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WHEN RECORDED RETURN TO:

Farmington Square, LLC
Attn: Scott W Harwood,
1200 West Red Barn Lane
Farmington, UT 84025

SUPPLEMENTAL
DEVELOPMENT AGREEMENT
FOR THE PARK LANE COMMONS PROJECT

THIS SUPPLEMENTAL DEVELOPMENT AGREEMENT FOR THE PARK
LANE COMMONS PROJECT (the "Agreement") is entered into as of this _2»5 day of
June, 2014, by and among Farmington Square, LLC, a Utah limited liability company
("Developer"), and FARMINGTON CITY, a Utah municipal corporation (the "City™); Developer
and the City are hereinafter sometimes referred to individually as a "Party" or collectively as the
"Parties."

RECITALS

A. Developer, or its predecessors in interest, previously assembled a total of
approximately seventy-two (72) acres of property located in Farmington City, Utah as part of an
original project site which included what were designated as Lot 101 and Parcels A, B,D,F,E &
H and 1 as generally depicted on Exhibit A-1 attached hereto and incorporated herein by this
reference. Developer and City previously entered into that certain Amended and Restated
Development Agreement For Park Lane Commons dated June 28, 2010 (the “June 28, 2010
Agreement™), which included Lot 101 and Parcels A, B and D. Lot 101 has been developed and
Parcel D will be developed under the terms of the June 28, 2010 Agreement.

B. Developer is the owner of approximately forty-six (46) acres of real property
located in Farmington City, Utah, which it has assembled and designated as including Parcels A,
B, E & H, F and I as depicted on Exhibit A-1. It is the intent of the Parties that this Agreement
supersedes the June 28, 2010 Agreement with respect to Parcels A and B but otherwise remains
in full force and effect with respect to Lot 101 and Parcel D, as applicable.

N The intent of this Agreement is to describe the agreements and understandings
between the Developer and the City related to the development and use of Parcels A, B, E & H,
F and I (herein called the “Property”). The legal descriptions of the parcels comprising the
Property are attached as Exhibit A-2 hereto and are incorporated herein by this reference. The
Property is owned by Developer. It is the intent of the Parties that in the event of conflict
between this Agreement and prior agreements or understandings between the Parties that the
provisions of this Agreement shall control.
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D. The project to be developed on the Property is to be known as "Park Lane
Commons" (the “Project™). Park Lane Commons may be constructed in phases consisting of one
or more buildings (each herein referred to as a “Phase”), with areas for plazas, courtyards,
landscaped features, signage, pedestrian walkways, seating and other pedestrian-oriented and
open space uses (herein referred to as "Open Space").

E. Developer has applied for Project Master Plan Approval for the Property under
Chapter 18 and specifically Section 11-18-114 of the Mixed-Use Districts provisions of the
F armington City Zoning Ordinance (the “Ordinance”), and the City has determined that
Developer has complied with all the standards and procedures contemplated by the Farmington
City General Plan (the "General Plan"), the Ordinance and any other applicable provisions of the
Farmington City Code, ordinances, development standards, rules and regulations (collectively
the "Land Use Regulations") with respect to the required development approvals.

F. The City also recognizes that the development of Property will result in tangible
benefits to the City through the increase of the City's tax base, providing services to City
residents, and the City is willing to agree to vest the development and use of the Property
pursuant to the terms of this Development Agreement against future legislative changes in the

" General Plan, Ordinance and Land Use Regulations that would be in conflict with the provisions
in this Agreement and/or impair the rights and entitlements granted to Developer herein.

G. Farmington City, acting pursuant to its authority under Utah Code Annotated 10-
9a-101, et seq., the Ordinance and the Land Use Regulations, has made certain determinations
with respect to the Property, and, in the exercise of its legislative discretion, has elected to
process and approve the use, density, general configuration and development standards for the
Property pursuant to Chapter 18 of the Ordinance, resulting in the negotiation, consideration and
approval of this Development Agreement after all necessary public hearings and procedures.

AGREEMENT
NOW, THEREFORE, in consideration of the mutual covenants contained herein, and
other good and valuable consideration, the receipt and sufficiency of which are hereby
acknowledged, the Parties hereby agree as follows:

I Recitals.

Recitals A through G set forth above are incorporated herein and made a part hereof by
this reference. '
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2. Condition Precedent.

As a condition precedent to the obligations of the Parties hereunder, this Agreement is
coﬁtingent upon and will only become effective at such time, and in the event that, the
Farmington City Council, in the independent exercise of its legislative discretion, elects to
approve the proposed rezoning of a portion of the Property to the General Mixed-Use District
(“GMU District”), the Office Mixed-Use District (“OMU District”) and the Open Space (“OS”)
as depicted on Exhibit A-1 attached hereto and incorporated herein by this reference.

3. General Description of the Property and the Project.

3.1 General Description of the Project. The Project is proposed as a mixed-use
development in connection with its Transportation Mixed Use District ("TMU"), General Mixed
Use District (“GMU”), Office Mixed Use District (“OMU”) and Open Space (“OS”)
designations on the Regulating Plan map. The Project is proposed to: (a) encourage mass transit,
walking, bicycling, carpooling and van pooling; (b) consider and encourage flexibility and
efficiency in land use and development planning and design; and (c) consider area-specific
transportation oriented land use/development approaches and patterns as recommended by the
Utah Transit Authority ("UTA") and other transportation-oriented development experts.

3.2  Legal Description of the Property. The legal description of the parcels included
within the Property is attached hereto as Exhibit A-2. Exhibit A-1 is a map that illustrates the
parcels within the Property and their relation to other nearby parcels of property. Unless
otherwise provided, no other real property may be added to the legal description of the Property
for purposes of this Development Agreement, except by a written amendment hereto signed by
the Parties. Except as expressly set forth in this Agreement, this Development Agreement shall
not affect any land other than the Property as described and defined herein, and which is subject
to this Agreement.

3.3 Transition from Prior Development Agreements. As referenced in Recitals A and
B, Developer and the City previously entered into the June 28, 2010 Agreement dealing with
approximately 33 of the 72 acres which were acquired and assembled by Developer as part of the
original project site. The City and Park Lane Village Partners, LLC entered into that certain
Development Agreement for Park Lane Village dated June 30, 2010 which controls the
development of Lot 101. Parcel D will be developed under the terms of the June 28, 2010
Agreement. Except for their inclusion as part of the overall original project site, the terms of this
Agreement do not otherwise have any effect on the development of Parcel D or Lot 101.
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4. Project Master Plan.

4.1 Approval of PMP. The development configuration of the Project is generally
shown on the Project Master Plan of Park Lane Commons (the "PMP"), which consists of a
narrative and graphic description of the Project as required by the Ordinance. A copy of the
PMP is attached as Exhibit B hereto and is incorporated herein by this reference. The PMP has
been approved by the City and the City acknowledges that the PMP as shown is in compliance
with the Ordinance and Land Use Regulations. Approval of the PMP satisfies the requirement of
the Ordinance for a conceptual plan and constitutes an approved Master Plan for guiding all
future development of the Project proposed for the entire Property. Developer shall develop the
Property generally in accordance with the amended Regulating Plan and the PMP attached as
Exhibit B.

4.2 PMP Amendments. In the event that Developer desires to amend the PMP, any
such request shall be reviewed as either a major or minor amendment as those terms are defined
and in accordance with the process provided in Section 11-1 8-108(k)(1) and (2) of the
Ordinance.

5. Project Specific Development Standards.

5.1 Alternative Development Standards. Section 11-18-114(1) of the Ordinance
authorizes the City to approve a Development Agreement containing alternative development
standards that supersede certain provisions of the Ordinance and the Land Use Regulations.
Pursuant to such authority, the development and construction of the Project shall proceed
pursuant to, and consistent with, the terms and conditions of this Agreement and the exhibits
attached hereto. In the event of a conflict between the provisions of the Ordinance or the Land
Use Regulations and this Agreement, the more specific provisions of this Agreement shall
control. The specific development standards approved for the Project pursuant to Section 114 of
the Ordinance include the following:

5.1.1 Signage Plan. A full signage plan for the Project shall be submitted by the
Developer as part of the development plan review process in compliance with Section 11-
18-109 of the Ordinance. However, as part of this Agreement, two (2) pylon signs are
approved for the Project along the frontage of I-15 at a height not to exceed fifty-five (55)
feet from the freeway grade and twenty (20) feet in width as depicted in Exhibit C subject
to the following conditions: (a) one sign needs to be filled before the second sign is
erected; and (b) if due to easements or some other unforeseen circumstances either of the
signs needs to be relocated to a different site than what is depicted as part of Exhibit C,
the proposed relocation will be required to be presented to the Planning Commission for
their review and approval.
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5.1.2 Flexibility Regarding Building Orientation and Locations. The Parties
understand and agree that the PMP standards of the Ordinance do not require depiction of
specific buildings and any building locations, sizes and uses depicted in the exhibits to
this Agreement are for illustrative purposes only and may change over time. All
buildings abutting or immediately adjacent to Grand Avenue and south of Station
Parkway shall comply with the current provisions of Chapter 18 of the Ordinance
including, but not limited to, the building plan and site envelope standards, location of
parking, entryway orientation and building lot or zone lot requirements. All retail/
restaurant buildings abutting or immediately adj acent to other streets and areas within the
Property shall comply with the provisions of Section 106 of the Ordinance except that
entryways may be oriented to parking areas instead of the street; and shall follow the
standards for large building footprints in Section 107 of the Ordinance. All residential
and office buildings shall comply with Section 106 of the Ordinance.

5.1.3 TMU Area Approval. The portion of the Property zoned TMU is hereby
approved as illustrated, depicted and described in the PMP, including the orientation,
design and configuration of buildings.

5.1.4 Temporary Landscape, Hardscape and Parking Improvements Prior to
Vertical Construction. To allow for the organized and successful development of the
Project in phases, Developer will be allowed, in conjunction with and at the time of the
submission of a development plan for that area, to construct and install temporary
landscaping, hardscape and parking improvements on any portion of the Property on an
interim basis until such time as vertical improvements are constructed on that portion of
the Property so long as all buildings adjacent to Grand Avenue and south of Station
Parkway comply with the terms of the Ordinance and this Agreement and shall continue
to comply as any temporary improvements are replaced by buildings and other permanent

improvements.

5.1.5 Parking Requirements. As part of this Agreement, the minimum number
of parking spaces required for a fast-food and/or drive-in restaurant within the Project
shall be 12 parking spaces per 1000 square feet of floor area and for assisted living
facilities shall be 0.5 spaces per unit, with requests for further parking space ratio
reductions to be reviewed and approved as part of the development plan review process.

5.1.6 Approval of Two (2) Drive-up Windows. In that portion of the Property
zoned as TMU, Developer is hereby granted special use approval for up to two (2) drive-
up windows as depicted and described in the PMP and exhibits thereto.
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6. Master Development Guidelines. Developer shall draft, submit to the City for review
and comment, and implement Master Development Guidelines ("MDGs") for the Project to
fulfill the requirement for such master development guidelines for the Project in compliance with
the provisions of Section 11-18-112 of the Ordinance.

7. Payment of Fees.

7.1  Development Application and Review Fees. The Parties acknowledge that
Developer has paid the applicable application and review fees for the following applications:
(i) the rezoning of the Parcels F and E & H to a GMU District Zone and Parcel I to a OMU
District Zone, (ii) the approval of the PMP, and (iii) the approval of this Development
Agreement. No further fees or engineering expenses shall be charged to De\/eloper for the above-
listed approvals and all other approvals set forth in this Agreement. All application, review and
engineering fees for development or construction approvals, plan amendments and all applicable
impact fees for each Phase of the Project shall be paid at the time and in the amounts set forth in
the then existing and applicable sections of the Farmington City Code and the Land Use
Regulations, or as customarily applied, for any such Phase as each site plan or development plan
is submitted for approval ready for construction.

7.2 Other Fees. Except as set forth in Section 7.1 above, the City may charge other
fees that are generally applicable, including, without limitation, standard building permit review
fees for improvements to be constructed on improved parcels that are generally applicable on a
non-discriminatory basis.

7.3 Certain Impact Fees. Developer agrees that the Project shall be subject to all
impact fees, which (1) have been properly imposed under the requirements of generally .
applicable federal and state law; and (2) are generally applicable to other property in the City. If
fees are properly imposed under the preceding tests, the fees shall be payable in accordance with
the payment requirements of the particular impact fee ordinance. Developer does not hereby
waive Developer's rights under any applicable law to challenge the legality of the amount of the
fees based upon generally applicable state and federal laws or to apply for appropriate credits or
reimbursements as provided herein or by applicable law.

8. Vesting and Compliance with Applicable Legal Requirements.

8.1 Compliance with Requirements. The City Council finds, based on its own review
and the recommendation of the Planning Commission after all appropriately noticed public
hearings, that the PMP and this Development Agreement meet the following criteria established
by Section 11-18-114(4) of the Code: the PMP and this Development Agreement (1) are
consistent with the Farmington City General Plan, (2) comply with the applicable City
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Ordinances, (3) appropriately establish and are consistent with the Project Specific Development
Standards set forth in this Development Agreement, (4) establish an appropriate mix of uses in
locations that will promote and encourage the goals of the TOD Mixed-Use Districts and is
consistent with the objectives of Section 11-18-105 (Uses); and (5) establish circulation and
transportation features sufficient to meet the requirements of Section 11-18-104 (Regulating
Plan), coordinate with anticipated offsite circulation and transportation features and further
applicable community-wide transportation objectives.

8.2  Vested Rights and Vested Projects. Subject to Section 8.3, Developer shall have
the vested right to develop and construct the Project and to develop and construct specific Phases
within the Project on the Property in accordance with the uses, densities, intensities,
configuration of development, the terms of the PMP, and the Project Specific Development
Standards described and incorporated in this Agreement. Pursuant to the vested rights granted by
this Agreement, but subject to Section 8.3, Developer shall have the right to have development or
construction applications for Phases within the Park Lane Commons Project processed and
approved in accordance with the procedures and standards set forth in this Agreement. Any such
Projects so approved shall also be deemed vested in accordance with this Agreement.

8.3  Compelling, Countervailing Public Interest. Nothing in this Agreement shall limit
the future exercise of the police power of the City in enacting generally applicable land use laws
after the date of this Agreement. Notwithstanding the retained power of the City to enact such
legislation under the police powers, such legislation shall only be applied to modify the vested
rights described in Section 8.2 based upon policies, facts and circumstances meeting the
compelling, countervailing public interest exception to the vested rights doctrine in the State of
Utah as delineated in Western Land Equities, Inc., v. City of Logan, 617 P.2d 388 (Utah 1980) or
successor case and statutory law. Any such proposed change affecting the vested rights of the
Project or any Phase thereof shall be of general application to all development activity in the
City; and, unless the City declares an emergency, Developer shall be entitled to prior written
notice and an opportunity to be heard with respect to the proposed change and its applicability to
the Project to be developed on the Property or any Phase thereof under the compelling,

countervailing public policy exception to the vested rights doctrine.

9. Term of Agreement. The term of this Agreement (the "Term") shall commence on the
date set forth above and shall extend for a period of twenty (20) years, unless this Agreement is
earlier terminated, or its Term modified, by written amendment to this Agreement, but the terms
of this Agreement shall continue to be effective to applications that have been submitted and
development that has already occurred within the Property notwithstanding the termination of
this Agreement.

' 8 ("
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10.  Specific Project Agreements and Approval Conditions.

10.1  Public Improvements Abutting and Benefiting Other Landowners. The Parties
anticipate that in the development of the Project, there may be circumstances where
infrastructure needs require the participation of adjacent properties. To the extent the final plans
for any portion of the Project to be developed on the Property pursuant to the terms of this
Agreement involve the construction of any public improvement abutted by or generally
benefiting another landowner, the City agrees to use its best efforts in-a good faith attempt to
assist the Developer in obtaining the proportionate participation of any such adjacent and
benefited landowners, as determined based upon consideration of street frontage, parcel size and
other relevant factors. The City, pursuant to City ordinances, may enter into an agreement to
assure abutting or other properties benefiting from any such public improvements pay their fair
or proportionate share of the cost of such infrastructure and improvements at the time of
development of the abutting or benefited properties. In the event that the development and
construction of a street or other public improvement, as depicted on the Regulating Plan and in
the PMP, requires the dedication of a right-of-way or property from a landowner who abuts the
Property, the City shall cooperate with Developer to cause, if possible, one of the following to
occur (listed in order of priority and the preference of the Parties): (a) the City and Developer
shall jointly attempt to persuade the abutting landowner to make the required dedication, (b) if
the efforts of the City and Developer to effectuate option (a) above are not successful, then the
City and Developer may make good faith efforts to design and approve one or more modified
street cross-sections to enable Developer to develop the Property without the dedication from an
abutting landowner, or (c) if the efforts of the City and Developer to effectuate options (a) and
(b) above are not successful, then the City may make reasonable efforts to acquire the required
dedication from the abutting landowner by exercising powers held by the City or otherwise.

10.2  Other Project-Specific Development Requirements and Agreements.

10.2.1 Streets and related Improvements. As each Phase is developed, all
construction and improvements shall be in accordance with the City design and
construction standards that are applicable at the time of construction

10.2.2 Onsite Infrastructure and Improvements. Developer shall construct
infrastructure and the improvements located on the Property in accordance with the PMP
and the Project Specific Development Standards.

10.2.3 Road to the North Agreement. Developer (or Developer’s predecessor in
interest) and City previously entered into a series of agreements addressing various issues
identified as follows:

PLC Supplemental Development Agreement 06.19.14
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(a) Road to the North Agreement dated September 19, 2008;

(b) Escrow & Exchange Agreement For Farmington City’s Station Parkway
(Haws Property Only) dated March 17, 2009;

(c) First Amendment to the Road Agreements dated September 9, 2009;

(d) Second Amendment to the Road Agreements dated April 20, 2010; and

(e) Settlement Agreement dated June 7, 2012.

The Parties acknowledge the existence of The Road Agreements and further
acknowledge that certain obligations thereunder remain executory.

10.2.4 Trail along Shepard Creek. Developer and City agree that although the
land along Shepard Creek has been zoned OS (Open Space) to a width of fifty (50) feet
on each side of the centerline of Shepard Creek, part of the goal of the Parties is to
provide for a pedestrian trail to be developed along Shepard Creek and Developer
acknowledges and agrees that in the event circumstances prohibit construction of the trail
within the 50 foot area zoned as OS, the trail, or such portions thereof as necessary, shall
still be constructed outside the OS area if necessary under the terms of this Agreement.

10.3 Common Area Maintenance; Reciprocal Easement Requirements.

10.3.1 Common Area Maintenance Plan. Developer shall prepare, submit for
approval by the City and implement a Common Area Maintenance Plan ("CAMP") on
the Property in accordance with the provisions of Section 11-18-113 of the Ordinance.
Notwithstanding any provision in this Development Agreement to the contrary,
Developer, and not the City, shall be obligated to establish, implement and enforce the
covenants, assessment procedures, operation and maintenance requirements relating to
the common elements of the Property, the design and landscape guidelines and the other
requirements of this Section.

10.3.2 Reciprocal Easements. Any necessary easements for ingress, egress and
utilities will be recorded as a condition precedent to subdividing the Property.

10.3.3 No Requirement to Coordinate With or Administer CAMP Requirements
on Land Located Outside of the Property. City understands, acknowledges and agrees
that Developer need not coordinate or administer the CAMP requirements imposed on
subsequent projects outside of the Property under the terms of the TOD Mixed-Use
zoning ordinance.

0 b
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11. Further Review Processes and Review Standards.

11.1  Site Plan Review. Site plan review by the City of Projects within the Property
shall be conducted in accordance with the Ordinance, Farmington City Code and the Land Use
Regulations, subject to the following exceptions:

11.1.1  The conditions listed in Section 11-18-107 (2)(d)(i)(1-4) of the
Ordinance shall not require the application to be forwarded to the Planning Commission
for approval, but will be reviewed and approved by the City Planner/Zoning
Administrator, provided, however, that:

(a) Members of the Planning Commission and City Council shall receive

notice of such applications; X

(b)  The City Planner/Zoning Administrator, in his or her sole discretion, may

present the application to the Planning Commission for its approval;

(c) The Chair of the Planning Commission may review such applications and

determine that they should be reviewed by the Planning Commission; and

(d) Any decision on such applications by the City Planner/Zoning

Administrator may be appealed to the Planning Commission (need details
on timing, etc.).

11.2 Amendments.

11.2.1 Substantial Amendments. Any amendment to this Agreement that alters
or modifies the Term of this Agreement, the permitted uses, the approved density or
intensity of use, the text of the Agreement itself, the requirement of any amenity
described herein that is available to the public, or provisions of the Agreement or any
approved mechanism that imposes financial obligations on Developer or property owners
within the Property shall be deemed a "Substantial Amendment" and shall require a
noticed public hearing and recommendation by the Planning Commission and a noticed
public hearing and decision by the City Council prior to the execution of such an
amendment.

11.2.2  Administrative Amendments. Unless otherwise provided by law, all
amendments to this Agreement that are not Substantial Amendments shall be deemed
" Administrative Amendments" and may be approved and executed by the City Planner
without a noticed public hearing, recommendation by the Planning Commission or action

by the City Council. Administrative Amendments may be reflected in a written approval
or formal written amendment to this Development Agreement. In any event,
Administrative Amendments will be deemed approved upon the issuance of the
applicable building permit if not covered by a specific, separate approval or a written

11
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amendment to this Agreement. Amendments to an approved PMP shall be governed by
and processed in accordance with the provisions of Section 11-18-108(k).

11.2.3 Effect of Amendment. Any amendment to this Agreement shall be
operative only as to those specific portions of this Agreement expressly subject to the
amendment, with all other terms and conditions remaining in full force and effect without

interruption.

11.3  Right of Developer to Pay for Dedicated Outside Consultant to Assist in Permit
Review and Inspection. The City agrees that the following special provisions are appropriate to
allow development to proceed in the Property at an appropriate pace while also limiting the
City's need to expand its full-time staff to meet temporary requirements: If a temporary backlog
in the processing of applications within the City occurs and Developer offers to pay to the City
the full cost of providing one or more qualified outside development application, construction
application, subdivision and/or building permit reviewers on a temporary basis, the City, with the
approval of Developer, may retain the services of qualified outside development application,
construction application, subdivision and/or building permit reviewers as may be necessary to
process subdivision and permit applications for development in the Property. The reviewer or
reviewers shall be dedicated exclusively to review the development applications, construction
applications, subdivision and/or building permit applications for development in the Property,
and Developer shall receive a credit against review and permit application fees otherwise
payable for development activity reviewed by the dedicated reviewer or reviewers. In the event
the City determines to utilize such outsourcing, the Developer will deposit in advance with the
City the City's reasonable estimated cost differential between outsourcing and routine in-house
review of the application, and upon completion of the outsourcing services shall immediately pay
or receive credit for any differential in the actual costs incurred by the City to obtain outside or
overtime review of any submitted plats, drawings and supporting materials. The City's obligation
to complete the review process as outlined above is subject to the Developer and/or Developers'
submittal, in a timely manner, of a complete application including all the necessary data,
drawings and engineering that is required by the City to complete the review process.

11.4 Separate Permitting. The City agrees that Developer may apply for building
permits and be issued separate grading and excavation, footings and foundation and general
building permits for Projects within the Property, which the City will use their reasonable efforts
to process.

11.5 Phasing. The Project may be developed in phases, each of which may consist of
one or more specific real estate products addressing one or more segments of the real estate
market so long as they are in compliance with the terms of this Agreement and the applicable

12
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provisions of the Ordinance and Land Use Regulations; and each phase provides for the logical
extension of infrastructure and utilities through the Project as approved by the City.

12, Assignment Provisions.

12.1 Binding Effect. This Agreement shall be binding on the successors and assigns of
the Developer in the ownership or development of any portion of the Property.

12.2  Transfer of the Property. Developer shall be entitled to transfer any portion of the
Property subject to the terms of this Agreement upon written notice to the City. Developer also
shall be entitled to transfer Developer's entire remaining interest in the Property subject to the
terms of this Agreement with the approval of the City, such approval not to be unreasonably
withheld. In the event of any such complete transfer of Developer's interests in the Property, the
transferee shall be deemed to be Developer for all purposes under this Agreement with respect to
that portion of the Property transferred. This Agreement shall not restrict a change in the control
of Developer.

12.3 Release of Developer. In the event of a transfer of all of the remaining portion of
the Property, Developer shall obtain an assumption by the transferee of the Developer's
obligations under this Agreement, and, in such an event, the transferee shall be fully substituted
as Developer under this Agreement and the Developer executing this Agreement shall be
released from any further obligations with respect to this Development Agreement.

12.4  Obligations and Rights of Mortgage Lenders. Developer may finance the
Property, or any portion thereof, and may execute one or more mortgages, deeds of trust or other
security arrangements with respect to the Property and may assign this Development Agreement
to a holder of any such financial instrument without prior written notice to or consent of the City.
The holder of any mortgage, deed of trust, or other security arrangement with respect to the
Property, or any portion thereof, shall not be obligated under this Agreement by virtue of such
assignment to construct or complete improvements or to guarantee such construction or
completion, but shall otherwise be bound by all of the terms and conditions of this Agreement
which pertain to the Property or such portion thereof in which it holds an interest. Any such
holder who comes into possession of the Property, or any portion thereof, pursuant to a
foreclosure of a mortgage or a deed of trust, or deed in lieu of such foreclosure, shall take the
Property, or such portion thereof, subject to all requirements and obligations of this Agreement
and any pro rata claims for payments or charges against the Property, or such portion thereof,
deed restrictions, or other obligations which accrue prior to the time such holder comes into
possession. Nothing in this Agreement shall be deemed or construed to permit or authorize any
such holder to devote the Property, or any portion thereof, to any uses, or to construct any
improvements thereon, other than those uses and improvements provided for or authorized by
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this Agreement, and, as would be the case in any assignment, the purchaser of the Property from
the holder shall be subject to all of the terms and conditions of this Agreement, including the
obligation to complete all required amenities and improvements. Additionally, nothing herein
shall be so construed as to prohibit a mortgage or deed of trust holder from providing security for
the standard installation of development improvements pursuant to standard City practice.

13. Review, Default, Termination and Disputes.

13.1 Periodic Review. The City may initiate a formal review of progress pursuant to
this Agreement from time to time to determine if there has been demonstrated compliance with
the terms hereof. If the City finds, on the basis of substantial competent evidence, that there has
been a failure to comply with the terms hereof, this Agreement may be revoked or modified by
the City in accordance with the provisions of this Agreement, after a public hearing which has
been noticed by publication, and for which notice has been expressly provided to Developer.
City's failure to review at least annually Developer's compliance with the terms and conditions of
this Agreement shall not constitute or be asserted by any party as a breach of this Agreement by
Developer or City. Nothing in this Agreement shall be deemed or construed to permit or
authorize any such holder to devote the Property, or any portion thereof, to any uses, or to
construct any improvements thereon, other than those uses and improvements provided for or
authorized by this Agreement, and, as would be the case in any assignment, the purchaser of the
Property from the holder shall be subject to all of the terms and conditions of this Agreement,
including the obligation to complete all required amenities and improvements.

13.2 Default.

13.2.1 Events of Default. Developer is in default under this Agreement upon the
happening of one or more of the following events or conditions.

13.2.1.1 If a warranty, representation or statement made or furnished by
Developer to the City is false or proves to have been false in any material respect
when it was made.

13.2.1.2 A finding and determination made by the City that, upon the
basis of substantial evidence, Developer has not complied in good faith with one

or more of the terms or conditions of this Agreement.

13.2.1.3  Any other event, condition, act or omission which materially
interferes with the intent and objectives of this Agreement.

14
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13.2.1.4 Developer shall have failed to submit at least one complete
development or construction application within the five (5) year period after
execution of this Development Agreement.

13.2.2 Procedure Upon Default.

13.2.2.1  After the occurrence of a default under Section 13.2.1, the City
Council may exercise a right to declare an "Event of Default" by authorizing the
City to give Developer written notice specifying the nature of the alleged default
and, when appropriate, the manner in which the Event of Default must be
satisfactorily cured. Developer shall have ninety (90) days after receipt of written
notice to cure the Event of Default. After proper notice and expiration of the
ninety (90) day cure period without cure, City may terminate or amend this
Agreement by giving written notice in accordance with the procedure adopted by
the City. Failure or delay in declaring or giving notice of an Event of Default shall
not constitute a waiver of any default by Developer under Section 13.2.1, nor
shall it change the time of such default. Notwithstanding the ninety-day cure
period provided above, in the event more than ninety days is reasonably required
to cure an Event of Default and Developer, within the ninety-day cure period,
commences actions reasonably designed to cure the Event of Default, then the
cure period shall be extended for such additional period as Developer is
prosecuting those actions diligently to completion. Any exercise by the City of a
termination right after notice and opportunity to cure shall be subject to the
provisions of Section 13.3 below.

13.2.2.2  City does not waive any claim of default in performance by
Developer, if on periodic review the City does not propose to modify or terminate
this Agreement.

13.2.2.3  Any default or inability to cure a default caused by strikes,
lockouts, labor disputes, acts of God, inability to obtain labor or materials or
reasonable substitutes there for, governmental restrictions, governmental
regulations, governmental controls, enemy or hostile governmental action, civil
commotion, fire or other casualty, and other similar causes beyond the reasonable
control of the party obligated to perform, shall excuse the performance by such
party for a period equal to the period during which any such event prevented,
delayed or stopped any required performance or effort to cure a default.

15
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13.2.2.4  All other remedies at law or in equity which are not
inconsistent with the provisions of this Agreement are available to the parties to
pursue in the event there is an uncured Event of Default.

13.3 Termination.

13.3.1 Termination Upon Completion of Development. This Agreement may
be terminated by agreement of both parties that "Completion of Development" (defined
below) has occurred and the last to be satisfied of the Developer's and the City's
obligations under this Agreement have been satisfied (except those obligations of the
parties which expressly survive the telmination of this Agreement as provided below).
The phrase "Completion of Development" means that (i) all of the Projects within the
Property have been fully completed (or permits have been issued for the construction of
any such improvements that have not been fully completed), and (ii) all public
dedications identified and completed within the Property have been identified and
preserved with restrictive covenants, plat restrictions, conservation easements or other
similar instruments. In the event either party believes the requirements of this Section for
termination of the Agreement have been met, the party may give to the other party a
notice of Completion of Development. The party receiving the notice may disagree with
the position of the party giving the notice of Completion of Development by giving a
written objection within thirty (30) days after the notice of Completion of Development is
received. When the parties are in agreement that requirements of this Section have been
met, the City shall record a notice that the Agreement has been terminated (other than the
obligations of the parties which expressly survive the termination of this Agreement) by
agreement of the parties upon Completion of Development as contemplated by this
Section.

13.3.2 Termination before Completion of Development.

13.3.2.1 This Agreement shall terminate at the end of its Term
unless the Term is extended by the City Council as a Substantial Amendment.

13.3.2.2  This Agreement shall be subject to termination by the City
Council prior to Completion of Development when an Event of Default by
Developer remains uncured after notice and opportunity to cure as provided in
this Article 13. The termination of this Agreement shall be exercised by the City
Council after written notice to all owners of the remaining undeveloped land
within the Property and after a public hearing providing an opportunity of all such
parties to be heard on the appropriateness of termination.

16
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13.3.2.3 Inthe event of a termination pursuant to this Section 13.3.2, the
City shall record a notice against the remaining undeveloped land within the
Property indicating that the Agreement has been terminated that further
development activity shall be governed by the terms of the Ordinance as it then
exists and is thereafter amended from time to time.

13.3.3 Effect of Termination on Future Land Uses.

13.3.3.1 Notwithstanding the termination of this Agreement for any
reason, any portion of the Property that is improved in accordance with this
Agreement and the site plan and subdivision and other approvals contemplated
hereby shall be entitled to be used and improved, and any improvements located
or permitted to be located thereon at the time of termination shall be entitled to be
constructed, used, remodeled and reconstructed in accordance with the provisions
of this Agreement. The foregoing provisions shall apply even if such use or
improvements authorized by this Agreement do not conform to the requirements
of otherwise applicable Farmington City laws and regulations at the time;
provided, however that if any such use does not conform with the then applicable
use provisions of the Ordinance, the use shall be subject to termination under any
applicable non-conforming use provisions of then applicable law.

13.3.3.2 Notwithstanding the termination of this Agreement for any
reason, any portion of the Property that is the subject of a pending or approved
application for a development or construction approval shall be entitled to be
processed, approved or not approved, used and improved, and any improvements
located or permitted to be located thereon at the time of termination shall be
entitled to be constructed, used, remodeled and reconstructed in accordance with
the provisions of this Agreement provided the owner of the portion of the
Property that is the subject of the application proceeds in a commercially
reasonable manner to finalize necessary approvals and thereafter proceeds in a
commercially reasonable manner to commence and complete the improvements
required by the application. The foregoing provisions shall apply even if such use
or the improvements authorized by this Agreement do not conform to the
requirements of otherwise applicable Farmington City laws and regulations at the
time.

13.3.3.3  The benefits extended by the preceding two subsections shall
apply to the uses (subject to non-conforming use termination provisions of then
applicable law) and structures permitted at the time of the termination to be
constructed on parcels approved and subdivided under those subsections,
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regardless of when an application for a building permit is submitted for structures
on any such parcel.

13.3.3.4 Developer does not waive any rights Developer may have to
assert the vested right to develop the Property after the expiration of the
Development Agreement under then applicable laws or regulations.

13.3.4 Effect of Termination on Developer Obligations. Termination of this
Agreement as to any Developer of the Property or any portion thereof shall not affect any
of such Developer's obligations to comply with the terms and conditions of any
applicable zoning, or subdivision plat, site plan, building permit, or other land use
entitlements approved with respect to the Property, nor shall it affect any other covenants
or any other development requirements specified or created pursuant to this Agreement.
Termination of this Agreement shall not affect or invalidate in any manner the following
specific obligation of Developer, which shall survive the termination of this Agreement:
the obligation of Developer to complete any improvements covered by any issued permit
(including permits issued after the termination of this Agreement based on vested
applications or the provisions of Section 13.3.3).

13.3.5 Effect of Termination on the City Obligations. Upon any termination of
this Agreement, the entitlements, conditions of development, limitations on fees, and all
other terms and conditions of this Agreement shall no longer be vested by reason of this
Agreement with respect to the remaining undeveloped land within the Property except to
the extent set forth in Section 13.3.3. The remaining undeveloped land within the
Property may thereafter be subject to then existing planning and zoning law to the extent
not inconsistent with Section 13.3.3. Upon such a termination, the City shall no longer be
prohibited by this Agreement from making any changes or modifications to such
entitlements or fees applicable to such undeveloped portions of the Property subject to
the effect of Section 13.3.3. The City shall remain obligated after termination of this
Agreement to recognize and apply the provisions of Section 13.3.3, which incorporates
the use, density, development standards and configuration contained in this Agreement
under the circumstances described therein.

13.3.6 Damages upon Termination. Except with respect to just compensation
and attorneys' fees under this Agreement and the enforcement of the terms hereof,
Developer shall not be entitled to any damages, including consequential or punitive
damages against the City upon the unlawful termination of this Agreement.
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13.3.7 Survival of Provisions. The following provisions of this Agreement
(and any provisions referred to therein or otherwise necessary for the interpretation
thereof) shall survive the termination hereof: Articles 11, 12, 13, 14 and 15.

13.4 Disputes. In the event that a dispute arises in the interpretation or administration
of this Agreement or if the default mechanism contained herein shall not resolve a default under
this Agreement, then prior to taking any action to terminate this Agreement and subject to the
right of the City to exercise enforcement of its police powers in the event Developer is in direct
violation of a provision of this Agreement or of any otherwise applicable law or regulation not in
conflict with this Agreement, every continuing dispute, difference, and disagreement shall be
referred to a single mediator agreed upon by the parties, or if no single mediator can be agreed
upon, a mediator or mediators shall be selected from the mediation panel maintained by the
United States District Court for the District of Utah in accordance with any designation process
maintained by such court. The parties shall mediate such dispute, difference, or disagreement in
a good faith attempt to resolve such dispute, difference or disagreement. The mediation shall be
non-binding.

13.5 Institution of Legal Action. In addition to any other rights or remedies, either
party may institute legal action to cure, correct, or remedy any default or breach, to specifically
enforce any covenants or agreements set forth in the Agreement or to enjoin any threatened or
attempted violation of the Agreement; or to obtain any remedies consistent with the purpose of
the Agreement. Legal actions shall be instituted in the Second Judicial District Court of the
County of Davis, State of Utah.

13.6  Other Enforcement Provisions. The parties to this Agreement recognize that the
City has the right to enforce its rules, policies, regulations, ordinances, and the terms of this
Agreement by seeking an injunction to compel compliance with the terms of this Agreement. In
the event that Developer or any user on the subject property violates the rules, policies,
regulations or ordinances of the City or violates the terms of this Agreement, the City may,
without seeking an injunction and after thirty (30) days written notice to correct the violation,
take such actions as shall be deemed appropriate under law until such conditions have been
honored by Developer. The City shall be free from any liability arising out of the exercise of its
rights under this paragraph.

14. Relationship of the Parties; Hold Harmless; Release.

14.1 Relationship of Parties. The contractual relationship between the City and
Developer arising out of this Agreement is one of independent contractor and not agency. This
Agreement does not create any third party beneficiary rights. It is specifically understood by the
parties that: (a) Park Lane Commons is a private development; (b) City has no interest in or
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responsibilities for or duty to third parties concerning any improvements to the Property unless
the City accepts dedication, ownership or maintenance of the improvements pursuant to a
specific written agreement or recordation of a plat containing such a dedication; and (c)
Developer shall have the full power and exclusive control of the Property subject to the
obligations of Developer set forth in this Agreement.

14.2 Hold Harmless.

14.2.1 Apgreement of Developer. Developer agrees to and shall hold the
City, its officers, agents, employees, consultants, attorneys, special counsel and representatives
harmless from liability for damages, just compensation, restitution, judicial or equitable relief
arising out of claims for personal injury, including health, and claims for property damage which
may arise from the direct or indirect operations of Developer or its contractors, subcontractors,
agents, employees or other persons acting on their behalf which relates to the Property or the
actions of Developer taken pursuant to or the failure of Developer to comply with the terms of
this Development Agreement. Any such action shall be referred to as an "indemnified claim."
Developer agrees to pay all costs for the defense of the City and its officers, agents, employees,
consultants, attorneys, special counsel and representatives regarding any indemnified claim. This
hold harmless agreement applies to all claims for damages, just compensation, restitution,
judicial or equitable relief suffered or alleged to have been suffered by reason of the events
referred to in this section regardless of whether or not the City prepared, supplied or approved
this Agreement, plans or specifications, or both, for Park Lane Commons or any Project. City
may make all reasonable decisions with respect to its representation in any legal proceeding
relating to an indemnified claim.

14.2.2  Exceptions to Hold Harmless. The agreements of Developer in Section
14.2.1 shall not be applicable to (i) any claim arising by reason of the negligence or
intentional actions of the City, or (ii) any claim reserved by Developer for itself or any
owner of any portion of the Property under the terms of this Agreement for just
compensation or attorney fees.

14.2.3 Hold Harmless Procedures. The City shall give written notice of any
claim, demand, action or proceeding which is the subject of Developet's hold harmless
agreement as soon as practicable but not later than 10 days after the assertion or commencement
of the claim, demand, action or proceeding. In the event any such notice is given, the City shall
be entitled to participate in the defense of such claim. Each party agrees to cooperate with the
other in the defense of any claim and to minimize duplicative costs and expenses.
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15. General Terms and Conditions.

15.1 Agreements to Run with the Land. This Agreement shall be recorded against the
Property as described in Exhibit A-2 attached hereto. The agreements contained herein shall be
deemed to run with the land and shall be binding on all successors in the ownership of the
Property.

15.2 Construction of Agreement. This Agreement should be construed so as to
effectuate the public purpose of implementing long-range planning objectives, obtaining public
benefits and protecting any compelling, countervailing public interest while providing reasonable
assurances of continuing vested development rights. The vested rights granted in this Agreement
and the rights that survive the termination of this Agreement shall be construed to be in addition
to any vested rights, nonconforming use or improvement rights or other similar rights granted by

applicable law.

15.3 Laws of General Applicability. Where this Agreement refers to laws of general
applicability to the Property and other properties, this Agreement shall be deemed to refer to
other developed and subdivided properties in Farmington City, Utah.

15.4 State and Federal Law. The parties agree, intend and understand that the
obligations imposed by this Agreement are only such as are consistent with state and federal law.
The parties further agree that if any provision of this Agreement becomes, in its performance,
inconsistent with state or federal law or is declared invalid, this Agreement shall be deemed
amended to the extent necessary to make it consistent with state or federal law, as the case may
be, and the balance of the Agreement shall remain in full force and effect.

15.5 No Waiver. Failure of a party hereto to exercise any right hereunder shall not be
deemed a waiver of any such right and shall not affect the right of such party to exercise at some
future time said right or any other right it may have hereunder. No officer, official or agent of the
City has the power to amend, modify or alter this Agreement or waive any of its conditions as to
bind the City by making any promise or representation not contained herein.

15.6  Entire Agreement. Except as specifically stated, this Agreement constitutes the
entire agreement between the parties and supersedes all prior agreements, whether oral or
written, covering the same subject matter. This Agreement may not be modified or amended
except in writing mutually agreed to and accepted by both parties to this Agreement.

15.7 Attorneys Fees. Should any party hereto employ an attorney for the purpose of
enforcing this Agreement, or any judgment based on this Agreement, for any reason or in any
legal proceeding whatsoever, including insolvency, bankruptcy, arbitration, declaratory relief or
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other litigation, including appeals or rehearings, and whether or not an action has actually
commenced, the prevailing party shall be entitled to receive from the other party thereto
reimbursement for all attorneys' fees and all costs and expenses. Should any judgment or final
order be issued in that proceeding, said reimbursement shall be specified therein.

15.8 Notices. All notices hereunder shall be given in writing by certified mail, postage
prepaid, at the following addresses:

To the City:

Farmington City

Attn: Dave Millheim, City Manager
160 South Main

Farmington, UT 84025

To Developer:

Farmington Square, LLC

Attn: Scott Harwood & Richard A Haws
1200 West Red Barn Lane

Farmington, UT 84025

With copies to:

Jason K. Nelsen

Nelsen Law Offices, P.C.

1638 N. Washington Blvd; Ste. 208
North Ogden, UT 84404

15.9 Applicable Law. This Agreement is entered into under and pursuant to, and is to
be construed and enforceable in accordance with, the laws of the State of Utah.

15.10 Exhibits. This Agreement contains the following exhibits, which by this
reference are incorporated herein and made a part hereof:

Exhibit "A-1" Depiction of Property
Exhibit "A-2" Description of Property
Exhibit "B" Project Master Plan
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Exhibit "C" Pylon Signage Plan

15.11 Execution of Agreement. This Agreement may be executed in multiple parts as
originals or by facsimile copies of executed originals; provided, however, if executed and
evidence of execution is made by facsimile copy, then an original shall be provided to the other
party within seven (7) days of receipt of said facsimile copy.

IN WITNESS WHEREOF, this Agreement has been executed by Farmington City, acting
by and through the City Council of Farmington City, Davis County, State of Utah, pursuant to
Ordinance No. , authorizing such execution, and by a duly authorized representative of

Developer as of the above-stated date.
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FARMINGTON CITY,

ATTEST:

.rmngton Clty Record®

DEVELOPER:

FARMINGTON SQUARE, LLC,

Richard A Haws, its Manager
STATE OF UTAH )
:SS.

COUNTY OF DAVIS )

Onthe “7.0Q _day of June, 2014, personally appeared before me Richard A. Haws, who
being duly sworn, did say that he is the MMana G€.r of Farmington Square, LLC, a Utah
limited liability company, and that the foregoinguinstrument was signed in behalf of said
corporation and said Richard A. Haws duly acknowledged to me that he executed the same for
the purposes therein stated.

Qo P Hencks

NOTARY PUBLIC

NOTARY PUBLIC
SHERIDAN B. HIRSCHI
667115
COMMISSION EXPIRES
JUNE 17, 2017
STATE OF UTAH

286212 _1.docx
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FARMINGTON CITY,
a Utah municipal corporation

ATTEST:

)

Ll —~

H'olly Gagdd| Farinington City Recorder

DEVELOPER:

FARMINGTON SQUARE, LLC,
a Utah limited liability company

Richard A. Haws, its Manager
STATE OF UTAH )
:SS.
COUNTY OF DAVIS )

On the 20 day of June, 2014, personally appeared before me Richard A. Haws, who
being duly sworn, did say that he is the Mana g~ of Farmington Square, LLC, a Utah
limited liability company, and that the foregoing %strument was signed in behalf of said
corporation and said Richard A. Haws duly acknowledged to me that he executed the same for

the purposes therein stated.
ST Hoett,

NOTARY PUBLIC

NOTARY PUBLIC
SHERIDAN B. HIRSCHI
667115
CQOMMISSION EXPIRES
JUNE 17, 2017
STATE OF UTAH

286212_1.docx

24
PLC Supplemental Development Agreement 06.19.14



Exhibit A-1



=¥ L181HX3 £

snaxau

Avenio3liWouav

SIINVIWOD

SMYH dH], ,z_uu
S
)
=
o
o,
©
33
S ©
)
S X
2 B
ANIWIZYOV INIWJOTIA3A

335 'SLNFWIAOHJNI TIviL NV
“H3AAWO 0L 3LV IOVAS NIJO L

~30vdS

N3dO inng

nwo _H_ .

e [E]

o j 1

WL R

™ 3| \
“ARL E

ANL Lot HD.n_

EN)) vauv '

AYYINNNS 1D370¥d

ANV

P10 AVIA
) uein ‘uojbujuey
suowwo) aue ied .




2810052
BK 6046 PG 1005




2810052
BK 6046 PG 1006

EXHIBIT A-2 — Legal Descriptions

All of Parcels A, F and B, PARK LANE COMMONS, according to the Official Plat
thereof, recorded in the Office of the County Recorder of DAVIS County, State of Utah.

All of Parcels E & H, PARK LANE COMMONS PARCELS E AMENDED AND H,
according to the Official Plat thereof, recorded in the Office of the County Recorder of

DAVIS County, State of Utah.

PARCEL I - Beginning in the North line of Burke Lane at the Southwest comer of Lot 1, Block
34, Big Creek Plat, Davis County Survey, and running thence North 40 Rods, thence East 35.5
Rods, M/L, to the W’LY line of a Railroad Right of Way; thence SE’LY 834 ft., M/L, ALG SD
Railroad, thence South 9 Rods to the N line of SD lane; thence West 82 Rods; M/L, to the POB.
Containing 16.19 acres.
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Exhibit B
PMP

6-3-2014

Project Master Plan (PMP)

Project Master Plan (PMP) — Project Summary

Project Master Plan (PMP) — Narrative and Graphic Submittals
Attachment 1 — PMP Narrative

Attachment 2-1 “Potential Access Points and Off-Site-Improvements™ -
Attachment 2-2 “Roadway Functional Classification”

Attachment 2-3 “Potential Multi-Modal Connections”

Attachment 2-4 “Grand Ave. Pedestrian Oriented Experience”
Attachment 2-5 (a) “Previous Regulating Plan — Pre — June 3, 2013”
Attachment 2-5 (b) “Amended Regulating Plan — Approved June 3, 2013”
Attachment 2-5 (c) “Project Mastef Plan(PMP) with Regulating Plan Overlay”

Attachment 3 - Storm Water Study and Conceptual Utility Analysis and Plan
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Park Lane Commons

Project Master Plan (PMP) Narrative Submittal
Date: June 23, 2014

Project: Park Lane Commons

Developer: The Haws Companies

This submission is being made under the “Alternative Approval Process;
Development Agreement” outlined by the Farmington City Zoning Ordinance section
11-18-114 and as allowed and provided for under prior agreements between the
Parties. This is a “Project Master Plan” as outlined by Section 11-18-108 of the
Zoning Ordinance. The intent of this submission is to define the uses and their
relationships to adjacent areas. This area is known as Park Lane Commons.

1. Descriptions of land use concepts; square footage ranges and general
location/distribution; parking concept; public and private open space
concept; on site circulation of primary auto, bicycle, pedestrian and transit
connections within the area and connections to other areas.

Park Lane Commons will be a mixed-use development. It will incorporate retail,
restaurants, entertainment, office, residential, and recovery/wellness campus uses
within the TMU, GMU, and OMU Zones. The building envelopes, layouts, and
architectural character as defined on the accompanying exhibits establish the basic
substance of these uses and genera'l distribution with the intent that flexibility of
layout and distribution is expected. The overall site area affected by this Project
Master Plan is as illustrated and described in the Development Agreement. The site
planning of the development depends on the building footprints defining the
circulation paths and public spaces intended to make this a unique place.

1.1. Land Use Concepts. Park Lane Commons will be a themed mixed-use
development within the TOD Mixed-Use zone. It is anticipated that the mix, density and
location of uses are as follows:

1.1.1f Park Lane Commons

6.23.14
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1.1.1.1. Area Lot 101 (TMU Zone) [Controlled by existing PMP]
’ - 324 residential apartment complex.

1.1.1.2. Area D (TMU)
— To have a separate PMP for developing this area.

1.1.1.3. Area B (TMU)
- A mixed use commercial area with retail, office, medical,
restaurant, convenience food and services.

1.1.1.4. Area A (TMU)
- A mixed use commercial area with retail, medical, office,
restaurant, convenience food and services.

1.1.1.5. Area F (GMU)
" - A mixed use commercial area with retail, office,
restaurant, medical, convenience food and services.

1.1.1.5. Area E&H (GMU)
- A mixed use commercial area with retail, office, motel,
restaurant, residential, medical, assisted living, education,
convenience food and other related uses as allowed by the
Ordinance.

1.1.1.6. Area ] (OMU)

- A mixed use commercial area with medical, office,
restaurant, medical, elderly care facilities, life skills and
addiction recovery facilities, educational & training
facilities, motel, assisted living, retail and other uses
allowed by the Ordinance.

1.1.1.7 Area OS
- A 50 ft. area each side of centerline of Shepard Creek to
provide for the construction of a pedestrian trail.

1.2 Structures. Structures are currently planned to be one story up to four stories in
massing with multiple varied building types, the height may be increased as allowed
under the Ordinance. Major structures will be oriented in a manner designed to balance
vehicular and pedestrian use, with parking oriented in the front of structures as generally
illustrated on the Site Plan. Building forms will define streets, pedestrian pathways, open
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space, and plaza areas. Building entrances will be located to address street sidewalks
and/or intuitive pedestrian pathways throughout the development including access to
parking and drop-off zones attending to the needs of a vigorous and eclectic group of
users creating a sustainable development. Building groupings and overall massing will
create a connected neighborhood fabric with a variety of building forms, sizes, and
shapes resulting in a synergy of development depending on tenant type and overall
demand. Developer may develop the site in one or more Projects or phases. Park Lane
Commons will be a Themed Mixed-Use development.

1.3.  Parking Concept. Parking will largely be balanced to service the various uses
within the mix of uses, but due to the location of the structures and street design will
appear visually staggered as generally illustrated on the Site Plan, organized with regards
to location and size to serve the building groupings, while simultaneously creating a
sense of convenience for the visitors and district residents/occupants. The overall parking
ratio on the project is targeted to be as provided for under this Agreement. Developer
shall not be required to install structured parking, but shall be permitted to do so.
Developer will encourage a sharing of parking with various uses that will allow shared
parking, as for restaurants and heavy parking users, parking will increase to
accommodate their demand.

1.4. Public Open Space Concept. There will be several different types of public
spaces created as a result of the building massing, circulation spines, UTA rail commuter
line, landscaping and other public amenities. The mix of uses will have public plazas and
gathering areas that will encourage walk-ability to the UTA station along with Station
Park. Public areas will be created in the project that (a) invite lingering, people-watching
and facilitate a walkable connection to mass transportation and retail and entertainment
provided at Station Park, (b) promote and enable unstructured and structured activities,
and (c) enhance pedestrian circulation within the Themed Mix Use area.

1.5.  Circulation Systems. The project design will create the opportunity to combine
the convenience of vehicular traffic with pedestrian use so as to encourage walking
throughout the Themed Mix Use area. Park Lane Commons will be designed to allow for
ease of movement within the area bounded by the UTA station, Park Lane, Station
Parkway and the 1-15 /Legacy Highway corridor. The Site Plan illustrates the general
location of significant roadways on site. Additional roads may be added as the Project is
refined.

2. Preliminary transportation analysis that addresses roadway network
design and modal split.

6.23.14
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2.1.  Transportation Systems. An engineering firm has been retained to provide an
initial transportation evaluation of the Park Lane Commons Development. The following
is an overview of the key transportation issues associated with the Park Lane Commons
Development.

2.1.1. Major Transportation Facilities. The site is conveniently located in close
proximity to Interstate 15, Highway 89 and the future Legacy Highway. In addition the
site has frontage along both Park Lane, Station Parkway, Grand Avenue and I-15. Park
Lane, a major arterial, is an improved five lane facility along the site's frontage. Station
Parkway, a major collector, is a three lane facility along the interior of the Project Site
and provides frontage, with enough right of way to accommodate on street parking or
expanded lanes in the future. It is anticipated that there will be a landscaped pedestrian
walkway adjacent to or incorporated into Station Parkway and Grand Avenue. The
Legacy Highway project and the UTA commuter rail station has been completed and is
within walking distance to Park Lane Commons. Access to/from the Legacy Highway
has been provided through modifications to the Park Lane interchanges with 1-15 and
Highway 89. The site is also be extremely well served by transit, with both the UTA
commuter rail station and bus transit providing convenient on-site access for patrons of
Park Lane Commons.

2.1.2. Vehicular Access. Vehicular access to the site is provided by one access
location on Park Lane and four to eight access locations on Station Parkway. It is
anticipated that the majority of the site traffic will use the access on Park Lane as it will
provide patrons of the center the most convenient access to 1-15, Highway 89 and
Legacy Highway. Attachment "2-1" attached hereto and incorporated herein by this
reference illustrates the proposed access locations on Park Lane and Station Parkway.
The access off of Park Lane is signalized; the access on Station Parkway at Grand
Avenue will be signalized as it is warranted and constructed by the City.

2 .1.3. Potential Off-site Improvements. Attachment "2-1" also illustrates the
proposed off-site transportation. Frontage Improvements are proposed along Station
Parkway, Grand Avenue, and Broadway.

2.13.1 Station Parkway Improvements. Access off of Station
Parkway shall be permitted as generally illustrated in Attachment 2-1.

2132 Red Barn Lane Improvements. Developer has made
improvements to Red Barn Lane as provided for in previous agreements with the City.
The road shall be further improved to Point A illustrated on Attachment 2-1 to city
standards as provided for in this Agreement.

6.23.14
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2.1.3.3. Conceptual Transportation Systems Plans. See Attachments
"2-1," "2-2" and "2-3" attached hereto and incorporated herein by this reference.

3. Major storm water drainage and management, water quality systems,
major utilities, open space or land use issues; discussion of how such issues
will be addressed as development proceeds.

3.1 Storm Water Drainage and Water Quality. A master storm water drainage study
design has been designed by the Developers Engineer and is incorporated and approved
within this Agreement as Attachment 4, which is sufficient to consider the development
of the Project(s).

3.2.  Major Utilities.

3.2.1. Utility Infrastructure. Developers Engineer has been retained to provide a
utility evaluation of the Park Lane Commons Development. During this initial evaluation,
capacities and connection points will be determined for each underground utility. A
Preliminary Utility Plan has been created for the development. This plan shows in plan
view the proposed utilities and estimated sizes, in addition to connections points, service
and meter location, and required infrastructure to be in compliance with the local
governing district. This plan will serve as a base for the final utility drawings and will be
the source for determining the final delivery of utilities to the Site.

3.2.1.1. Water. Located within Station Parkway at the intersection of
Grand Avenue is a 10" culinary water line. In order to obtain water service, the project
will be required to connect to this line with a 10" culinary water line, looped through the
development, and re-connected back to Station Parkway. All culinary services, fire
sprinkler lines, and fire hydrants will be connected from the interior looped line. All
buildings within the development will have private culinary water laterals connecting into
the culinary water line(s) within the public right of way. Fire Hydrants will need to be
spaced through the development and be approved by the Farmington City Fire Marshall.
An outside consulting firm will be retained to provide testing and analysis to determine
existing fire flow, service flow, and pressure within the existing system. Upon
completion of the test, the civil engineer will review and provide comment to provide a
minimum system design to meet the proposed demand. Fire hydrants not located within
a public right of way shall each have a dedicated water line and an easement will be
dedicated to the City to allow access to each such fire hydrant if a public line. All

6.23.14
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parking lots and driveways used as easement access points to reach fire hydrants not
located within a public right of way shall be constructed to City standards.

3.2.1.2. Sewer. To meet the sewer demands, Developer has worked with
Central Davis Sewer District to construct a lift station located on Station Parkway. A 10”
line currently services Lot 101. There is sufficient capacity in the lift station to service the
projected demand of the Park Lane Commons Development. Attachment 2 illustrates the
proposed lines and points of connection. Currently a 16” line has been stubbed from the
lift station to Parcel E&H, which is planned to be extended to Parcel F. Parcel I will
connect to the existing line in Station Parkway. Parcels A and B will be serviced from a
new line to be constructed and connected to the line servicing Lot 101. This is based
upon demands related to building square footage and use. Sanitary sewer designs will
need to meet minimum separation from existing utilities (10' culinary water, 6' all others)
and Central Davis Sewer District Standard Specifications. Final building finished floor
elevations will need to be closely reviewed to meet sanitary sewer invert elevations.
. Upon completion of the Preliminary Grading Plan, it will be necessary to verify adequate
elevation.

3.2.1.3. Gas. An existing 8" natural gas line exists on the north side of
Station Parkway. Pressures for the gas line are adequate to meet the design loads due to
the proximity of a Questar District Regulator Station. Coordination with Questar will
need to occur prior to construction and will be important to involve them with the
preliminary utility design of each Project.

32.14. Electric. Station Parkway has an existing underground power line
that serves the development area. Service for the development will be provided from the
lines existing within Station Parkway. The service will be extended into the development
" as needed and eventually looped when determined by Rocky Mountain Power.

S .S, Phone/Data. Century Link or others will provide phone and data
services for the proposed development. The location of existing service is located in the
southeast corner of the proposed development. Century Link or others will engineer the
proposed development when further information is provided and will loop through the
development.

3,2.1.6. Comcast Cable. Comcast, a cable provider, is not available for
service in the proposed area. It is currently not in their plans to expand into the area for
10-15 years. Existing roads, railroads, pipelines, etc. make it difficult to expand into the
area. Service will eventually reach the area from the west.

6.23.14
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3.2.1.7. Secondary Water. Secondary Water will need to be purchased from
Weber Basin. Once a completed Utility Plan is submitted to Weber Basin, records will be
reviewed to determine the water rights available and what additional shares may need to
be purchased. With the construction of Station Parkway, Weber Basin constructed a 10”
main line in Station Parkway, which is available for connections for each Project.
Developer will work with Weber Basin in the design, purchasing of necessary water,
connections and construction of Secondary Water as required for each Project within
Park Lane Commons Development.

3.2.1.8. Existing Oil/Gasoline Lines through Site. Pioneer Pipeline, in
association with Conoco-Phillips, operates an 8" High Pressure refined gasoline pipeline
through north east end of the proposed development. The pipeline is located within a 50
foot easement. The Developer has an existing agreement with Conoco that allows for the
construction of the proposed development as illustrated on Exhibit B.

3.2.1.9. Conceptual Utility Plans. See Attachments "3," "4" and "5"
attached hereto and incorporated herein by this reference.

3.2.2. Grading and Drainage Design. A civil engineer has been retained to review
existing and any new geotechnical studies undertaken by the Developer. In reviewing the
geotechnical studies, close attention will be paid to fill requirements, groundwater levels,
pavement design, over excavation, surcharging, import material, and liquefaction. Also,
based upon existing and future survey information, the project developer will provide a
Preliminary Grading Plan as part of the Site Plan Review. This plan will establish
building finish floor elevations, preliminary storm drain plan, proposed detention pond
locations, cut and fill locations, and connections to existing infrastructure.

3.2.2.1. Geotechnical Report Evaluation. Currently, the civil engineer has
reviewed two reports that have been provided. First, AGEC, Preliminary Geotechnical
Report, Parcel B, Farmington, Utah dated 12/5/2012 (Proj # 00115-106) and GeoDesign
Inc. Preliminary Report of Geotechnical Engineering Services, Park Lane Commons,
Parcel H Farmington, Utah dated 1/8/2013(Proj # CenterCal 4-10). In both, the typical
soil consists of sand, silt, and clay underlain by deposits of gravel, sand, silt, and clay.
Also, both reached an agreement that groundwater can be expected at approximate 5 feet
in depth.

Both studies are under the assumption that lightly loaded structure can be constructed on
shallow foundations and spread footings. A surcharge program may not be required at
building plan locations unless subjected to high point loads. Areas of great fill in parking
and road locations may want to consider applying imported fill early and allow settling
over several months. Liquefaction can be expected in the area and is anticipated to be

6.23.14
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between 2 to 6 inches during a seismic event. For building larger than two to three
stories, piles and deep foundation may be required to meet design needs.

3.2.2.2. Grading and Storm Drainage. Existing storm drainage facilities
exist local to the proposed development. Station Parkway consists of one storm drain line
on the south side. This line is 18" in diameter and flows to the west discharging into
Shepard Creek. Closer study of how these drainages will be handled by the development
will be included in the proposed Grading and Drainage Design. Attachment 4 has a
complete engineering review and recommendation.

4. Description of proposed development standards at the edge of the PMP
to promote compatibility between the PMP and adjacent land uses.

4.1. Periphery Development. Even if the development of Park Lane Commons
is initially limited to the area generally designated in the project site -streets and
walkways will be built to accommodate the anticipated traffic load for the initial build
out. Street locations as shown on the Regulating Plan will anticipate likely development
scenarios on the adjoining properties if such properties are acquired by Developer.
Project Specific Development Standards for Park Lane Commons will be utilized
throughout Park Lane Commons, including areas on the periphery.

5. Sequence and timing, where known, of project construction, public land
and right-of-way dedications, site infrastructure improvements, off-site
infrastructure improvements, and supporting facilities.

It is contemplated that a themed mix of uses as provided for in Attachment 5, will
commence within 2 years of project approval and will be built out over a period of 3 -15
years, constituting the initial phase of Park Lane Commons (the area generally designated
as Areas on Parcels A, B and the frontage portion of E&H). Full build-out within the
Project Site could exceed 1 million square feet, the majority being themed mix-use in
nature. Infrastructure will be installed to meet the usage demands of the Project.

6. Discussion of the incorporation of existing structures, if any, in future
development plans. '

Lot 101 (Exhibit A-1) This area is controlled by an existing PMP and is the Park
Lane Village Apartments consisting of three story apartment buildings (324 total
residential units) and an associated clubhouse along with accessory carport structures.
Lot 101 serves as the gateway connection/trailhead for the district pathway system
including paths to the commuter rail station; Grand Avenue Promenade, the Legacy

6.23.14
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Parkway Trail system and pathways to the north. The Trail has been completed under a
separate development agreement with Developer and has been accepted by the City.

Area I (Exhibit A-1) currently is occupied by accessory structures that will be
incorporated into the planned mixed use commercial area as development occurs. It is
anticipated that the existing buildings will be part of addiction recovery program being
supported by the Developer. The use of these buildings are in compliance with the
allowed uses under the Ordinance. END OF PMP NARRATIVE

6.23.14



Attachment 2



1-Z LNIWHOVLLY €

B ’ v ANIOd'

AIN3WIIHOV. INIWHOI3AIE -
u3d SANIWSAOHNI
VAL ANV HIZHD
SU3HIO AB -
AVMYINYG NOILVLS ONOTY, tinsine
SINIWSAOUIWI 13TFuLS

AVMavVOua

"ONOTV SLNIWIAOUII
3OVINOYI 13ULS

- 3nN3AV.ONVED
ONGW SLNINIAOUINI

3OVINOHZ 133M16

_AVADRIVA NOILVIS
ONOW SINIWIAOUINI
i DVINONS 13TULS"

66300V Q3S0d0ud:
aN3931

) .‘ N O W W.0 2
VR Vd

V10Z AV,
yein ‘uoibujuues
sSuUoWWoY aue yied

BK 6046 PG 1023

2810052



. Park:Lane .Commons

gton, U(_ah .

Fan‘niq
JUNE-2014.

LEGEND:

B rreevy

ARTERIAL.

_COLLECTOR

E4

NEIGHBORHOOD ROADLOCAL

| Furure connecrion,

it

STRIAN TRAIL SYSTEM

| “eeoe

POINTA

« IT SHOULD BE NOTED THAT SOME

STREETS WILL BE INITIALLY DEVELOPE®
AS“NO BUILD ZONES" UNTIL ADJACENT
DEVELOPMENT CAUSES THE NEED FOF

ARIGHT-OF-WAY.

2810052
BK 6046 PG 1024

% ATTACHMENT 2:2



£-Z INBWHOVLLY £

SAXaU

TY BN L3I HO 8V

e
N
=)
~
o
Q.
=]
S
o
X
(1]

2810052

SANIHALOOL SNIJUNE 30 Y313NIh3d
INNOHY. DNIdVISANY 40 G3SINANGD
38 TUM 32VdS NIJO TYNOLLIQOY

39VdS Nado
wausas v wvinisaaas [N
© 7 3unowsna: -,
sNouaawnod 10a0e JIHER
SNOILOINNOD NVI¥1S303d

aN3oFi

IR

¥LOZ AVIN
yen ‘uojBuiey
suowwo)aueTHed.




-2 INIWHOVLLY

SNXau

TYe R L0311l D HYV

BK 6046 PG 1026

2810052

....rh,
S NOW:WO D
AN xavd

102 AV

yeln ‘uojbuiwiey
suowwo?) aue yied




(#L0Z "€0 BuUN( - Bid) ueld Buienbay snoimald
G- INIWHOVLLY

SIINVANWOD

SMYH 4HL, zaﬂ -

w5
f
95

]

o

D e el )
B o ¢ Pyt

ooos T o

7
N ﬂ
S | :
1 . weg wonng I
% 150} PMs0 ea0-Prany 90005 uado, [F2 )
| (W) Sheeg savoezay mroemey [ 1 -
_A2u < i (03 Brang sen-parws B0, [T )
S w (VD) s wsrrpemyy isseien, * [T
m K _ (PuNL) FAaa0 S30) Paxy reusu) lw.m.h
o%. m C N #jouISIq 65N-PEXIN

g‘ bg-g ’ .
00rD BTN ¢ ANPINOD Qu VBdY U 0Dl (STKeY o
famgEy eniaIopeg PURdaid i PONEd =
(FoM S251 VT A0 T ATy POOY RENEOIVEI0] Bl e
BoUUL AR £ 100 0 Ao MOl U 28 - 62 SBR0U. PR PROuBeN Povedaly
MPeus R0 NI [SALD 2 10T @ N2 MOH U 7. ORIV IOy mituud Posodaiy  MEIE
) “HIOWON 108,
~ puaBay . : Asgpunoq
’ : Ao

ue|q 3905 Bunen8ay PMisIq . N2
9SM-Paxiy uojduiie 3o ; | | -

vLOZ ANNC

" yeyn ‘uoiBupure
‘SUOWIWOY) aueT ied



SnNn¥XXaL

TveNnLOo31lHONY

SANNV.IWOD |,

SMVH IHL|B™

B

i | imambtieg ] e RN

. s g [mach o] ootE) UL, ey LUGE
"0 SOTRS ( AAXD 1 T AU A BT Bk 16 1)
o) AL g £ SaleBoiad 3 B Reraund 133 wd

| - cesawnts ]
' 1G] i ey wiows iy (TR}

N0t EnaeC it poe oo [0

AR SATBE T CW Y R1eE

BK 6046 PG 1028

SRUHSIQ AN PRI
PICD QAA0) OO aeeve
et Bt £8Pty AL LG 'y 0L skl P
) Vavibin,) v, et | Asiamniy e
MIAL ST war) eED T ALyl Sy LA ALY e
S pas G g ST AT M L B2 £9aAID 1Omly IapaB ety (Il se—
OB 0D T A AT €G3 NG U P 0.0 Cavny (BICUU PreOICh I

N
2]
[~
=)
-~
©
N

HOMBN J8aNS-
puabaq

ueld 19ans bunenbay 1o1sIg

3,8%2. wm:.,vmx_s_,:ch_Ehmn_,ummE
yein ‘uojbuiuuey o
SUOWII0) .AuBTHHiEY _

" (p10Z ‘g aunr paroiddy) ueld Buneinbsy pepuawy
: a5-Z ANIWHOVLLVY

Kiepunog
LD

:oumc_Ehmu/ | ’
e N 4

- Aepunoq .
A ~

uoibutuuey P e -
NGO\ -

|



267 INFWHOVLLY L

IS

AvenlLD 3Lk sy

sSsAaxXau | B

SAINVIWODI|,,

S
<
s
=
=

BK 6046 PG 1029

2810052

) . ‘SjuRU3}
aminy yuwm dofeasp ey sueyd sus ay; Aq pauyep

8q {Im puB SPUE{IoM PUE 80eds Uedo 8)EPGWILICIOR
iU XI0MI3U PO B4 JO,UCHESO] [RUL By} U1 ANI|QIXSLd’
-Aepaao eyl Aq umoys Se paydlew useq sey

lweju) ueid LoieinBai paaosdde pue. papuswIE By |

i
#
:
&

vLOZ3INAT
yEIn uoibuiuey
suowiwog aueT jied

B o e 3




Attachment 3



' 2810052
BK 6046 PG 1031
g ; GREAT BASINVY
ENG

INEERING?Z

PARK LANE COMMONS
PARK LANE AND STATION PARKWAY
FARMINGTON, UTAH
STORM WATER STUDY
Project No. 12N611
8-30-2013

General Site Information:

The proposed Park Lane Commons site is located along Station Parkway between Park Lane and
Burke Lane in Farmington, Utah. Construction will consist of a new commercial development,
including several buildings, parking lots, roadways, sidewalks, curb and gutter, underground utilities,
and landscaped areas when completed. Needed detention volumes are also calculated and provided.
The site has an area of about 75 acres including the interior roadways. Storm water from the site will
be collected in inlet boxes and continue via storm drain to detention facilities located throughout the
site, and be released to the west at a rate that allows no more than 15 cfs (75 acres @ 0.2 cfs/acre) to
leave the overall site into an existing creek & future city regional drainage facilities to the west and
south of the site. (See figure and calculations this sheet).

The proposed site is broken up into 5 drainage areas (labeled A-1 through A-5). A runoff
coefficient of 0.15 was used for natural ground and landscaped areas. A runoff coefficient of 0.90 was
used for asphalt, concrete, and other hard surfaced areas. An average runoff coefficient was calculated
for each individual area of the site under developed conditions.

Rainfall intensities were taken from Farmington City. The values obtained were interpolated as
necessary. A copy of this data is attached.

Data showing area information, runoff coefficient, and required detention for the site is also
provided and can be found in the attached calculations.

Orifice Plate:
An orifice plate will be used for each detention facility onsite, and will be sized to accommodate the

flows calculated in the attached sheets.

Storm Water Area Breakdown:

Area A-1: Area A-1 has been modeled with a 0.2 cfs/acre discharge rate & will outfall into a future city
storm drain system & detention facility located west of the development. The discharge rate for Area
Al is 3.10 cfs for the 15.53 acre area.

Area A-2: Area A-2 is 14.04 acres and has has been modeled at .072 cfs/acre due to the limited amount
of capacity that can be discharged into the existing creek. Area A2 will be released at 1.02 cfs.

Area A-3: A-3 is 21.90 acres and will be conveyed through an existing storm drainage system that has
a conveyance capacity of 11 cfs — this existing drainage system also conveys the runoff from the
existing roads within the development & discharges into the creek. The existing system has been

W:AI2N611 - Park Lane Commons\SWS\SWS Current\12ZN611 SWS CM 11-11-2013.doc
11/11/2013  YEL(Bo1) 394-4515 + FAX(B01) 3927544 + 5746 South 1475 East « Ogden, Utah 84403 - www.greathasinengineering.com
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designed & the specifics have been agreed upon previously between Forsgren Engineering &
Farmington City’s Consulting Engineer, CRS. Park Lane Village Apartments currently utilize 5.0 cfs as
approved by the city engineer. The total outfall rate from A-3 is approximately 11.0 cfs.

Area A-4: Area A-4 will be restricted to a 0.2 cfs/acre rate and will discharge into a future city owned
storm drainage system to the south of this development. Area A4 is 12.0 acres & will release 2.40 cfs
into the future system.

Area A-5: Area A-5 is 11.78 acres and will be restricted to a 0.058 cfs/acre discharge rate. This area
will discharge directly into the creek and will convey 0.75 cfs.

In summary, Areas A-2, A-3, & A-5 will all outfall directly into the existing creek running through the
site. Detention will be provided adjacent to the creek bank and within the area breakdowns shown on

. the attached map. Areas A-1 and A-4 will outfall to future city owned systems to the west and south,
respectively. Temporary detention will be provided in each of these areas as necessary. The total
amount contributed to the future west system from Area A-1 will be 3.10 cfs. The total amount
contributed to the south system from Area A-4 is 2.40 cfs. Areas A-2, A-3 & A-5 combined will
contribute 12.77 cfs into the existing creek. A total release of 15.0 cfs for the development area is by
prior city approval. The difference between 15.0 cfs and 12.77 cfs is utilized by flow genereted from
roads within the development. Each area will have temporary detention designed to meet the
requirements listed until a future city system is completed. This will allow each of these areas to be
developed in phases prior to a city system being completed.

Detention Calculations:

Detention calculations are based on the release rates discussed above and are broken down as
follows: A-1, 50,869 cubic feet; A-2, 45,846 cubic feet; A-3 is unrestricted through the existing
drainage system (the conveyance system designed for area A-3 is already in place and operating) A-4,
41,662 cubic feet; A-5, 66,570 cubic feet.

In the event the detention facilities experience a storm much larger than the design storm water will
then spill out into the streets and continue to the west in a historical fashion.

Great Basin Engineering, Inc.

Prepared by Ryan Bingham, P.E.

Reviewed by Coury Morris, P.E.

W:\I2N611 - Park Lane Commons\SWS\SWS Current\12N611 SWS CM 11-11-2013.doc
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June 15, 2013

Mr. Scott Harwood
The Haws Companies

RE: PARK LANE COMMONS EXISTING & PROPOSED UTILITY ANALYSIS
Dear Scott,

We have been engaged with the civil engineering for the overall 72 acre Park
Lane Commons Development for the past 3 years. During that time we have worked with
your previous engineer, Earl Kemp, and with the City of Farmington to evaluate and
prepare the necessary plans for the utility infrastructure to support the development.
Attached is a detailed analysis of each of the required utility systems. This analysis is
derived from a storm water study that was prepared by this office in March of this year,
which I have attached to this letter.

The storm water study is broken down into 5 areas Labelled A-1 through A-5. A-
1 is the 15.53 acre tract of land on the north side of Burke Lane & Station Parkway and is
also the location of Red Barn Farms. Areas A-2 & A-3 (14.04 & 21.90 acres,
respectively) are located on the east side of Station Parkway between Burke Lane to the
north & Park Lane to the south. Areas A-4 & A-5 are located on the west side of Station
Parkway. A-4 is 12.0 acres and is located between the overall project’s south boundary
line and the future extension of Grand Avenue to the west. Finally, A-5 is located on the
west side of Station Parkway & extends out to Shepard Creek. A-5 consists of 11.78
acres. The total area of this study is 75.31 acres including city dedicated roadways. This
approach was agreed on at a meeting held in December 2012 at the City Offices with
Engineers from the Haws Companies and the Farmington City Engineer present.

WATER:

Each of these areas will be serviced by an existing 10” water line that was placed
below Station Parkway as indicated in CRS Engineers’ design drawings titled
“Farmington City — Station Parkway:North” dated 3-16-2010. There are (2) existing 8”
lines that extend from this 10” line beneath Richards Way and Grand Avenue. These 8”
lines provide domestic water to the entirety of A-3 and the proposed future development
that will be located on the east end of A-2. Area A-3 has a looped distribution system &
the proposed future development will provide a looped connection configuration that will
be drawn from as development in A-2 progresses towards Station Parkway. Although
areas A-4 & A-5 do not have any water infrastructure in place, it is readily available to
connect to with an existing 10” stub located at the west side of the intersection of Grand
Avenue & Station Parkway. This 10” line will be looped through both areas A-4 & A-5
& provide domestic water, fire suppression & hydrant service for both of these areas.
Finally, A-1 will connect to the 10 line beneath Station Parkway with (2) hot tap
connections to provide looped water distribution. The existing 10” line also loops

TEL (B01) 394-4515 * FAX (801) 392-7544 + $746 South 1475 East - Ogden, Utah 84403 - www.greatbasinengineering.co
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undemeath Park Lane to the Station Park Development. The existing 10” line beneath
Station Parkway meets the needs of the development.

SANITARY SEWER:

Areas A-2 & A-3 will be sewered through an existing 10” PVC sanitary sewer
line that runs beneath Richards Way. This 10” line has a conveyance capacity of 3.8 CFS
(1,705 GPM) & only needs to service 35.8 acres. This existing 10” main conveys the
waste water effluent to an existing Central Davis Sewer District lift station where it is
pumped up to an existing gravity system that outfalls to the wastewater treatment plant
located northwest of the project.

Areas A-4 & A-5 will be sewered by a future main that runs through each of these
respective areas & outfalls into the existing lift station. These areas outfall into an
existing 16” line that was stubbed out of the lift station and extended by developer into
area A-5.

Area A-1 will be conveyed through a series of future lines that tie into an existing
30” CDSD main line that runs beneath Burke Lane.

STORM DRAINAGE:

The storm drainage throughout this development is constrained by the limited
amount of flow that can be discharged into Shepard Creek. Each of the above mentioned
areas are discussed in the attached storm water study which was developed with input
from CRS Engineers & Farmington City representatives. The development will install
temporary detention if needed for areas A-1, A-4 and A-5, which will eventually be
replaced by participation in a regional detention facility once it is available. Ultimately,
Areas A-1 & A-4 will discharge at controlled rates through future city owned storm
drainage systems to the west and south that tie into these future regional detention
facilities. In the interim, detention will be constructed on-site to handle the required
outflow. This will allow each area to be developed in phases prior to a city system being
completed. Areas A-2, A-3 and A-5 will discharge at the rates included in the attached
study into Shepard Creek. A-3 has been designed to be a pass through system which
conveys the majority of the flow generated in that area unrestricted through a series of
existing 157, 18” & 24” lines and discharge directly into Shepard Creek. These existing
lines are adequate to convey these flows. Systems for Areas A-1, A-2, A-4 & A-5 will be
designed to meet the required discharge constraints as development in those areas
progress.

POWER, GAS & COMMUNICATIONS:

An overall Concept Plan has been developed for each of the dry utilities required
for Park Lane Commons. The main distribution lines for power, gas and fiberoptic run
parallel to Station Parkway behind the backs of curb. Service lines & transformers will
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extend from these distribution lines and feed each of the proposed developments. There
are three major switch boxes in place to service future electrical distribution.

In summary, there is either existing service to each phase of the development
currently or there is sufficient capacity within the existing systems to support the
proposed development plan of 6-15-2013 and attached with this letter. We have designed
and planned for the necessary lateral connections for the required utility services.
Additionally, we have had previous discussions and meetings with the service providers
along with the City, where they have confirmed the availability of these services.

In our professional opinion the plans you have ready to submit to the City will meet
the necessary engineering requirements for you to proceed with the Development of
Park Lane Commons.

Please contact me if you have any further questions.

Thanks,

Coury Morris, P.E.
Principal
Great Basin Engineering, Inc.
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Park Lane Commons Overall
Combined Detention Pond A-1

] cfsfacre

c= [ 0.5 ] Allowable Discharge Rate-=[ - 7:0.200. .

Area =1{ -15:53 - ‘|acres

Total Release Rate =|  7.3.107 -

| cfs

Detention Pond Sized For The || Year Storm
OR
Rainfall Accumulated Allowable Needed Needed
Time intensity Volume Release. Detention Détention
min. in.Jhr. (CE) (CF) " (CF) (acre-ft)
sl e | 19602 0 4932 ) - e 18670, ¢ ‘. -0 429:. 1
476, ||: 28815 - 1864, i = ; i X
369 |..385%8 i . 2796 - .|
" 3104 . 36849 I - 3728}
1 .265 -1~ 40449 | .. 4660 .--f.
- 240 1 - © 55921

_43690" .

I 228 -

6525 |

208 1 50361 | 7457

B T

180 |

: . ji<- Max Detention
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Park Lane Commons Overalt

Combined Detention Pond A-2
C= 4052 Allowable Discharge Rate =[ ©. .10.072 . || cfslacre
Area =|_ 1404 |lacres

‘Total Release Rate =[_ 1016 cfs

Year Storm

Detention Pond Sized 'Fo.r'The

OR
Rainfall Accumulated  Allowable Needed Needéd
Time Intensity Volume Release Detention ‘Detention
" min__.| inJhr. (CF) (CF) " (CF)
. 5 k- 647" 7| 44174 ] 305 " . 13866
00, 46 | 20834 i) o601 2022
) 4
1

45 | 809 | 24231 | . 985 - | . 23316 | 0
T 207 |- 304 | 26639, AT L
25, | 265 20024. || 4524 27500, 3

B0 [ °2.40 . - 34584~ i - 4820 1 ., 29755°

— g o 341402484 0 ) T '
3640, 1Be [
38165 S
30347 . ||

4220 . i

Sl I PER

- | 40050° . 3 .

3 40505 ]

4890

52668 L

| <- Max Detention

T 67799 -] _ 21953
| 027 | 85142 -] | 43905 - 2375 AL
T A7 ) . 107246 - B8t k19406 - . v 0:445 |

So, our detention pond needs to hold| - " |ft° of water
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Park Lane Commons Overall

Combined Detention Pond A-3
C= " 0.40
Area 21.94

acres

Detention Pond Sized For The Year Storm

OR
Allowable
Release

Accumulated
Volume

Rainfall

Time Intensity

Allowable Discharge Rate = __

0502 |

Total Release Rate =[__~.~4:000 -~ §

Needed
Detention

cfs/acre

cfs

-Needed
Detention

in.Jhr. (CF) (CF)

(CF)

(acre-ft)

-] 647 o 47040 . 3300

43710 . -

0:315

478 25005 i -

6600. i

T 18405,

0423 !

- 3.69. 29086 4| -'...9900 "

T~ 19786

10.440-

TT43200: )

A8 -

Q434

T304 | 31977 |
|

265 | .34840 . . -16500

Tl . - 18340

- 0.421

240 - 37948 ||

19800 - 1.

Y8443,

0:416 .

“|_223 40981

23100, |

0:440.

[ <208 I 43701

26400 |-

"0:397 -

~4.94. | .- 45842 - 29700:Y,

o

3

.,33000

| 180 )| 47230
166 [ - 48074

P DR [P [ g Y

~36300 . | 1477

48621 | 39600

i - 58TOM. .

59400 | ..~

792000 |-

&
(2]
(O]
‘o0
©

<- Max Detention

I 67189, | 118800

A - J

B Jl
Tl 68220

[

|

84383 " 237600 .

456217 .

L 102202 i 475200

.-372008 . 1

428699 | 1950400. -

T S82dwod . .|

191860

So, our detention pond needs to hold|:

“|#® of water
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‘Park Lane Comnions Overall

Combined Detention Pond A4
C= “..0.68 " ] Aliowable Discharge Rate =] - 10.200 - - | cfs/acre
Area =| "11:.99 ;|acres

Total Release Rate =[ "~ 2.397 .- .| cfs

Detention Pond Sized For The | 1000 .| Year Storm

L OR
Rainfall Accumulated  Allowable Needed Needed
Time Intensity Volume Release Detention Detention
min in./hr. (CF) (CF) (CF) (acre-ft)
-5 1647 | 15824 '} - 719 - |} 15405 - | 0347
~10° | 476 . 23261 . | - 1438 - | -21823 . [ - :0/501
45 | 369 i 27058 o - 2158 . ©..24900 -l @572
20 | 3we4 | - 29747 - - 2877 : I ©edr
‘ ]
)

.25 ;2651 32419 ~ - 3596 - i 01664
=30 - | 240 | 35269 . f = 4315 ¥ R
35 . | 223 -] 38123 {5035 70760,

40 | 2.08 } 40854 . -} i 5754 . 801,

45 T 1:94 | 42618 ] 6473

w50 1 T4.80 ) 48937 7192 il

oo 0 ee 4T T oz o

B ],'

600l asq T 45231 L - .8631
290 1 424 - 54608 {0 12946 -
<420 - 00 f 58812 T . A7264

- 480 -} 0. | - 62504 | ~ "25892 .
. 360 - 043" | 75709 i - "51784 -

720 027 5] 195076 . - 103569
1440 | 047 0| - CA19726- | 207438 -

|
“]<- Max Detention_

- ||t® of water

So, our detention pond needs to hold|:.
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Combined Detention Pond A-5

C= L 072

AT

Area =

Jjacres

Allowable Discharge Rate ={ -~

Total Release Rate =[" "

Detention Pond Sized For The [~ 1

Time

Rainfall

Intensity

Accumulated

Volume

0.064 .

cfs/acre

i

0.750

’ﬂ ofs

Year Storm

OR
Allowable
Release

Needed
Detention

Needed
Detention

min

in./hr.

(CF)

(acre-ft)

-

647

—(CP) + (CF)

16472

225I

16247 -

0.373

10 ]

476,

.- 24214

23764

':’E-"‘0546',"

45

369 .| ¢

28166

|
4507 T s e
— ;4615»9' il

27491 . ] -

01631

1

T 20,

" 3:04

30966 " -

30066

7 10:690 -

T 25

1265

. 33738

0,749

T30 .

240 .

367141}

.- 35364

0812

- 35 "

30685, 1|,

.aanwo“ff

ﬁ0875”

.2:08

423n9“:'

40 1
_ i

- 1180 -

".", il 94 )

44363,
5737

166 1

T q54 |

e

'5“EM24,9"

56844 |

_ 1:00.

o

61221 R

\043 -

124630 |

So, our detention pond needs to hold|[ . -6

<- Max Detention
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-Salt Lake City, UT 84104

801.487.8481

WWW.yesco.com

2 3074 YESCO LLC. Allig

Revisions

iazo / Desenptinn

Approval

Landlaret Sipn 7 Dare.

Project Info.

FARMINGTON, UT.

JEFE KRANTZ
CHMISTIAN
Date: 6-17-2014
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PARK LANE COMMON

scale: as noted
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