RALPH BECKER REDEVELOPMENT AGENCY D.J. BAXTER

CHIEF ADMINISTRATIVE OFFICER O F S A L. T L AKE C ! T Y EXECUTIVE DIRECTOR
DATE: February 10, 2012
ITEM: 7.D.
RE: CONSIDERATION AND ADOPTION OF A RESOLUTION OF

THE BOARD OF DIRECTORS OF THE REDEVELOPMENT
AGENCY OF SALT LAKE CITY APPROVING A CONTRACT
FOR DEVELOPMENT CONSULTING SERVICES BETWEEN
THE REDEVELOPMENT AGENCY OF SALT LAKE CITY
AND DESIGN WORKSHOP, INC.

PROJECT AREA: Depot District Project Area
PREPARED BY: Jill Wilkerson-Smith

EXECUTIVE SUMMARY: Last September, the RDA Board prioritized implementation
tasks and approved a 1.6 million dollar funding allocation to proceed with the Intermodal
Hub Development Strategy. One of the objectives of this implementation strategy
involves preparing RDA-owned properties for sale. Due to the complex nature of these
steps, we propose to hire a development consultant to carry out several key pre-
development tasks and guide staff through the process. Staff solicited bids from its
current on-call development consultants, and is proposing the Board approve entering
into a development consulting contract with Design Workshop. If the Board approves the
contract, Design Workshop will work over a six-month period to implement the steps of
the Development Strategy.

ALTERNATIVES: 1) Adopt the Resolution.
2) Adopt the Resolution, with scope or fee modifications.
3) Do not adopt the Resolution.

FUNDING: Depot District Land Acquisition and Development: $193,975-$414,425

ANALYSIS & ISSUES: Last September, the Board gave staff approval to proceed with the
expenditure of $1,674,446 currently allocated in the Depot District Project Area fund to
proceed with the following list of prioritized tasks:

1. Prepare RDA-owned properties for development, including parcelization,
design guideline and zoning development, creating a detailed plan for
open space development, determining layout and engineering of primary
and internal streets on the north and south blocks, and evaluating and
engineering required utility and infrastructure upgrades to 300 South and
600 West streets.
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2. Develop a financing scheme and design for a shared parking structure to
be located on the north block.

3. Assist with a plan to reactivate the SDI buildings, or propose a reuse plan
for the property.

4, Undertake strategic property acquisitions, as needed.

5. Construct utility and infrastructure improvements on 300 South and 600

West streets, mid-block streets for the north and south blocks, and create
left hand turn access for intersection at 500 West and 300 South streets.

6. Identify and preserve RDA-owned structures that contribute to the historic
warehouse character of the district.

In response to the Board’s direction, staff solicited bids from its on-call development
consultants. The bid submission required submittals to include an approach to the
marketing and disposition process, using the prioritized tasks as a baseline of services.
Bidders were encouraged to elaborate on their approach to the defined tasks, as well as
provide additional tasks as necessary to accomplish our objectives. The bid submission
also requested bidders identify deliverables related to each service.

Design Workshop, MIG, and Leland Consulting Group all submitted bids in response to
the RDA’s solicitation. After careful internal review, staff felt that Design Workshop
submitted the most responsive and detailed proposal (attached hereto). Design Workshop
proposes its services involve the following tasks as briefly described:

Task 1: Project Start-Up and Existing Infrastructure Assessment

Design Workshop will gather information on RDA-owned properties, zoning/code
requirements, current infrastructure and utility conditions, and other information
pertaining to the project. They will also conduct a building re-use study to determine the
conditions and possible reuse of the RDA’s remaining structures.

Task 2: Hub District Implementation Plan Review and Development Plan Adjustments
This task will involve delving into Citiventure’s implementation plan and making
adjustments to minimize physical and economic constraints, as well as address specific
ideas through a visioning session with stakeholders. Design Workshop will develop up to
three scenarios, based on metrics, goals, and objectives, to be discussed and reviewed by
stakeholders.

Task 3: Preferred Development Guide Refinement and Approval
Design Workshop will compose a preferred development plan that will be developed
during meetings with stakeholders, and approved in final form by the RDA Board.

Task 4: Schematic Streetscape Design and Opinion of Probable Cost
This phase will include developing a design and cost estimate for the north and south
block interior streets, redesign of 500 West median at the Rio Grande intersection, and
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the festival street design for 300 South. Design Workshop will present the schematic
design to the Board for approval.

Task 5: Design Guidelines

Design Workshop will develop a set of design guidelines that will define urban design,
architecture, and public spaces on the north and south blocks. The guidelines will be
determined by a group of stakeholders represented in part by the RDA and Salt Lake City
Planning Division.

Task 6: Rezoning
Design Workshop will help determine the appropriate zoning and/or conditional uses for
the Intermodal Hub study area.

Task 7: Financial Analysis and Financing Strategy

Design Workshop will conduct a financial analysis for the development of the north and
south blocks. The analysis will include infrastructure and utility improvement cost
associated with the surrounding development. Design Workshop will provide an estimate
for revenue potential that will help the RDA determine how much public financing is
needed to fund public improvements. Additionally, Design Workshop will prepare a
marketing strategy to aid the RDA in carrying out its property disposition process.

Task 8: Master Implementation Guidebook

During the entire process, Design Workshop will compile a master implementation
guidebook for the properties, thereby consolidating important information for a
regulatory, marketing, and development reference.

Task 9 (Optional): Design Development and Construction Documents for Streets and
Public Infrastructure

If directed by the RDA, Design Workshop will produce engineering and construction
drawings for the streets and accompanying public infrastructure improvements.

Task 10 (Optional): Parking Structure Financing, Phasing, and Ownership

During this phase, Design Workshop will determine a plan for the financing, phasing,
and ownership for shared parking structures on each block. The RDA is proposing that
UTA share the cost associated with this work.

Task 11 (Optional): Phase I Parking Needs Study

Design Workshop will, at the direction of the RDA, engage a parking consultant to
provide up to three parking scenarios that address the parking needs for the north and
south block. The RDA may or may not include this service in Design Workshop’s Scope
of Work depending on UTA’s level of involvement in the parking structure development.
The RDA will have a better ability to determine the specifics for a parking study during
Task 2 and Task 3.




Task 12 (Optional): Phase | Garage Concept Plans

The RDA may, depending on its determination of need for such services, ask Design
Workshop to provide conceptual sketches for the shared parking structures. Once a
concept has been fully developed, Design Workshop will prepare a construction cost
estimate for the parking garage.

Fees: Design Workshop proposes a baseline fee of $193,975for all services listed above
that are not indicated as optional. Optional services requested by the RDA include
$198,500 for street and public infrastructure design services, $6,000 for determining
parking structure financing, phasing and ownership, $9,350 for a parking needs study,
and $6,600 for parking garage concept drawings.

BACKGROUND: In October 1998, the RDA created the Depot District Project Area. Since
its creation, the RDA has purchased over 13 acres of property, the majority of which is
located on the two blocks directly east of the Intermodal Hub, located between 300 and
400 South along 500 West. In September 2001, the Board approved the purchase of the
Serta properties. Shortly after the purchase transaction, the RDA leased it to The Living
Planet Aquarium. Living Planet had an option to purchase the property which expired in
June 2008. The property has since been leased to a few users, but sits mostly vacant.
Adjacent the Serta properties on the corner of 300 South and 500 West is a building
owned by the State of Utah. In 2003, the RDA traded a remnant property on the east side
of 500 West adjacent to the Rio Grande Depot for a small parcel located in the center of
the State’s properties on the Serta block. The RDA has the first right of refusal to
purchase the remaining the property owned by the State should they decide to sell it.

In December 2008, the RDA exercised a unique opportunity by purchasing the
Intermountain Furniture site. The 2.87 acre site consists of a large vacant warehouse with
a parking lot. Located just north of the Intermountain Furniture site is a vacant lot owned
by the RDA since 2004. The flow of the RDA’s ownership between these two
assemblages is briefly interrupted by an old rail easement owned by Bridges, LP. The
RDA’s combined property on these two blocks combined totals 8.1 acres.

In January 2010, the RDA purchased the SDI property, located at 502-504 West 300
South, for $3.5 million. The property is 1.64 acres and contains two buildings totaling
82,232 square feet. The RDA entered into a nominal lease back agreement with SDI,
allowing SDI to occupy one of the buildings for a five-year term. The lease back
provision permits the RDA to terminate the lease at any time after the first 2 % years with
180 day notice.

Citiventure Associates, LLC, was hired to prepare a land use and marketing strategy for
the two blocks east of the Intermodal Hub that includes RDA-owned property.
Citiventure presented a draft of its Intermodal Hub Area Land Use and Marketing
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Strategy report to the Board in February 2010. On May 11, 2010, Citiventure presented
the final Intermodal Hub Area Land Use and Marketing Strategy report to the Board. The
Board adopted the Strategy in June 2010.

In the summer of 2011, the RDA conducted selective demolition of properties identified
in the strategy as non-contributory, while preserving the RDA’s blue warehouse on 346
South 500 West, the Serta Mattress building on 535 West 300 South, and a portion of the
Intermountain Furniture building on 235 South 600 West.

On September 27, 2011, the RDA Board authorized staff to proceed with a prioritized list
of tasks that would result in the marketing of its properties near the Intermodal Hub. The
tasks include design work for 300 South, interior streets, and public spaces, a
parcelization plan for RDA-owned properties, design and financing plan for a shared
parking structure, evaluating and marketing the SDI buildings, consideration of future
property acquisitions, creating a special improvement district or other financial model to
fund public infrastructure, construction of public infrastructure improvements, and
consideration and preservation of certain RDA-owned historically significant structures..

On December 13, 2011, the RDA Board authorized the RDA to enter

into contracts with Design Workshop, MIG, and Leland Consulting Group for on-call
development consulting services. Shortly thereafter, the RDA invited its on-call
development consultants to propose providing services to the RDA to implement the
Intermodal Hub Development Strategy.

ATTACHMENTS: 1) Resolution approving a contract for Development Services
with Design Workshop, Inc.
2) Proposal from Design Workshop for Professional
Development Consulting Services for the Intermodal Hub
Project













































TASK THREE.
PREFERRED
DEVELOPMENT
GUIDE R EFINEMENT
AND APPROVAL

The following products
will be prepared/
delivered:

1.

Revised Development
Guide.

Draft Illustrative
Development Guide.

Phasing Plan.
Parcelization Plan.

Implementation
Schedule.

Final Illustrative
Development Guide.

| 1. PROJECT APPROACH |

The objective for this phase of work is to develop a Preferred Development Guide
based on the feedback and direction given at the design charrette.

The specific tasks to be completed are as follows:

1.

10.
11.

Revise and refine the Preferred Development Guide identified during the
charrette or combine elements of the three alternatives to create a Preferred
Development Guide for further analysis and review by the RDA and stakeholders.

Rate the Preferred Development Guide based upon the goals, objectives and
metrics established in the charrette process.

Prepare a Phasing Plan and Parcelization Plan as a part of the Implementation

Guidebook.

Prepare a comprehensive Implementation Schedule including rezoning,
marketing, RFP issuance and developer selection, parking garage design and
construction and construction of streets and utilities.

Conduct an internal design review with other DW principals for design and
technical content.

Revise the Development Guide into a draft form for review by the RDA and
stakeholders in the regular bi-weekly project meetings.

Present the draft Development Guide to the RDA and stakeholders.

Revise the Development Guide based upon RDA and stakeholder comments and
feedback.

Present the revised Development Guide to RDA Governing Board for feedback
and direction.

Finalize the Development Guide.

Present final Development Guide to RDA Governing Board.

Preferred Master Plan of Riverfront Park Redevelopment
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TAsSK FOUR.
SCHEMATIC
STREETSCAPE
DESIGN AND
OPINION OF
ProBABLE COST

The following products
will be prepared/
delivered:

1.

One (1) llustrative Street
Plan at 1”=40" scale.

Eight (8) Schematic Street
Plans at 1"=20" scale.
(Three (3) sheets for 300
South; Two (2) sheets
each for the internal
street; One (1) sheet for
the 500 West median).

Six (6) Cross Sections /
Elevations at 1”"=10" scale
illustrating the street.
(Two (2) per street).

Four (4) perspective
sketches illustrating

the street character,
dimensions and
landscape. (Two (2)
illustrations for 300 South;
One (1) each for the
internal streets).

One (1) Utility
Improvements and
Phasing Plan at 1"=40"
scale.

Landscape Character
Book that portrays the
character of the proposed
streetscape features.

Schematic level opinion
of probable street
construction costs.

| 1. PROJECT APPROACH |

The objective for this phase of the work is to prepare design studies and develop an
initial understanding of construction costs for interior streets of the north and south
blocks; redesign of the 500 West median at the intersection of 500 West and 300 South;
and, 300 South between 500 West and 600 West. Based on the RDA-approved draft
Development Guide, the team will prepare Conceptual Design Plans for these streets.
DW will work with NV5 and Fehr and Peers to design and engineer the streets to a
schematic design level including lane widths, parking, turning lanes, median redesign,
future street car alignment and interim uses, etc. In addition, we will design all
sidewalks, planting areas, outdoor gathering spaces located within the street rights-of-
way for the interior streets and 300 South.

DW has deep experience estimating development costs for major urban redevelopment
efforts such as Denver’s Riverfront Park, Austin’s The Domain, and Houston’s
Springwoods as well as many other significant redevelopment and master planned
projects. At Riverfront Park, a $35M cost projection for project infrastructure included
all streets and utilities necessary to service this 70-acre redevelopment on the Denver
railyards. A metro district was formed using these cost projections and the project has
utilized the formation of this district to develop 50% of this award-winning project to
date. For the Domain in Austin, Texas, a cost projection of $20M was estimated for the
park, streets and plazas necessary to prepare this 170-acre site for initial development.
This project is now in the implementation phase.

The specific tasks to be completed are as follows:

1. Develop and test design alternatives for each street with particular focus on
treating the large 300 South ROW as an opportunity for a new active pedestrian-
friendly typology for city streets in Salt Lake City. The street will be designed
as a plaza linking Rio Grande to the Intermodal Hub that happens to have cars
driving through it. We will explore all opportunities for activating this space.

2. Prepare an overall illustrative street plan that clearly illustrates the street design
concepts and alternatives, key relationships and linkages, mid-block connections
and pathways, planting concepts, site circulation, and the relative disposition of
the program on the site.

3. Prepare schematic design level plans for each of the above streets showing street
furnishings, conceptual lighting, landscape areas, paving materials, storm water
management techniques, parking strategies, and other design items located in the
street ROWs.

4. Provide street sections of each street illustrating travel lanes, parking dimensions,
sidewalks and all other street furnishing located in the public rights-of-way.

5. Provide schematic mapping and exhibits of recommended utility improvements
and phasing (excluding electrical and communications) for the entire development
that will need to be accommodated in these streets.

6. Conduct internal Schematic Design Quality Control Reviews for aesthetic and
technical content.

7. Develop schematic design level opinion of probable costs of the street
improvements. These costs will be used on their own to determine financing
mechanisms but also as a part of an overall financial pro-forma for the project.

Intermodal Hub Project
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| 1. PROJECT APPROACH |

Task FoOur. 8. Prepare up to four (4) illustrative perspectives illustrating the character,
SCHEMATIC materials, and overall look and feel of the streets with emphasis on 300 South as
STREETSCAPE a pedestrian friendly street.

DESIGN AND 9. Attend up to two (2) meetings with the City engineers to review plans and
OPINION OF receive feedback.

PrROBABLE CoST 10. Attend one (1) meeting with RDA Governing Board to present street design

and cost estimates.
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Task FIve.
DEsicN GUIDELINES

The following products
will be prepared/

delivered:
1. Meeting notes from
meetings.

2. One (1) Comprehensive
set of Hub District
Design Guidelines.

| 1. PROJECT APPROACH |

The objective for this phase of the work is to develop a set of hub district specific
design guidelines that will guide urban design, architecture and the design of the

public realm in the study area. The basis for a good set of design guidelines is to start
with a good plan. Therefore, the design guidelines for this project will follow the
establishment of the final Development Guide for the study area. In our experience at
the Denver Riverfront Park project, the two essential first steps were the establishment
of rights-of~way and street sections that are matched with building heights and massing
and design strategies for structured parking. This basic organization provides the scale
of buildings to pedestrian spaces and the “ergonomics of the street.” These relationships
are responsible of the fundamental feel of the streetscapes and the block designs.

When we began the planning, design and creation of standards and guidelines for
Riverfront Park, we studied helicopter photography of Chicago as a model for
architectural and urban design excellence. A fundamental principle that was learned
from this, and later achieved at Riverfront Park, is the appropriate balance between
consistency and variety. A second principle we learned was the importance of
accommodating both modern and traditional architectural styles. The outcomes derived
from the guidelines for Riverfront Park have been very successtul. This success has
been recognized by awards for the master plan and design standards and guidelines for
Riverfront Park including a 2003 Congress for the New Urbanism Award of Excellence,
the 2009 Dreihaus Form-Based Code Award from the Form-based Codes Institute

and the 2011 Urban Land Institute Award of Excellence. The Dreihaus Form-Based
Code award cited DW for having taken a form-based code approach to the project
before form-based code concepts were widely known or codified. The mechanisms for
communicating these form-based intentions are embodied in the Design Standards and
Guidelines for the Riverfront Park. These later became the basis for Denver’s Transit
Mixed-Use Zoning descriptions and definition. Denver has recently adopted a form-
based approach to its zoning code.

The Transit Station Development Guidelines identified in the overlay zone are an
excellent first step toward communicating the vision of the District to potential
developers. Using these guidelines as a foundation and then creating a set of design
standards specific to the Hub District neighborhood will further communicate to
potential developers those qualities and design standards that are specifically desirable in
this area.

The design guidelines and the design approval process must be sufticiently flexible to
encourage variety, and must work for both larger scale and smaller scale developments
as recommended in the Implementation Strategy. As the urban development pattern
and desirable redevelopment uses are further defined, a set of District specific

design guidelines will convey to prospective developers the desired character of the
neighborhood and outline the minimum prescriptive requirements. By outlining these
finer grained design attributes, the guidelines will protect and promote the desirable
qualities present in the current neighborhood, especially on the north block, as it seeks
new partners for redevelopment of the area. The design guidelines should also serve

as a strong marketing tool to developers because they know what to expect from their
neighbors on the block and will understand how these controls protect their interests as
well.
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TAsk FIve.
DESIGN GUIDELINES

| 1. PROJECT APPROACH |

The design standards and guidelines will also address qualities and attributes such as
sustainability and or environmentally responsible development. They will promote
the goals, objectives and metrics established during the creation of the Development
Guide phase of the work. Incentives for sustainable development may also be
incorporated into the approval process.

We recommend working closely with current neighborhood stakeholders, the RDA
and the City planning department to identity the characteristics unique to the district
which should be promoted and incorporated into the District specific design guidelines.
If conditions in the Development Guide warrant, parcel-specific guidelines may also be

developed.
Key elements of the Design Standards and Guidelines include:

*  Massing and blocking guidelines that promote sunlight on the street and scale
reduction and articulation of buildings. These can include requirements for
architectural beltlines, stepbacks and cornices which all help to enhance building
character of the aggregate design. With large blocks in Salt Lake consideration
must be given to how blocks are handled with respect to utilities, internal streets
and internal block access. The large blocks and desire to make the Hub District
distinctive within the City may also suggest promoting active uses along the
internal streets especially for independent businesses.

*  Build-to lines that establish street front responsibilities and also allow for some
flexibility and variation in architecture. This category involves consideration
of arcades or other architectural features that establish a positive scale for the
pedestrian experience.

»  Storefront guidelines dealing with generous and consistent first floor heights,
transparency, frequency of building access, awning or canopy treatments,
signage and graphics and illumination. The correct balance between consistency
and variety that leads to a rich and varied experience is the goal.

*  Access guidelines establish rules for curb cuts and integrate with internal street
positions to connect with structured parking and protect the integrity of the
streetscape design.

»  Streetscape guidelines are critical to the urban design strategy to promote a
concerted design with emphasis on good ergonomics and pedestrian comfort
and safety. This guideline approach takes cues from the schematic design of 300
South and the internal streets and expands to the remaining streets in order to
define a distinct design for each street including consideration of trees, lower level
plantings, furnishings, lighting and wayfinding. These guidelines will be produced
for 500 West and 600 West, 200 South and 400 South or in other words, all
streets not included in the schematic streetscape design drawings produced
previously.

*  Urban open space is critical to the livability of any urban neighborhood. These
guidelines will determine the types, locations, sizes and characteristics of open
space in the two-block neighborhood.

»  Parking Garages receive special attention in the design standards and guidelines.
Critical issues involve the objective to place structures in the center of blocks
and if street oriented, to require active ground level uses.

Intermodal Hub Project
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TAsk FIVE.

1. PROJECT APPROACH

The specific tasks to be completed are as follows:

DESIGN GUIDELINES

1. Conduct up to three (3) work sessions with the RDA, City planning staff and
district stakeholders to determine the unique characteristics of the district that
should be incorporated into the design guidelines and to present design guideline
progress at 50% and 75% completion. This will allow the design team to receive
feedback and input at each step of the design guideline development.

2. Create design guidelines for the study area that promote the goals, objectives,
metrics and character of the Development Guide as established during the design
and planning process and the schematic streetscape design developed in earlier
phases. The guidelines will include the categories listed above and any others
identified as a part of the planning process.

3. Conduct internal Design Guidelines Quality Control Reviews for aesthetic
and technical content, and revise guidelines per reviews.

4. Package the design guidelines in a graphic form with emphasis on illustrating
the vision and character of the Hub District. The document will be developed
as a marketing tool for the RDA to use with potential developers and will
illustrate the unique advantages of the project site.

5. Present the Hub District Design Guidelines to the RDA Governing Board at
the appropriate stage of completion as determined between the design team and

the RDA.

THE COMMONS PHILOSOPHY:
REVIVING PATTERNS OF THE
TRADITIONAL CITY

Three principles will guide The Commons Neighborhood Plan to create an
urban village. In one sense these principles have been derived from previous
plans directed at the entire Central Platte Valley, and by consulting with the
people of Denver. In another, they are as old as the idea of cities. Each prin-
ciple must weigh equally in the realization of the plan.

1. The overall character will be urban in the best sense.

The Commons plan reflects the best historical principles of city-building. For
example, the Commons will provide a mixture of uses to ensure a lively and
consistent cityscape. The Commons will extend the formal order of Denver's
traditional street grid. Architecture will contribute to the consistency of the
pleasant pedestrian experience by providing attractive, welcoming, and well-
designed ground-floor uses. Animated by shops, restaurants, cafes, and
Kiosks, streets will become delightful places for strolling and socializing.

Additionally, The Commons will be served by a transit facility to reduce
reliance on the automobile. The plan reserves a site for a transit facility com-
bining the extension of the 16th Street Mall and light-rail service with high-
occupancy vehicle (HOV) bus lane connections to northern suburbs, inter-
city bus routes, and a future rail link to Denver International Airport.

2. The Commons will have a residential character.

A critical mass of people living in the neighborhood is essential to the suc-
cess of The Commons. Thus housing is dispersed throughout The Commons.
as well as concentrated along beautiful riverfront parks. Residential edges
will connect to established neighborhoods across the Platte River and
Interstate 25. It is crucial to situate residences on Little Raven Street facing
Commons Park. The relationship between the neighborhood and open space
will shape Denver's first truly urban park,

3. The Commons will attract new investors, residents and businesses to downtown
Denver.

“The Commons Neighborhood will encourage innovative projects that attract
private investment. In particular, The Commons possesses large lots that can
accommodate the scale of office and retail development usually associated
with “edge cities,” but within an urban setting. By generating an unprece-
dented scale of new development sites adjacent to the central business dis-
trict, The Commons will support major public capital improvements and ser-
vices, such as quality pedestrian spaces and a parking district

The Commons also represents the latest major phase in the redevelopment
of the Central Platte Valley, an area that has already attracted Elitch Gardens,
Colorado Ocean Journey, Commons Park, Coors Field, and the Pepsi Center.

Design Workslhop, Inc. © 1997

T H E C O M M O N s

SETBACK AND BUILD-TO REQUIREMENTS
Intent

* To control the location of buildings to define and contain the street space; concentrate and reinforce
pedestrian activity; create a sense of the street as a "place”; provide adequate space between struc-
tures and public spaces; accommodate associated activities; provide necessary light, air, and scale
relationships.

*  Toallow a minimum separation between potentially incompatible activitics.

« To provide for associated auxiliary structures and uses. The location of setbacks that affect development
within the Commons are illustrated in Exhibit 3.19: Build-To/ Setbacks Diagran.

Design Standards

Where so designated by a build-to zone, the front building facade shall be located on or near the desig-
nated property line or setback line as explained below. The frontage shall be measured along the
designated property line, and for corner lots shall mean the length of the combined frontage of front
property lines.

(i) A portion of the building facade shall be located on the designated property line or setback line for at
least thirty-three (33) percent of the property frontage; and

(ii) An additional portion of the building facade shall be located on or within eight (8) feet of the desig-
nated property line or setback line for a distance of at least thirty-three (33) percent of the property
frontage.

The criteria for specific build-to zones are described in Section One through Section Six of the Commons PUD.

Note: A building facade that is substantially built to the required line or zone, allowing for typical
architectural variation in the wall plane, shall be considered to meet the build-to requirement.

Build-To Zone
s 8 wide

34% of X

Build-To Zone
/ 8 wide

Street R.O.W.
line
smorx 3300
X= Total Combined ! SUES
Frontage
Build-To Zone- Corner Example
0 Design Worksiop, Inc © 1997

Extracts from the Denver Commons Design Guidelines
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Task Six.
REZONING

The following products
will be prepared/
delivered:

1. Written recommendation
for rezone, overlay zone
and/or conditional uses
required to achieve
the goals, objectives
and metrics of the
Development Guide.

2. Schedule, approvals
process and milestones
to achieving a rezone
for the district.

1. PROJECT APPROACH

The general objective for this phase of the work is to determine the proper zoning,
overlay zones and/or conditional uses necessary to promote the development of the
Hub District Development Guide. Rezoning the district to the Transit Station Area
District zoning category as recommended in the HUB Implementation Strategy ofters
an innovative and incentive approach toward encouraging new development. The
review process outlined in the TOD overlay zone allows potential developers the
ability to quickly assess the likelihood of approval of their proposed development. As
noted by Citiventure Associates, the review process has the ability to streamline the
approval process for desirable development, potentially reducing the processing time

by more than a year. The Transit Station Development Guidelines identified in the
overlay zone are an excellent first step toward communicating the vision of the District
to potential developers. Creating a set of design standards specific to the Hub District
neighborhood will further communicate to potential developers those qualities and
design standards that are specifically desirable in this area. The design team will use the
TSA Zone as the starting point of our evaluation of the zoning but we will also review
other existing zoning such as the Mixed-Use Zone to determine the proper zone for the
Hub District. Zoning and planning are iterative processes and we will refer to existing
zoning categories of the Salt Lake City Code during the design stages of the project to
determine if we can achieve all of the goals, objectives and metrics for the project under
existing zoning designations. This process will guide us to making recommendations
for rezoning for the current zoning to other existing zoning designations. If there are
things that cannot be achieved under any of the existing zoning designations in the city
code (we do not anticipate this to be the case after a review of the zoning designations
described above), we will make recommendations for modifications, exemptions and/
or conditional uses above and beyond the existing possibilities. A rezone would be
recommended only if it best suits the fulfillment of the goals, objectives and metrics of
the neighborhood.

The specific tasks to be completed are as follows:

1. Identify the most likely zoning designations to achieve the goals, objectives and
metrics of the Hub District at the outset of the planning process.

2. Test the goals, objectives and metrics of the Development Guide against the
regulations of the identified zoning designations as early in the planning process as

possible.

3. Once the Development Guide for the district has reached final draft form,
recommend a rezone to the appropriate designation and determine with the
RDA the schedule, process and necessary steps to enact the rezone for the
neighborhood in the most expeditious manner possible.

Intermodal Hub Project
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TASK SEVEN.
FINANCIAL
ANALYSIS AND
FINANCING
STRATEGY

The following products
will be prepared/
delivered:

1.

Memo outlining the
assumptions and sources
including developer

and financial institution
interviews.

Draft proforma showing
the baseline and at least
two (2) alternatives.

Final proforma with
memo describing the
recommendations for
the financing strategy.

1. PROJECT APPROACH

The objective of this phase of the work is to conduct a financial analysis of the
Development Guide proposed for the north and south blocks. This analysis will be
focused on presenting the estimated costs to service the development with infrastructure,
including improving 300 South, any roads within the development parcel, wet and

dry utilities, public open spaces and the parking structure. As part of the analysis, an
estimate of the revenue potential from the development will be presented to provide

a framework within which to understand the need for public financing. Strategic
recommendations for financing the public improvements will be provided as a
conclusion to the analysis.

The specific tasks to be completed are as follows:

1.

Inputs and Assumptions. Costs associated with site development, oft-site
improvements, infrastructure improvements and construction of the parking
facility will be determined by DW, NV5 and Walker Parking. Costs for
constructing public open space amenities will be based on similar projects in the
area. The project team will coordinate with the City to project permitting and
fees and to determine comparable projects.

Market rates for leasing and selling property will be determined from research
including brokerage reports, the Bureau of Economic and Business Research

at the University of Utah, Envision Utah and comparable projects in the
community. A complete market study is not part of this scope, although it can be
provided as an additional service. The sources for the assumptions in this analysis
will be documented in footnotes and with an appendix if necessary.

Assumptions regarding the phasing of improvements to the infrastructure

and how they relate to the development of the parcel and subsequently the
absorption of commercial and residential property, will be made based on the
recommendations of DW, NV5, Walker Parking and discussions with the RDA
and the City.

DW will also conduct four to six interviews with local and national developers
and/or real estate finance entities to gain their input and direction on the
preferred Development Guide. These interviews will be used to ensure the plans
meet market realities.

Financial Model. DW will prepare a proforma in Excel 2007 spreadsheet format
with the inputs and assumptions described above and standard escalators. The
model will demonstrate cashflow over a 10 year period with a calculation of Net
Present Value based on a range of discount rates and the Internal Rate of Return.

The proforma will be run without public financing to determine a baseline.
Then difterent scenarios will be applied to demonstrate the resulting rates of
return to a development partner. Private financing will not be modeled.

Recommendations. Based on the iterations of the model and the analysis

of the results, DW will make a recommendation for the financing of public
improvements. The sources of financing will include public sources, such as tax
increment financing, quasi-governmental entities such as special districts, agency
resources, such as the UTA, public and private sector grants and potential public-
private partnerships. The recommendations will involve a mix of sources with

a discussion of the steps necessary to implement each and an assessment of the
likelihood of securing the financing from each source. The recommendations
will also include phasing and parcelization guidance to the design team as they
complete those plans.

DESIGNWORKSHOP
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TASK SEVEN.
FINANCIAL
ANALYSIS AND
FINANCING
STRATEGY

TAsk EicHT.
MASTER
IMPLEMENTATION
GUIDEBOOK

The following products

will be prepared/

delivered:

1. One Master
Implementation
Guidebook

1. PROJECT APPROACH

4. Draft Term Sheets for each Development Parcel. DW will assist the RDA
land use attorney in preparing term sheets for each of the parcels in the final
parcelization plan.

5. Marketing Strategy. DW will prepare a succinct marketing strategy that outlines
the steps to be taken by the RDA and others to take the parcels to market. This
strategy will inform the Implementation Schedule and the final form of the Master
Implementation Guide.

The objective of this phase of the work is to compile all of the component parts of
the planning effort into a Master Implementation Guidebook for the properties. The
Implementation Guidebook will act as a marketing tool, regulatory document and
development instructions for the project area. The Master Implementation Guidebook
will be comprised of the following components created in previous tasks:

District Vision Statement

lustrative Development Guide and Metrics
Hlustrative Perspectives

Parcelization Plan

Phasing Plan

Implementation Schedule

Schematic Design of streets

Design Guidelines

D T A o

Infrastructure Plan

—_
=

. Building Re-use Suitability Study

—_
—_

. Inventory of Historic and Contributing Structures in the Study Area

—_
[\

. Financial Proforma

—_
|SN)

. Current Entitlements and Zoning

[N
o

. Financial Incentives available to developers

—_
ul

. Parking Garage Design and cost sharing if applicable

The Master Implementation Guidebook and its components can then be used to create
targeted marketing materials depending upon the developer, the parcel or parcels being
considered, and/or the venue for which the documents are being created (such as an
ICSC conference). The Master Implementation Guidebook will act as the repository for
all information about the project and from which, smaller targeted brochures or booklets
can easily be created.

The specific tasks to be completed are as follows:
1. Create a draft of the Master Implementation Guidebook for review by the RDA.
2. Revise Master Implementation Guidebook.

3. Present Final Master Implementation Guidebook to the RDA.

Intermodal Hub Project
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OPTIONAL

TAsk NINE.
DEsiGN
DEVELOPMENT AND
CONSTRUCTION
DocuMENTS

FOR STREETS

AND PUBLIC
INFRASTRUCTURE

The following products

will be prepared/

delivered for Design

Development:

1. Demolition Plans at
1"=10" scale.

2. Tree Protection Plans at
1"=10" scale.

3. Materials Plans at 1"=10"
scale.

4,  Grading and Drainage
Plans at 1"=10" scale.

5. Planting Plans at 1"=10"
scale.

6. Uptoten (10) Composite
Sections/Site Cross
Sections/Elevations
at 1"=10" scale showing
the landscape intent.

7. Preliminary Irrigation
Plans at 1"=10" scale.

8.  Preliminary Site Lighting
Plans at 1"=10" scale.

9. Utility Plan

10. Design Development
details and reference
sections.

11. Design Development
level opinion of probable
construction costs.

12. Draft specifications

| 1. PROJECT APPROACH |

The objective of Design Development is to develop the character and detail of the
proposed improvements. Based on the Client-approved Schematic Design Plan and
schematic design level opinion of probable construction cost, DW will prepare design
development drawings. The street design will include streetscape enhancements,
lighting, utility infrastructure, irrigation, curb and gutter and the roadway. This will
include design for the following streets:

ARl

300 South including the 500 West intersection.

Eccles Avenue from 500 West to 600 West in the north block.

Woodbine Avenue from Eccles Ave to 300 South in the north block .

A new north-south street from 300 South to 400 South in the south block.
A new east-west street from 500 West to 600 West in the south block.

The specific tasks to be completed are as follows:

1.

Prepare plans, cross sections and elevations for pedestrian and special vehicular
pavements, site furnishings and other site elements that are a part of the proposed
streets and not a part of building structures. 300 South will be designed as

a pedestrian-oriented street with an assortment of components to create a
pedestrian-friendly environment. These attributes may include special lighting
treatments, paving treatments, bulb-outs, raised intersections, bollards, planters,
etc. The intersection at 500 West will also be designed to be a safe and interesting
crossing.

Work with UTA, our transportation planner (Fehr & Peers) and civil engineer
(Nolte NV5) to identify and coordinate a right-of-way for the street car
alignment.

Prepare a demolition plan to identify all existing conditions to be removed prior
to construction.

Prepare a tree protection plan to preserve species that are determined to be
worthy of keeping on the property.

Develop site grading and drainage for all areas outside the building footprints
including contouring, retaining structures, swales, low lines and drainage devices.
Indicate alignments, elevations, dimensions, materials and details for retaining

or freestanding walls, steps, ramps, etc. Ensure that grade transition between
architectural floor elevations and exterior elevations is compatible. DW will
collaborate with NV5 to locate hardscape drains, exterior utilities and coordinate
storm water considerations.

Prepare planting plans for all landscape areas to illustrate planting composition,
plant species, locations and sizes of major planting features. Special attention
will be given to ensure that views, solar orientation and snow storage are
accommodated in the solution.

Prepare a preliminary Irrigation Plan illustrating overall irrigation intent. This
will include identifying a point of connection, calculating water demands for the
project, locating a controller, defining an appropriate system technology for the
project and determining electrical demands for the controller and system.

Prepare a preliminary lighting scheme for the streetscape including vehicular and
pedestrian/ambiance lighting. DW will work with our lighting designer/engineer
and Rocky Mountain Power to locate a power drop location that will service the
project, space lighting and to select appropriate fixtures.

[ 15 |

DESIGNWORKSHOP



The following products
will be prepared/
delivered for Construction
Documents:

1.

Demolition Plans at
1"=10" scale.

Tree Protection Plans at
1"=10" scale.

Layout Horizontal
Control Plans at 1"=10"
scale locating vehicular
and pedestrian
pavements, landscape
walls, site furnishings,
and other site elements.

Materials Plans

at 1"=10" scale showing
types of vehicular and
pedestrian pavement,
landscape walls, site
furnishings and other site
elements.

Grading and Drainage
Plans at 1"=10" scale
indicating vertical control
and drainage for the site.

Irrigation Plans at
1"=10" scale showing
identification, location,
and sizing of irrigation
systems and their
component parts.

Site Lighting Plans at
1"=20" showing circuitry,
transformer locations,
fixture type, location, and
mounting details for all
site lighting.

Utilities Plan at 1"=20"

Details and reference
sections of the above-
described materials.

. Construction Document

level opinion of probable
construction cost.

. Technical specifications

for improvements and/or
site features described by
the above listed drawings
in standard CSI format.

9.

10.
11.

12.

13.
14.

15

The

I 1. PROJECT APPROACH |

Prepare overall Utility Plan including underground electrical connections.
Review materials and technical systems with potential fabricators and contractors.

Select site development materials and prepare design development details and
enlargements.

Conduct internal Design Quality Control Reviews for aesthetic and technical
content.

Conduct review sessions with Salt Lake City planning and engineering.

Prepare a draft specification for the above-described landscape elements of the
project in CSI 2004 short form format.

. Attend up to six (6) meetings with the Client and/or other consultants.

objective for the Construction Documents is to prepare final biddable Construction

Document drawings that incorporate the most current information regarding
construction practices. Based on the Client approved Design Development Plan and
Design Development level opinion of probable construction cost, DW will prepare
Construction Documents.

The

bl

N o v s

specific tasks to be completed are as follows:

Prepare working drawings and specifications to reasonably conform to applicable
codes and regulations of governmental bodies having jurisdiction over the work at
the time the work is prepared.

Review materials and technical systems with potential fabricators and contractors.

Conduct internal Construction Document Quality Control Reviews for aesthetic
and technical content and revise plans per reviews.

Conduct review sessions with Salt Lake City planning and engineering.
Attend up to four (4) meetings with the Client and/or other consultants.
Prepare of a Construction Document level opinion of probable construction cost.

Participate in up to two (2) value engineering sessions as needed.

Intermodal Hub Project
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OPTIONAL

Task TEN.
PARKING
STRUCTURE
FINANCING,
PHASING AND
OWNERSHIP

The following products
will be prepared/
delivered:

1. Memorandum or letter
report discussing all
findings from the above
scope items.

OPTIONAL

Task ELEVEN.
PHASE [ PARKING
NEEDS STUDY

The following products
will be prepared/
delivered:

1. Technical memorandum
to provide preliminary
parking needs, findings
and recommendations.

| 1. PROJECT APPROACH |

The objective for this phase of the work is to develop a plan for financing, phasing
and ownership of the parking structures on the site. This work is assumed to be
performed in conjunction with an overall parking analysis and study being performed
separately for the RDA. Should the RDA determine this scope should be performed
as a part of the external parking study then this line item can be removed from this
proposal in its entirety.

The specific tasks to be completed are as follows:

1. Assess the local market conditions for public and employee parking (during site
visit as part of parking study to be separately conducted by the RDA). Determine
parking rates in the surrounding neighborhood (if applicable), observe rates and
occupancies at any competing parking facilities (if applicable), and note any
restrictions to nearby street parking.

2. Based on a shared-parking needs analysis (prepared separately for the RDA),
recommend a total number of spaces needed in each of the two proposed parking
garages (north and south) to meet the needs of the project.

3. Discuss recommended phasing of the two garages based on the anticipated
timeline of the development.

4. Provide order-of-magnitude (per space) construction cost estimates for the two
garages.

5. Discuss pros and cons of various ownership entities for the parking system such as
the RDA, the parking district, the City, and/or the private developer.

6. Discuss past experiences and best practices with public/private partnerships for
parking development.

7. If pay parking is being considered, provide an order-of-magnitude estimate of
parking income and expenses that may be generated by the two garages. (Note
that this scope item is not meant to provide a comprehensive financial analysis,
but a rough estimate of net income for preliminary planning only).

8. Discuss best practices related to financing of the two garages and various strategies
that could be used. Estimate the amount of capital investment needed annually to
support garage development at the site.

The objective for this phase of the work is to determine future parking needs for the
north block of the mixed-use project site. Up to three (3) different development sce-
narios will be evaluated.

The specific tasks to be completed are as follows:

1. Meet with the RDA and planning team representatives to confirm study objective
and schedule, and review background information in more detail. A checklist will
be provided to the team to outline requested information such as a timetable of
development, UTA parking needs, and specific development program(s).

2. Research local transit statistics to determine the amount of destination traffic that

may arrive to the sire via Amtrak, commuter rail, bus, or other means.

3. Based on the development program provided to us, construct a shared-use parking
model to project visitor, employee, UTA commuter, and residential parking
demand at different times of day. Calibrate the model to reflect local conditions

|17 | DESIGNWORKSHOP



OPTIONAL

TAsk ELEVEN.
PHASE I PARKING
NEEDS STUDY

OPTIONAL

TASK TWELVE.
PHASE | GARAGE
ConNcerT Prans

The following products

will be prepared/

delivered:

1. Up to three conceptual
parking layouts.

2. Conceptual Parking
Garage Plan.

3. One Building Section or
Elevation.

4.  Estimate of Probable
Construction Cost.

| 1. PROJECT APPROACH |

based on the research completed in the above task. Identify the peak hour parking
needs and daytime averages. Make recommendations regarding the number of
spaces needed for Phase 1 and a best practices approach to managing these spaces.

Evaluate the number of on-street parking spaces available near the project site and
how many spaces would be needed in an on-site garage. Make recommendations
regarding the appropriate allocations of parking between various user groups;
Comment on best practices related to shared-parking to ensure that enough visitor
and employee spaces are made available for the project. Comment on possible
parking management strategies to make the best use of projected future parking
resources.

Create a separate similar demand model for up to three (3) different iterations of
the Development Guide. As needed, help the Client understand how difterent
changes in the development massing and projected land uses may have an impact
on overall parking needs.

As applicable, comment on possible revisions to Salt Lake City code standards to
allow for shared parking reductions at this site.

The objective for this phase of the work is to provide conceptual garage sketches for the
northern block to help determine the preferred layout for a new garage, determine stall
dimensions appropriate to the projected user groups, and help optimize efficiency.

1.

Meet with the RDA to discuss project goals, gather data, and review the desired
number of spaces, site constraints, access concerns, and other programming issues
related to the parking structure. Walking Parking will join via teleconference.

Using site plans furnished to us in electronic format, we will evaluate up to three
(3) potential parking layouts, traftic circulation, ramping systems, vehicular entrance
and exit configurations, and pedestrian portals for the garage. Although conceptual
in nature, these plans will be based on sound parking design principles to provide
efficient, user-friendly parking for the project.

Provide a comparison of the advantages and disadvantages of each functional
option and assist the Client in the overall evaluation of the various schemes. Assist
in the selection of a preferred option and recommendation.

Prepare conceptual drawings of the recommended parking structure to include
floor plans (ground, typical and roof) showing parking layouts, traftic circulation
and ramping systems, and garage entrance/exit lanes, etc. A building section

or isometric will be provided to show the relationship of ramps, floor-to-floor
heights, etc. Stall counts, square footage of constructed areas, and parking efficiency
will be tabulated.

Prepare a conceptual level estimate of probable construction cost for the selected
parking structure option.

Submit conceptual documents for review and meet with the RDA to present
options and recommendations. Incorporate review comments and issue updated
documents.

Intermodal Hub Project
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2.

Project Schedule




2. PROJECT SCHEDULE

Month 1 Month 2 Month 3 Month 4 Month 5 Month 6

Project Milestone 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 23 24

Task One. Project
Start-Up and Existing
Infrastructure
Assessment

Task Two. Hub District
Implementation

Plan Review and
Development Guide
Adjustments

Task Three. Preferred
Development Guide
Refinement and
Approval

Task Four. Schematic
Streetscape Design
and Opinion of
Probable Cost

Task Five. Design
Guidelines

Task Six. Rezoning

Task Seven. Financial
Analysis and Financing
Strategy

Task Eight. Master
Implementation Guide

OPTIONAL Task Nine.
Design Development
and Construction
Documentation
(beginning at end of
schematic design and
running for 3 months)

OPTIONAL Task Ten.
Parking Structure
Financing, Phasing and
Ownership

OPTIONAL Task
Eleven. Phase | Parking
Needs Study

OPTIONAL Task
Twelve. Phase |
Garage Concept Plans

Intermodal Hub Project [ 20 |
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EsTIMATED FEES

3. PROJECT FEES

Base Scope Total

Task One. Project Start-Up and Existing

Infrastructure Assessment 524,75
Task Two. Hub District Implementation Plan Review $34.100
and Development Guide Adjustments !
Task Three. Preferred Development Guide Refinement

$31,750
and Approval
Task Four. Schematic Streetscape Design $43,580
Task Five. Design Guidelines $32,800
Task Six. Rezoning $3,100
Task Seven. Financial Analysis and Financing Strategy $23,850

Task Eight. Master Implementation Guide

Included in fees above

Total

$193,975

OPTIONAL Task Nine. Street DD-CD Total

Design Workshop $129,500
Nolte Vertical Five (Civil Engineer) $53,000
Fehr and Peers (Transportation Consultant) $2,500
Envision Engineering (Lighting Consultant) $13,500
Total $198,500

OPTIONAL Task Ten. Parking Structure Financing,

Facing, and Ownership

Walker Parking (Parking Consultant) $6,000
Total $6,000
OPTIONAL Task Eleven. Phase I Parking Needs Study Total
Design Workshop $850

Walker Parking (Parking Consultant) $8,500
Total $9,350

OPTIONAL Task Twelve. Phase I Garage Concept Plans  Total

Design Workshop $600
Walker Parking (Parking Consultant) $6000
Total $6,600

Intermodal Hub Project
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3. PROJECT FEES

Fees for Task Five were derived from a set of cost per square foot assumptions for street improvements. The
complexity of the streetscape systems and the choices of materials significantly impact construction costs. In our
experience, we have seen costs range from $17 on the low end for a utilitarian street to $150 plus for very detailed,
custom designs with expensive materials on the high end. We recently built a marketplace street called Fillmore Plaza
(An image of this street is located on the Project Schedule page of the proposal) in Denver which is brick pavers,
custom lights with detailed seating and planting areas. The cost per square foot for this street was $89/sf. We do not yet
have an established construction budget nor an approved schematic design for the streets so these fee estimates are based
upon the following assumptions:

300 South between 500 and 600 West is envisioned to be a festival street linking the Intermodal Hub to the Rio
Grande Station. We do not envision this street as having the level of detail, materials and custom lighting as Fillmore
Plaza so we have projected a square foot cost of $45 for the pedestrian areas of 300 South.

The interior streets of the north and south streets are lower priority but still function as conduits for people. These
streets will be simpler than 300 South while still being elegant. We have projected a square foot cost of 25/sf for these
streets.

Based on the costs of these streets and an 8% of construction design fee and then subtracting schematic design and
Construction administration, we come to a fee of $129,500 for Design Workshop’s portion of the work. With the
addition of civil engineering fees for the actual streets and utilities ($53,000), street and pedestrian lighting design
($13,500) and advice and direction from our transportation engineer ($2,500), the total fee for the design of these
streets equals $198,500.

We would request that we revisit these fees at the end of schematic design when we have both an approved design and
an approved construction budget to determine whether these fees properly fit the streets that have been designed and
adjust them up or down accordingly.
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