj ect Property :

Project Name:
2733 E Parlevs Way Suite 300, Salt Lake City, UT 84109

Name of Applicant:
Luke Woodbury; Woodbury Corporation

Phone:
801-485-7770

Address of Applicant:
2733 E Parleys Wav Suite 300, Salt Lake Citv, UT 84109

E-mail Address of Applicant:
luke.woodbury@woodburycorp com

CellÆax:
Fax: 801 -485-0209

Name of
Woodbury

Property Owner:
Corporation

Phone:
801-485-7770

E-mail Address of Property Owner
luke.woodbury@woodburycorp. com

CellÆax:
Fax:801-485-0209

County Tax ("Parcel") #:
Parcel 7 SID: 16-03-300-001

Zoning:
RP - Research Park

Type of Modification Requested:
Buildinq Heisht

Existing Properly Use:

Vacant Research Park Land

Proposed Properly Use

Research Park Office

(t)

l':E
l|
X
E
ô

-
Ë

FU

F
zz
-z
o

Please include with the application:

1. The cost of first-class postage for each property owner and tenant within 85 feet, or within 300 feet if
new construction of a principal building is due at the time of application. Please do not provide postage

stamps.
2. A legal description ofthe subject properly.
3. Ten (10) copies of a preliminary site development plan, floor plans, elevation drawings, and sign plans

prepared according to the attached guidelines.
4. Answers to questions on the back of this form.
5. Ifapplicable, a signed, notarized statement ofconsent authorizing applicant to act as an agent

6. Filing fee of $664.44 plus $110.74 per acre in excess of one acre.

Filing fee is required at the time of application.

Notice: Additional information may be required by the project planner to ensure adequate information is provided for staff analysis.

All information submitted as part of the application may be copied and made public including professional architectural or
engineering &awings which will be made available to decision makers, public and any interested party.

If you have any questions regarding the requirements of this application, please contact the Salt Lake City Buzz
Center at 801-535-7700 prior to submittal.

File the complete application at:
Salt Lake City Buzz Center
PO Box 145471
451 South State Street, Room 215

Salt Lake City, UT 841I I

Signature of Property Owner
Or authorized agent
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630 KOMAS DRIVE OFFICE BUILDING DEVELOPMENT 
630 KOMAS DRIVE 

UNIVERSITY OF UTAH RESEARCH PARK 
SALT LAKE CITY, UTAH 

August 26, 2011 

 
 

APPLICANT 

Woodbury Corporation  is  the developer  representing Obsidian  L.L.C.,  a  joint  venture between  Florian  Solzbacher  and  a 
wholly‐controlled entity of the Woodbury family.   

SUMMARY NARRATIVE 

The  project  is  located  east  of  Foothill Drive  in  the University  of Utah  Research  Park.    The  property  is  adjacent  to  the 
properties of three other Research Park office buildings: 600 Komas Dr. (north) ‐ owned and occupied by Rockwell Collins 
Inc.; 650 Komas Dr. (east) ‐ a multi‐tenant building owned by a Woodbury Corporation entity; and 770 Komas Dr. (south) ‐ 
owned by Wasatch Capital  and  leased by  Evans &  Sutherland.    The project will be 3‐story building with  approximately 
60,000 square foot of office space and laboratory.  The building will be designed to allow for a future 15,000 square foot, 3‐
story expansion to the south should future demand justify such.  Approximately 50% of the building will initially be leased 
by Blackrock Microsystems.   The new building will be a very similar use and scale as the three buildings on the adjacent 
properties.  The building will be type 2B construction and will be fully fire‐sprinkled.   

630 KOMAS DEED DISCRIPTION 

The following is the legal description of the 630 Komas Drive property – Parcel 7; Sidwell No. 16‐03‐300‐001: 

BEGINNING at a point which is North 886.114 feet and West 1377.035 feet from a Salt Lake City Monument at the 
intersection of Sunnyside Avenue and Padley Street, said Monument being South 65°48'24" West 3622.62 feet and 
East 97.00 feet and South 58.20 feet from the Southeast corner of Section 3, Township 1 South, Range 1 East, Salt 
Lake Base and Meridian, and  running  thence North 43°19'53" West 245.767  feet;  thence North 12°21'26" West 
312.856 feet; thence North 82°47'10" East 208.879 feet to a point on the arc of a 608.887 foot radius curve, the 
center of which bears North 82°02' 11" East;  thence Southeasterly along said curve  to  the  left  through a central 
angle of 33°57'39", a distance of 360.905  feet;  thence North 40°58' East 105.291  feet;  thence South 49°00' East 
292.731 feet; thence South 60°00' West 71.105 feet; thence North 30°00' West 20.50 feet to a point on the arc of a 
212.471 foot radius curve, the center of which bears North 30°00' West; thence Southwesterly along said curve to 
the right through a central angle of 74°00', a distance of 274.416 feet; thence South 44°00' West 123.669 feet to 
the point of beginning. 

Contains 146,485 sq. ft. or 3.3628 acres. 

Together with a 26 foot wide access easement to Komas Drive. 

NEIGHBORING PROPERTIES 

Historical Background:  

This property together with the adjoining properties  is part of what was formerly a 25.75 acre wholly owned campus for 
Evans & Sutherland.  Evans & Sutherland was one of the world's first computer graphics companies and in the early 1970’s, 
was  the  first  to develop hardware and  software  technology  for  flight  simulation; used extensively  for military and pilot 
training.  E & S systems included complete aircraft cockpits with the capability of simulating various atmospheric conditions 
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which were surrounded by graphic screen chambers digitally projecting what pilots would see including representations of 
many of the world’s airports.  Many of its employees were active or former students at the University of Utah, and included 
Jim Clark who started Silicon Graphics, Ed Catmull, co‐founder of Pixar, and John Warnock of Adobe. 

The company grew rapidly, constructing and occupying in the 1980’s each of the three surrounding buildings.  The proposed 
property was originally intended for an additional building to accommodate more growth.  However, Evans & Sutherland’s 
operations and employment needs subsequently dropped off so the additional property was never developed.  In the early 
2000’s, the original campus was subdivided  into  four separate parcels as  indicated below, and two of the buildings were 
sold off.  

 

Properties Acres

600 Komas Drive 10.56

650 Komas Drive 5.91

770 Komas Drive 5.92

630 Komas Drive  3.36

TOTAL 25.75

 

An easement agreement was  created when  the  campus was  subdivided providing  for  cross access,  joint use of existing 
utilities and drainage systems, and granting each separate owner rights to extend and connect to such systems as required 
to accommodate their future operations and development.   

 770 Komas:   This parcel continues to be occupied by Evans and Sutherland whose primary product now  is hardware 
and software used in digital planetariums and other theaters. Their products include laser projectors, domed projection 
screens, and complete planetarium packages.  

 650 Komas:  This parcel and building is owned by a Woodbury owned and managed entity.  It houses several adjunct 
operations of the University Hospital, including its psychiatric, family, and behavioral‐health offices and clinics.  

 600 Komas:  This parcel and building is occupied by Rockwell Collins which is a large United States‐based international 
company headquartered  in Cedar Rapids,  Iowa, primarily providing aviation and  information technology systems and 
services to governmental agencies and aircraft manufacturers.    In 2001  it purchased the avionics division of Evans & 
Sutherland.  	

 630 Komas:   This  is  the proposed development parcel which  is  currently undeveloped  and  vacant.   Woodbury has 
discussed the project with representatives of University of Utah Research Park, Rockwell Collins, Evans and Sutherland, 
and Wasatch Capital.  The neighboring property owners are in favor of the development of this land and did not raise 
any significant concerns.   

 Foothill Boulevard Property:    There is technically land between the Foothill Boulevard right of way line and the parcel 
line.  This is owned and maintained by the University of Utah 

ACCESS 

Primary vehicular access  for this project  is  from Komas Drive, across the 650 Komas property.   There  is also access  from 
Wakara Way across the 600 Komas property.  Access easements; set forth in a recorded document Amended and Restated 
Declaration of Easements dated June 25, 2004 (copy attached hereto); currently exist through all properties on all existing 
parking lots and aisles.  There is additional pedestrian and bike access from the path along Foothill Drive.        

SITE PLAN AND LAND USE  
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The proposed development will represent a substantial upgrade to this highly visible, and currently vacant, site.  The new 
project will add activity and appropriate density to this area of the Research Park while complimenting and enriching the 
existing character of the surrounding buildings and landscaped open spaces.     

 Current Conditions: The east  side of  the  site, near Foothill Drive, has maintained grass, a  few  trees and a concrete 
pedestrian/bike path. However, the remainder of the site is largely weeds with only a few trees.  The character of this 
undeveloped land is inconsistent with that which exists elsewhere along Foothill Boulevard, in the Research Park, the 
neighborhood, and the city.     

The area could benefit visually, functionally, and economically from developing this land.  The development will fill in 
the  vacant, weeded  land with  a  new  high‐quality  building  and  landscaping.      The  development  of  this  project will 
provide additional land rental income to the University's Research Park, increase the property tax base to Salt Lake City, 
create  space  for  new  business  and  employment,  and  allow  an  opportunity  for  existing  business  to  expand.  
Furthermore, the development will improve circulation within this area of the Research Park by allowing for more cross 
access through and between the adjoining properties.   

 Proposed Land Use:  The site will be covered by landscape, parking lot, and connecting sidewalks in the amounts and 
ratios indicated in the Table below.   

Land Use Land Coverage 
Area (SqFt) 

Percent 
of  Total 

Building (60,000 sqft on three floors) 20,870 14.2% 

Parking and loading  77,290 52.8% 

Sidewalk and Landscape 47,045 32.1% 

Utilities  1,280 0.9% 

Total 146,485 100% 

Approx. Floor Area Ratio (FAR) 41% 
 

Off‐site Landscape and Sidewalk 39,557  

Total Landscape  86,607  
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 Parking: The parking on the site  is a continuation of the existing parking areas to the north and east of the property.  
This was designed carefully so that the current circulation of the adjoining properties would be minimally impacted and 
that cross‐access and parking could be encouraged.  219 parking spaces (including 7 ADA stalls) will be provided onsite 
‐‐ 3.7 spaces per 1,000 square feet of building.  It is anticipated that an additional 15‐20 spaces on the 650 Komas Drive 
property  (owned  by Woodbury  Corporation)  could  also  be  used,  due  to  the  surplus  of  parking  currently  on  that 
property.  Carpool and Bicycle parking will also be provided.  Parking lot lighting will match that which currently exists 
on the 650 Komas property.  Shielding of lenses to prevent spill over onto adjoining properties will be provided where 
necessary in accordance with dark sky design principles.        

 Pedestrian/Bike Path: A pedestrian and bike path, parallel to Foothill Drive, currently crosses through the west portion 
of the site.  This path will not be disturbed.  The office building will be setback at least 20’ from this trail, so that the 
trail’s function will not be compromised.  A walk will be extended from the path around the building to the front entry.    

 Service Areas: An 8‐ft roll up door will be provided on the north end of the lowest floor level.  Service and trash areas 
will also be located on this end of the building.  All such areas will be screened from Foothill Blvd. with masonry walls 
and  landscaping.   The  trash dumpster enclosure will be sufficiently  large enough  to accommodate separate bins  for 
recyclable products.  Gas meters, emergency generators, electrical meters, and transformers will also be located within 
gated enclosures.   

 Site Topography:   The existing site slopes gently to the north and west.   To accommodate transitions between  lower 
level parking areas and higher level areas on the east side.  A portion of the site will be graded with a gentle ramp (see 
Grading  plan).    Cuts  will  exceed  2‐ft  in  some  locations.    Transitions  between  new  and  existing  grades  will  be 
accommodated in landscape areas.    

 Landscaping: Over 30% of the site will be landscaped.  There are no existing specimen trees or natural oak tree clusters 
on the site. Consequently, the entire site area will be  landscaped and  irrigated.   The  landscaped areas will  include a 
combination of grasses, flowers, shrubs, trees, mulch beds and decorative gravels.  Drought tolerant plant species and 
ground covers will be utilized. The lawn areas along Foothill Boulevard will be extended to the buildings and edges of 
parking.   A mixture  of  deciduous  and  non‐deciduous  trees will  be  provided  in  accordance with  the  Research  Park 
approved tree palettes.  Groupings of tree clusters will be strategically placed to screen service areas.  The design team 
will consider the landscaping an d site elements carefully to ensure that they are well integrated in the overall design 
and add to the character, design, and function of the project and the Research Park.   

 Building Design:   The massing and  scale of  the building  is  similar  to  those  located elsewhere on  the Research Park 
campus.   Varying  vertical planes are provided  to give  the building a  sculptural  feel.   Mechanical equipment will be 
housed in an enclosed rooftop penthouse. Walls will extend the length of the building on either end of the penthouse 
and will provided screening for other remote condensing units and exhaust and makeup air fans. 

Materials  comprise  of  a  combination  of  face‐brick masonry  (matching  the  Research  Park  standard),  low‐E  ribbon 
windows  and  glazed  curtain walls.    The  exposed  curtain wall portions of  the building will have  a decorative  shade 
screen  of  continuous perforated,  vertical panels  to  add  visual  interest  and partially  screen  intense  afternoon  solar 
exposures, contributing to reduced energy consumption.  The building will be constructed to LEED Silver standards.   

The 1st floor  level of the building will be recessed approximately 18‐30‐inches below the adjoining grade of the west 
side.  The west façade is 3‐stories, but due to the natural sloping characteristics of the site, the east façade will only be 
2‐stories.  Notwithstanding, because of the equipment penthouse and extended screen walls, the average height of the 
building will exceed the 45‐foot maximum by approximately 9‐ft.   A concurrent Conditional Use application has been 
made  in conjunction with this Planned Unit application to request approval of the additional height.   Such condition 
would not be necessary were it not for the mechanical penthouse and extend screen walls – the average height of the 
building without the penthouse  is only 42’‐9”.   Because these are  located through the center portion of the building, 
set far away from the primary façade, they will not be visible from Foothill Boulevard.  Total building height on the east 
side  is  less than the maximum permitted so the penthouse will only be minimally visible.   Consequently, their visual 
impact is negligible. 
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 Possible  Future  Expansion:    The Northwest  portion  of  the  770  Komas  property  and  the  south  corner  of  the  600 
property are currently undeveloped.   Woodbury has started conversations with Wasatch Capital and Rockwell Collins 
to acquire additional  land  for a  future expansion of  the 630 Komas building.    It  is anticipated  that an approximate 
19,000 square feet of the 770 Komas property and 20,500 square feet of the 600 Komas property could be annexed.   
The building would be extended approximately 50 ft. further to the south onto the 770 Komas property.   Additional 
parking would be added on the annexed portion of the 600 Komas property.  Initial conversations have gone well, and 
the response has been positive.  Woodbury has also discussed this acquisition and expansion plan with the University 
of Utah Research Park, who also supports the effort.       

 Schedule: Subject to timely approval by the City, the owner expects to start construction in Spring 2012 and complete 
all work by January 2013.   

HOURS OF OPERATION 

The office space will be operational from 8:00 am to 6:00 pm with limited operation after normal business hours.  Deliveries 
will  occur  during  business  hours  starting  at  7:00  am.    The  north  loading  area may  be  used  for  deliveries  and  pick‐ups 
throughout the day.  In order to minimize the visual impact, topography, building elements, and landscaping will be used to 
screen the loading area.  The trash and recycling enclosure will be located to the northwest of the building and pickup will 
occur from the loading ramp at that location.   

UTILITIES 

 Sanitary Sewer: Two sanitary sewer lines connecting to a main line on Foothill Boulevard currently run though the site.  
These  lines will be  re‐routed  to  the north of  the planned building.   Sewer  service  to  the new building will  connect 
directly to the main line in Foothill.  Because of the elevation of the new building, no sewage ejectors are anticipated.  

 Culinary Water: There  is an existing  culinary water main  to  the east of  the  site  that  loops  through  the 600 Komas 
property to Wakara.  New water lines will be run west into the site for culinary service.   

 Fire Water: Two new hydrants are anticipated to the northeast and southeast of the building.  The building will be fully 
sprinkled with a fire riser and Fire Department connection on the east or north side of the building. 

 Storm Drainage: There  is a  large detention pond adjacent to the property on the 600 Komas property which the civil 
engineer, the Research Park, and Bruce Lyman (the former facilities manager of the properties) indicate was designed 
to accommodate the storm water detention needs for the entire original Evans and Sutherland campus, including a 630 
Komas building.  If calculations and drawings for the pond can not be found, further investigation will be performed to 
ensure the capacity of this pond.  Some retention for storm water from the lower portions of the site will be provided 
in  landscape  areas  or  in  underground  structures which will  then  connect  to  the  storm water main  running  along 
Foothill Blvd.   
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 Electrical, Telephone, Cable TV: Existing power  lines are  located on each side of the site.   Rocky Mountain Power  is 
planning an upgrade of  the area  to be completed  in May of 2012 – during  the anticipated construction of  the new 
building.  A new switch gear station will be located to the southwest of the site.  From this new location, power for the 
new  project  will  be  drawn  via  an  underground  conduit  under  the  lot.    The  power  line  will  then  run  to  a  new 
transformer  located  to  the east or northeast of  the new building.   Subject  to Rocky Mountain approval,  temporary 
power can be taken from the switch gear located on the 600 Komas property.  Telephone and data lines currently run 
in Foothill Boulevard and along the south edge of the property extending to the east from which building services can 
be provided.   

 Gas:  A gas main runs along the east boundary of the project.  Gas meters will be located adjacent to the building on 
the north side.  

GEOTECHNICAL CONSIDERATIONS 

We have provided a copy of a geotechnical report performed by Applied Geotechnical Engineering Consultants Inc (AGEC) 
in  July of 2011 on  the  site.    The  report  found  that  the  soils  are  sufficient  to  support  the proposed development using 
standard spread footings and foundation systems.  There are no ground water or extraordinary seismic issues.  
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Page 1

EXECUTIVE SUMMARY

The subsurface materials encountered at the site consist of approxim alely 3%
r.o 14 feet of fill overlying clay, silt and sand. Gravel was encountered in the
deeper boring, Boring B-3, at a depth of approximately 5O feet. This boring
extended to a depth of approximately 51 feet.

Subsurface water was encountered at a depth of approximately 37 feet in
Boring B-3 based on a measurement taken 6 days after drilling, Very moist
zones which may represent perched water were encountered in Borings B-1

and B-2 at a depth of approximately 15 feet and in Boring B-3 at a depth of
approximately 19 feet.

Slotted PVC pipe was installed in the deeper borings to facilitate future
measurement of the water level. Fluctuations in the water level will occur
over time. Water levels are expected to be highest in the spring and summer
and lowest in the fall and winter. An evaluation of such fluctuations is
beyond the scope of this report.

Up to approximately 14 feet of existing fill was encountered in the borings
and appears to be relatively loose and erratic in density. Unsuitable fill should
be removed from below proposed building and pavement areas.

The site is suitable for the proposed construction. The building may be
supported on spread footings bearing on compacted structural fill extending
down to the undisturbed natural soil and may be designed for a net allowable
bearing pressure of 3,500 pounds per square foot. The amount of structural
fill needed below footings will depend on foundation loads.

Much of the upper soil consists predominantly of clay and will be easily
disturbed by construction traffic when the soil is very moist to wet, such as
in the winter or spring or at times of prolonged rainfall. Placement of 1 Lo 2
feet of gravel over the very moist clay can provide limited support for rubber-
tired construction equipment.
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Page 3

SCOPE

This report presents the results of a geotechnical investigation forthe proposed 630 Komas

Office Building to be constructed in the University of Utah Research Parl< in Salt Lake City,

Utah. The report presents the subsurface conditions encountered, laboratory test results

and recommendations for foundations and pavement. The study was conducted in general

accordance with our proposal dated June 2J , 2O11'

Field exploration was conducted to obtain information on the subsurface conditions'

Samples obtained during the field investigation were tested in the laboratory to determine

physical and engineering characteristics of the on-site soil. lnformation obtained from the

field and laboratory was used to define conditions at the site for our engineering analysis

and to develop recommendations for the proposed foundatìons and pavement'

This report has been prepared to summarize the data obtained during the study and to

present our conclusions and recommendations based on the proposed construction and the

subsurface conditions encountered. Design parameters and a discussion of geotechnical

engineering considerations related to construction are included in the report'

SITE CONDITIONS

At the time of our field study, the area proposed for the building and parking areas consisted

of a landscaped area as part of the Research Park Development' There were no permanent

structures or pavement on the site. Vegetation at the site consists predominantly of grass

and weeds with some trees In the eastern portion of the site and maintained grass with

trees in the western portion of the site. There is a concrete sidewall< that extends through

a port¡on of the west end of the property'

ì -,i:. .:-;':.:-r: - :: ;1:-il'- rii -:''-Ì''
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The ground surface of the site slopes gently down toward the west/southwest. The slope

is steeper along the west edge of the property compared to the east side.

There are asphalt-paved parking areas to the north, east and south of the property and

landscaped areas to the south, east and west. There are some multi-level office buildings

to the northeast and south of the property and Foothill Drive is west of the property.

The field study was conducted on July 21 ,2O11, Four borings were drilled in the area of

the proposed building and three borings were drilled in the area of the pr"oposed parking

areas as indicated on Figure 1 . The borings were drilled using B-inch diameter, hollow-stem

auger powered by an all-terrain drill rig. The borings were logged and soil samples obtained

by a representative from AGEC. Logs of the subsurface conditions encountered in the

borings are graphically shown on Figures 2 and 3.

SUBSURFACE CONDITIONS

The subsurface materials encountered at the site consist of approximately 3% to 14 feet

of fill overlying clay, silt and sand. Gravel was enGountered in the deeper boring, Boring

B-3, at a depth of approximately 50 feet. This boring extended to a depth of approximately

5 1 feet,

A description of the various soils encountered in the borings follows:

/$ê$ AppLtED eEorEcHNIcAL ENGTNEERING coNsuLTANrs, INc-
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Fill - There are two general fill types that were encountered at the site. The

predominant fill type consists of sandy lean clay to clayey sand with gravel' The

other fill type, which was encountered in the lower part of the fill in Boring B-1, the

fill in Boring B-3 and the lower portion of the fill in Boring B-5, consists of silty to

clayey gravel with sand. There appeared to be a moderate amount of gravel in the

fill in Boring 8-6 and a relatively small amount of gravel in the fill in BoringB-2'

The fill consisting of sandy lean clay to clayey sand with gravel is slightly moist to

moist and brown to dark brown. There are some roots and organics in the upper

approximately lz to 2 feet. Some debris and broken asphalt was encountered in

Boring B-4.

The more granular fill consists of clayey to silty gravel with sand. lt is slightly moist

to moist and brown to dark brown. Some broken asphalt was encountered in the fill

of Boring B-3.

Laboratory tests performed on samples of the fill indicate that it has moisture

contents ranging from 6 To 14 percent and dry densities ranging from 121 fo 135

pounds per cubic foot (pcf).

Lean Clav - The clay contains some silt and sand layers. lt is medium stiff to stiff,

moist to wet and brown to reddish brown to gray.

lnterlavered Lean Clav and Sandv Silt - The interlayered soil contains some silty sand

layers. lt is medium stiff to stiff , moist to wet and brown to reddish brown to gray'

Laboratory tests performed on samples of the interlayered soil indicate that it has

natural moisture contents of 1 B to 26 percent and natural dry densities ranging f rom

4V¿v AppLrED GEOTECHNTCAL ENGINEERING CONSULTANTS. INC. 1110471
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g6 to 104 pcf . Results of a consolidation test performed on a sample consisting

predominantly of the clay portion of the interlayered soil indicate that it will compress

a small to moderate amount with the addition of light to moderate loads. Results of

the consolidation test are presented on Figure 4.

Sandv Silt - The silt is medium dense, moistto very moist and brown.

poorly-Graded Gravel with sand - The gravel is very dense, moist and brown.

Results of the laborato y tests are summarized on Table I and are included on the logs of the

borings.

SUBSURFACE WATER

Subsurface water was encountered at a depth of approximately 37 feet in Boring B-3 based

on a measuremeRt taken 6 days after drilling. Very moist zones, which may represent

perched water, were encountered in Borings B-1 and B-2 at a depth of approximately 15

feet and in Boring B-3 at a depth of approximately 19 feet'

Slotted pVC pipe was installed in the deeper borings to facilitate future measurement of the

water level. Fluctuations in the water level will occur over time. Water levels are expected

to be highest in the spring and summer and lowest in the fall and winter. An eva[uation of

such fluctuations is beyond the scope of this report.
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PROPOSED CONSTRUCTION

We understand that the building witl be a three-story, braced-frame, steel and concrete

structure. We have assumed maximum column loads of 40O kips and maximum wall loads

of 15 kips per lineal foot.

Parking is planned forareas around the building. We have assumed two traffic conditions,

one consisting predominantly of car traffic and the other consisting of two semis and 10

delivery trucl<s per daY.

lf the proposed construction, building loads or traffic is significantly different from what is

described above, we should be notified so that we can reevaluate the recommendations

given.

RECOMMENDATIONS

Based on the subsurface conditions encountered, laboratory test results and the proposed

construction, the following recommendations are given:

A. Site Grading

Site grading plans were not available to us at the time of our investigation. We

understand that the lower building floor will be at elevation 4515 feet. Based on this

finish floor elevation, we anticipate cuts on the order of 10 feet in the eastern

portion of the site,J

l
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Subqrade Preparation

Prior to placing site grading fill or base course, topsoil, organics, unsuitable

fill, debris and other deleterious material should be removed.

Up to approximately 14 feet of existing fill was encountered in the borings

and appears to be relatively loose and erratic in density. Unsuitable fill should

be removed from below proposed building and pavement areas'

The subgrade in the proposed pavement areas and areas to receive site

grading fill should be scarified to a depth of approximately B inches, the

moisture adjusted to within 2 percent of the optimum moisture content and

the subgrade compacted to at least 90 percent of the maximum dry density

as determined by ASTM D 1557. The subgrade should then be proof-rolled

to identify soft areas. Soft areas should be removed and replaced with

granular fill containing less than 35 percent passing the No. 20O sieve. We

anticipate that much of the on-site g ranular will meet this criteria

The natural silt and clay and fill consisting of clay may have a high moisture

content during wet times of the year and may cause problems f or

construction equipment access. Where the subgrade consists of very moist

to wet clay, the subgrade should not be scarified or proof-rolled but cut to

undisturbed natural soil. A support fabric and 1 to 2feef of gravel with less

than 15 percent passing the No. 2O0 sieve may be placed to provide for

construction equipment access and to facilitate construction above the very

moist to wet clay subgrade.

1

4$7¿V ApPLtED GEoTECHNICAL ENGTNEERING covsuLTANrs. tNc- 1110471

61



Page 9

2. Excavation

Excavation at the site can be accomplished with standard-duty excavation

equipment. Care should be tal<en to not disturb the natural soil to remain

below proposed foundation areas,

Temporary unretained excavation slopes may be constructed at 1Tz horizontal

to 1 vertical or flatter in the fill and t horizontal to 1 vertical or flatter in the

clay and silt. If seepage is encountered in excavation slopes, the slope will

need to be significantly flatter. Permanent unretained cut and fill slopes may

be constructed at 2horizon|al to 1 vertical,

3. Compaction

Compaction of materials placed at the site should equal or exceed the

minimum densities as indicated below when compared to the maximum dry

density as determined by ASTM D 1557'

Fill To Support Compaction

Foundations

Concrete Slabs and Pavement

Retaining Wall Bacl<fill

Landscaping

> 95Vo

> 9Oo/o

B5o/o - 9OVo

> BSyo

To facilitate the compaction process, the fill should be compacted at a

moisture content within 2 percent of the optimum.

Base course placed below pavement should be compacted to at least 95

percent of the maximum dry density as determined by ASTM D 1557'
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Fill and pavement materials placed for the project should be frequently tested

for compaotion.

Materials

Listed below are materials recommended for imported structural fill.

Recommendations

Non-expansive granular soil
Passing No. 2O0 Sieve < 35%
Liquid Limit < 30%
Maximum size 4 inches

Material placed as fill to support the building should be non-expansive

granularsoil. Thefill consisting of gravel may be used as structural fill below

the proposed building if it meets the recommendations given above for

imported structural fill or it may be used as site grading fill, utility trench

backfill or wall backfill outside the building area'

fill consisting of cl

the building but could be considered for use as wall baclcfill, utility trench

backfìll outside the building area and as fill below pavement and landscaped

Floor Slab
(Upper 4 ínches)

Sand and/or Gravel
Passing No. 2O0 Sieve < 5o/o

Maximum size 2 inches

Non-expansive granular soil
Passing No, 20O Sieve < 50%
Liquid Limit < 30%
Maximum size 6 inches
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B. Foundations

se of the on-site soil as fill or backfill will UI

Drying of the soil maY not be

practical during cold or wet periods of the year.

Drainaqe

Roof downspouts and drains should discharge beyond the limits of bacl<fill.

The ground surface surrounding the proposed building shou[d be sloped away

from the building in all directions.

The collection and diversion of drainage away from the pavement surface is

important to the satisfactory performance of the pavement section' Proper

drainage should be Provided'

Bearing Material

With the proposed construction and the subsurface conditÎons encountered,

the proposed building may be supported on spread footings bearing on

compacted structural fill extending down to the natural undisturbed soil.

Structural fill placed below footings should extend out away from the edge

of the footings at least a distance equal to the depth of fill beneath footings.

Topsoil, organics, unsuitable fill and other deleterious material should be

removed from below proposed foundation areas.
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Bearinq Pressures

Spread footings bearing on compacted structural filt, may be designed using

an allowable net bearing pressure of 3,50O pounds per square foot (psf)'

The minimum thickness of structural fill should be as indicated below:

Structural Filt Thickness, feet

Column Loads uP to 40O kiPs

Column Loads up to 300 kiPs

Column Loads uP to 2O0 kiPs

Temporarv Loadinq Conditions

The allowable bearing pressure may be increased by one-half for temporary

loading conditions such as for wind and seismic loads'

Settlement

Based on the subsurface conditions encountered and the building loads

provided. we estimate that total settlement will be less than 1 inch and

differential settlement will be less than Tn of an inch forfootings designed as

indicated above.

4

3

2

2

Footings shou d have a width of at least 2'lee| and a depth of embedment of

4
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Frost Depth

Exterior footings and footings beneath unheated areas should be placed at

least 30 inches below grade for frost protection.

Foundation Base

The base of footing excavations should be cleared of loose or deleterious

material prior to structural fill or concrete placement.

Construction Observation

A representative of the geotechnicaI engineer should observe footing

excavations prior to structural fill or concrete placement'

C. Concrete Slab-on-Grade

Slab Support

Concrete slabs may be supported on the undisturbed natural soil or on

compacted structural fill extending down to the undisturbed natural soil.

Topsoil, debris, unsuitable fill and other deleterious materials should be

removed from below proposed floor slabs,

Underslab Sand and/or Gravel

A 4-inch layer of free draining sand and/or gravel with less than 5 percent

passing the No. 2OO sieve should be placed below the concrete slabs for ease

of construction and to promote even curing of the slab concrete'

5

6

7

1

2
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Vapor Barrier

A vapor barrier should be placed below the concrete floor if the floor will

receive an impermeable f loor covering. The barrier will reduce the amount of

water vapor passing from below the slab to the floor covering'

D. Lateral Earth Pressures

Lateral Resistance for Footings

Lateral resistance for footings placed on the natural soil or on compacted

structural fill is controlled by sliding resistance between the footing and the

foundation soils. A friction value of 0.35 may be used in design for ultimate

lateral resistance,

Subqrade Walls and Retaininq Structures

The following equivalent fluid weights are given for design of subgrade walls

and retaining structures. The active condition is where the wall moves away

from the soil. The passive condition is where the wall moves into the soil and

the at-rest condition is where the wall does not move. The values listed

assume a horizontal surface adjacent the top and bottom of the wall'

Soil Type Active At-Rest Passive

Sand & Gravel 35 pcf 50 Pcf 3OO Pcf

CI 50 cf 250

Seismic Conditions

Under seismic conditions, the equivalent fluid weight should be increased by

36 pcf for active and at-rest conditions and decreased by 36 pcf for the

3

2

3
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passive condition. This assumes a short period spectral response acceleration

of 1.549 'for a 2 percent probability of exceedance in a 5O-year period (lBC,

2009).

safetv Factors

The values recommended above assume mobilization of the soil to achieve

the assumed soil strength. Conventional safety factors used for structural

analysis for such items as overturning and sliding resistance should be used

in design.

E, Subsurface Drains

r level of the bui a

with a perimeter drain system to collect nuisance water from the surrounding area

and to protect from possible perched water conditions. The perimeter drain system

should consist of at least the following items:

The underdrain system should consist of a perforated pipe installed in

a gravel filled trench around the perimeter of the subgrade f loor portion

of the building,

The flow line of the pipe should be placed at least 1B inches below the

finíshed floor level and should slope to a sump or outlet where water

can be removed by pumping or by gravity flow.

4

f

2
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Faultinq

There are no mapped active faults extendinE near or through the site. The

closest mapped fault considered to be active is the Wasatch Fault located

approximately 4400 feet west of the site (Salt Lake County,2OO2).

Liquefaction

The site is located w¡thin an area mapped as having a "very low" potential for

liquefaction (Salt Lake Counlv, 2AO2l. Research indicates that the soil type

most susceptible to liquefaction during a large magnitude earthquake is loose,

clean sand, ln order for liquefaction to occur, the soil must be saturated. The

liquefaction potential for soil tends to decrease with an increase in fines

content and density.

Based on our understanding of the geology of the area and the subsurface

conditions encountered at the site, it is our professional opinion that

liquefaction is not a hazard at the site.

G. Water Soluble Sulfates

One sample of the natural soil was tested in the laboratory for water soluble sulfate

content, Test results indicate that there is less that O,1 percent water soluble sulfate

in the soil. Based on the test results and published literature, the natural soil

possesses a negligible sulfate attack potential for concrete. No special cement type

is required for concrete placed in contact with the soil, Other conditions may dictate

the type of cement to be used in concrete for the project.

3
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H. Pavement

Based on the subsurface conditions encountered and laboratory test results, the

following pavement support recommendations are given:

Suborade Suoport

The upper existing fill and some of the upper natural soil at the site consist

of clay. A California Bearing Ratio (CBR) of 3 percent was used for our

analysis.

Pavement Thicl<ness

Based on the subsurface conditions encountered, the traffic described below,

a design life of 2O years and methods presented by the Utah Department of

Transportation, a flexible pavement section consisting of

concrete 6 inches of high qualitY base is calculated for Paved

1

2

parking where traffic will consist of cars and pickups and no significant truc

traffic. We recommend a pavement section consisting of

haltic concrete and 1O inc hes of base course for areas that will receive up

to 2 semis and 1O delivery trucks per day, Alternatively, a rigid pavement

section consisting of 5 inches of Portland cement concrete may be considered

above a properly prepared subgrade for either traffic condition.

Pavement Material and Construction

a. Flexible Pavement (Asphaltic Concrete)

The pavement materials should meet the material specifications for the

applicable jurisdiction. Other materials may be considered for use in

the pavement section. The use of other materials may result in the

need for different pavement material thickness'

k

3
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b Riqid Pavement (Portland Cement Concrete)

The design assumes that a concrete shoulder or curb will be placed at

the edge of the pavement and that the pavement will have aggregate

interlock joints.

The pavement materials should meet the material specifications for the

applicable jurisdiction. The pavement thickness indicated above

assumes that the conorete will have a 28-day compressive strength of

4,OOO pounds per square inch. concrete should be air entrained with

approximately 6 percent air. The maximum allowable slump will

depend on the method of placement, but should not exceed 4 inches.

Jointing

Joints for concrete pavement should be laid out in a square or rectangular

pattern. Joint spacings should not exceed 30 times the thicl<ness of the slab.

The joint spacings Índicated should accommodate the contraction of the

concrete and under these conditions steel reinforcing will not be required.

The depth of joints should be approximately one-fourth the slab thicl<ness'

4
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LIMITATIONS

This report has been prepared in accordance with generally accepted soil and foundation

engineering practices in the area for the use of the client for design purposes. The

conclusions and recommendations included within the report are based on the information

obtained from the borings drilled at the approximate locations indicated on Figure 1 and the

data obtained from laboratory testing. Variations in the subsurface conditions may not

become evident until additional exploration or excavation is conducted. lf the subsurface

conditions or groundwater level is found to be significantly different f rom what is described

above, we should be notified to reevaluate the recommendations given'
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Figure 2Logs of Exploratory Bor¡ngs4tréS
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See F¡gure 3 for Legend and Notes
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F¡gure 3Logs. Legend and Notes of Exploratory Bor¡ngs4tréS
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LEGEND:

Fill; clayey to s¡lty gravel with sand. slightly mo¡st to moist, brown to dark brown,
some broken asphalt in B-3.

Fill; sandy lean clay to clayey sand w¡th gravel, slightly moist to mo¡st, brown to
dark brown, some roots and organics in upper )/z to 2 feet, some debris and broken
asphalt ¡n B-4.

Lean Clay (CL); some silt and sand layers, medium stiff to stiff, mo¡stto wet,
brown to reddish brown to gray.

lnterlayered Lean Clay and Sandy S¡lt (CL/ML); some s¡lty sand layers, medium
stiff to st¡ff, mo¡st to wet, brown to reddish brown to gray.

Sandy S¡lt (ML); medium dense, moist to very moist, brown-

Poorly-graded Gravel with Sand (GP); very dense, mo¡st, brown.
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NOTES:

1. Borings were drilled on July 21, 201 1 w¡th B-inch diameter hollowstem auger-

2. Locat¡ons of borings were measu¡ed approximately by pacing from features shown on the site plan
provided.

3' Elevations of borings were determined by interpolating between contours shown on the s¡te plan
provided.

4- The boring locations and e¡evations should be considered accurate only to the degree ¡mpl¡ed by
the method used.

5. The lines between the materials shown on the boring logs represent the approximate boundaries
between material types and the transitions may be gradual.

6' Wâter ¡evei read¡ngs shown on the logs were made at the time and under the conditions ¡nd¡cated.
Fluctuat¡ons ¡n the water level may occur with time.

7. WC : Water Content (%);
DD = Dry Dens¡ry (pcf);
-200 : Percent Passing No. 2OO Sieve;
WSS = Water Soluble Sulfâtes (%)

38112

22112

F

1 971 2 California Drive sample taken. The symbol 1 O/1 2 ¡ndicates that I O blows from a
140 pound automatic hammer falling 30 inches were required to drive the sampler
1 2 inches.

lndicates slotted 1 % inch PVC pipe ¡nstalled ¡n the boring to the depth shown.

b lnd¡cates the depth to free water and the number of days after dr¡lling the
measurement was taken
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TABLE I

SUMMARY OF LABORATORY TEST RESULTS PROJECT NUMBER 1110471

SAMPLE
CLASSIFICATION

Fill; Clavev Sand with Gravel

lnterlayered Lean Clay and
Sandy Silt

lnterlayered Lean Clay and
Sandv Silt

lnterlayered Lean Clay and
Sandy Silt

Fill; Clavev Sand with Gravel

WATER
SOLUBLE
SULFATE

("/"1

<o.oo1

UNCONFINED
COMPRESSIVE

STRENGTH
(PSF)

PLASTICITY
INDEX

('k],

ATTERBERG LIMITS

LIOUID
LIMIT

lo/t\

92

SILT/
CLAY

('/ol

39

58

81

23

SAND
('/"1

GRAVEL
('/"1

GRADATIONNATURAL
DRY

DENSITY
(PCF)

121

96

104

100

135

NATURAL
MOISTURE
CONTENT

e/'l

14

18

24

26

o

DEPTH
(FEET)

o

9

14

19

2

SAMPLE
LOCATION

BORING

B-2

B-3

B-4
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Response to Planning Department Comments  

630 Komas Planned Development and Conditional Use 

 

Response to Planning Comments from Elizabeth Reining: 

1. According to our DRT on August 11, 2011, a planned development is required because the property does 

not have any frontage on, or direct access to, a public street or right‐of‐way.  This, along with the general 

density and utility layout, triggered the need for a planned development.    

2. See attached landscape plan.   

3. There is no building entrance from Foothill.  The property is not directly adjacent to the Foothill Blvd right‐

of‐way nor does it have access from this street.  All vehicular access will be from Komas Drive or Wakara 

Way and therefore the main building entrance is located on the east.  A pedestrian path will connect the 

east entrance of the building to the existing bike/pedestrian trail located along Foothill.  This will allow 

Foothill pedestrians to access the building. 

4. There are three proposed location for monument signs for the 630 Komas building.  Two are onsite and 

one is located on the 650 Komas property.  The signs will provide wayfinding and tenant recognition from 

Foothill Drive and Komas Drive.  See attached plan for locations and sizes.  

5. The heights of the buildings are noted on the attached plan. Both 770 Komas and 600 Komas exceed the 

45’ building height limitation.   

6. Approximately 45% of the elevation facing Foothill is glass.  The glass will be transparent, low‐E, high 

performance glass with some spandrel or translucent panes used between floors, and at columns.  A sun‐

shading system will be used to mitigate the western sun exposure on the main curtain walls on the west 

elevations.  See the attached images of the schematic design for the proposed sun screen system.    

7. Over 30% of the property will be landscaped (as required by the University of Utah Research Park).  

Approximately 49,500 square feet of the property will be landscaped.  More than 7,000 square feet will 

qualify as public space by incorporating over 30 sitting spaces on ledge benches, a mixture of shaded 

areas, and a variety of trees (see attached landscape plan).  
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Response to Zoning Comments from Alan Hardman: 

See Site Plan for setbacks 

Response to Transportation Comments from Barry Walsh: 

The parking requirements for general office space are: 3 spaces per 1,000 square feet gross floor area for the main 

floor plus 11/4 spaces per 1,000 square feet gross floor area for each additional level, including the basement  

1st Floor:  21,000 SF (approx.) / 1000 SF x 3 spaces =     63 spaces 

+ 2nd & 3rd Floors: 42,000 SF (approx.) / 1000 SF x 1.25 spaces =    53 spaces 

                  116 required spaces 

207 parking stalls are provided 

7 ADA stalls are required and provided (see dimensioned parking plan) 

10 bicycle parking spaces are provided (5% of vehicular parking) (see landscape plan) 

21 carpool parking spaces (10% of total) shall be delineated (see dimensioned parking plan)   

 

See attached revised grading plans for revised parking slopes. 
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PLNPCM2011-00513 & PLNSUB2011-00514 630 Komas   Published Date:  November 23, 2011 

New Signage for the 630 Komas Development 
 
All signage for the 630 Komas Development shall comply with section 21A.46.120 of the Salt Lake City 
Zoning Ordinance.   
 
The signs will be primarily masonry and will incorporate materials that relate the building (brick, metal panels, 
aluminum, glass etc.) and will be surface-lit for visibility at night.  Signs are for the purpose of way-finding. 
 
The property will have one monument sign located on Komas drive (see plan).  This sign will be located on the 
650 Komas property (owned and operated by Woodbury Corporation).  It will be set back a minimum of 10 ft 
from the public right-of-way.  The sign will be approximately 5 feet tall, 10 feet long, and 1 foot wide.  The sign 
will include the building address/number and have space for the names of three tenants.   
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PLNPCM2011-00513 & PLNSUB2011-00514 630 Komas   Published Date:  November 23, 2011 

The property will also have a monument sign located directly east of the building, in the plaza area near the 
main entrance to the building.  The sign will be approximately 4 feet tall, 6 feet long, and 1 foot wide.  The sign 
will include the building address/number and have sufficient space for up to ten tenants.     
 
 

 
 
 

 
 
 
Note: The previously proposed monument sign along Foothill Blvd has been eliminated at the request of the 
Research Park.   
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Attachment B 
Photographs  
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PLNPCM2011-00513 & PLNSUB2011-00514 630 Komas   Published Date:  November 23, 2011 

 
View from Foothill Boulevard Looking East 
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Department Comments 
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PLNPCM2011-00513 & PLNSUB2011-00514 630 Komas   Published Date:  November 23, 2011 

Planning-Elizabeth Reining 
September 29, 2011 
1. Your summary document is very detailed, but what specific zoning requirements are you requesting the 

planned development for? 
2. Provide details on landscape plan, types of vegetation, sidewalks, existing, existing to be removed and 

future, etc. 
3. Is there a building entrance from Foothill? 
4. What signage is proposed? 
5. Do you know the heights of the surrounding buildings?  
6. Please provide more details on the glass. What percentage of the building is covered in glass on the portion 

facing Foothill? What is the noted sun screen system?  
7. Public space is required for developments over 60,000 square feet. 
 
Zoning-Alan Hardman 
September 29, 2011 
Conditional Use Application:  This project went to DRT on August 11, 2011, under the address 650 South 
Komas Drive. The applicant was directed to submit a Conditional Use application since the plans showed a 
building height exceeding the 45 feet maximum height allowed. Conditional Use approval is required for 
additional building height. 
Planned Development Application:  This project went to DRT on August 11, 2011, under the address of 650 
South Komas Drive. The applicant was directed to submit a Conditional Use/Planned Development application 
because the project was located behind other buildings on Komas and Arapeen Drives. The building has 
technical frontage on Foothill Drive, but there is no direct public access from that street. This project requires 
Conditional Use approval. The project also requires approval from the Research Park Architectural Control 
committee. The building appears to meet the setbacks for the RP zone, however, none are shown on the plans. 
Building setbacks should be shown on the site plan from the lease lines (assumed property lines) to verify 
compliance. 
 
October 27, 2011 
If possible, I would also recommend including the signage in the Planned Development approval. This will 
avoid any possible problems later because of the unusual location of this building (what is considered on-site vs. 
off-site—which is not allowed). 
 
Building-Larry Butcher 
September 29, 2011 
Future development must meet all applicable construction codes. 
 
Transportation-Barry Walsh 
September 27, 2011  
Per the transportation DRT review comments 8/11/11 access easements from public streets (Wakara and 
Komas) are noted in the application (provide detail site plan include existing sidewalk access and the Foothill 
trail easement). Provide parking calculations (219 stall noted to be provided), complete the calculation data with 
required stalls and ADA and 5% bike stalls numbers (proposal over 100 employees requires car pool 
designation.) Provide fully dimensioned parking and circulation layout -stalls, isles, walks, etc. Note sheet C-3 
grading needs to be revised to address the parking shown along the north and east side of the building to comply 
with the 4% side to side and 6% front to back parking stall maximum grade, along with the 2% ADA stall 
requirement. 
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October 27, 2011 
The division of transportation review comments and recommendations area as follows: 
1. See redline PDF attached. 
2. The response notes for the parking calculations do not match the plans for various building sizes and 

parking stalls noted or shown. 
3. The Civil Plans do not match the Landscape Plans and the revised grading plan (corrected grades to comply 

with SLC standards) do not match sidewalk circulation proposals.  
4. The bike rack area indicated needs to be detailed to comply with SLC’s requirement that the bike frame be 

supported in two locations. Suggest inverted “U” type rack. 
5. The sidewalk abutting the ADA stalls needs to be 6’+ wide to address vehicle overhang. 
6. ADA ramps are required to address access from the public pedestrian walk way. 
7. For a general conceptual presentation the drawings submitted have attempted to address our general review 

comments. 
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