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MASTER DEVELOPMENT AGREEMENT
FOR WILDFLOWER

into on February 20135, by and between the City of Saratoga Springs, Utah, a Utah municipal
corporation (“City”’} and Sunrise 3, LLC, a Utah limited liability company, WFR 3, LLC, a Utah
limited liability company, and Tanuki Investments, LLC, a Utah limited liability company
(collectively “Developer™). The City and Developer are sometimes collectively referred to
herein as the "Parties.” For the limited purpose of Section 34 below, Collins Brothers Oil
Company, LLC, a Utah limited liability company and Collins Brothers Land Development, LLC
{(“’Collins”) also join as parties to this Agreement.

THIS MAZ?% ER DEVELOPMENT AGREEMENT (“Agreement”) is made and entered

RECITALS:

WHEREAS, Developer is the owner and developer of unrecorded parcels in Saratoga
Springs, Utah (referred to herein as either the “Residential Property” or the “Property”), which is
more fully described in Exhibit A attached hereto and incorporated herein; and

WHEREAS, the Residential Property is currently zoned Low Density Residential (R-3),
and furthermore, property adjacent to the Residential Property owned by Collins is zoned as
Regional Commercial (RC) (the “Commercial Property”). Developer wishes to develop the
residential portion of the project known as “Wildflower”, which will be vested with residential
density totaling 1,468 single family and multi-family homes on approximately 595 acres (the
“Project”™); and

WHEREAS, Collins anticipates developing the Commercial Property and commercial
uses on approximately 205 acres. Although the Commercial Property is included as part of the
Wildflower development project and is subject to zoning change referred to herein, Collins, as
owner of the Commercial Property, is excluded from this Agreement, and the rights, covenants
and obligations set forth in this Agreement—except as otherwise provided herein—relate solely
to the Residential Property; and

WHEREAS, currently, the proposed Project does not meet the R-3 zone requirements
and therefore would not be allowed in the R-3 zone. Therefore, in order to develop the Project,
Developer and Collins wish to place the Property in the PC zone, as provided in Title 19 of the
City Code, as amended (the “Zoning Request”) and wish to be voluntarily bound by this
Agreement in order to be able to develop the Project as proposed; and

WHEREAS, to assist the City in its review of the Zoning Request and to ensure
development of the Property in accordance with Developer’s representations to City, Developer,
Collins, and City desire to voluntarily enter into this Agreement, which sets forth the processes
and standards whereby Developer and Collins may develop the Property; and

WHEREAS, the City desires to enter into this Agreement to promote the health, welfare,
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safety, convenience, and economic prosperity of the inhabitants of the City through the
establishment and administration of conditions and regulations concerning the use and
development of the Property; and

WHEREAS, on November 13, 2014 and on February 12, 2015, after a duly noticed
public hearing, the City’s Planning Commission recommended approval of Developer’s and
Collins’ Zoning Request, this Agreement, and the Community Plan, attached hereto as Exhibit B,
and forwarded the application to the City Council for its consideration, subject to the findings
and conditions contained in the Staff Report and written minutes attached hereto as Exhibit C;
and

WHEREAS, on February 24, 2015, the Saratoga Springs City Council (“City Council”),
approved Developer’s Zoning Request, this Agreement, and the Community Plan, attached
hereto as Exhibit B, subject to the findings and conditions contained in the Staff Report and
written minutes attached hereto as Exhibit D; and

WHEREAS, the Community Plan, attached as Exhibit B, among other things, identifies
land uses, number of entitled dwelling units, major roads, required open spaces and trails,
drainages, and power line corridors; and

WHEREAS, to allow development of the Property for the benefit of Developer, to
ensure that the development of the Property and Project will conform to applicable City
ordinances, regulations, and standards (collectively “City regulations™), Developer and City are
each willing to abide by the terms and conditions set forth herein; and

WHEREAS, pursuant to its legislative authority under Utah Code § 10-9a-101, et seq.,
and after all required public notice and hearings, the City Council, in exercising its authority, has
determined that entering into this Agreement furthers the purposes of the Utah Municipal Land
Use, Development, and Management Act, the City’s General Plan, and the City Code
(collectively, the “Public Purposes™). As a result of such determination, City has elected to
process the Zoning Request and authorize the subsequent development thereunder in accordance
with the provisions of this Agreement, and the City has concluded that the terms and conditions
set forth in this Agreement accomplish the Public Purposes referenced above and promote the
health, safety, prosperity, security, and general welfare of the residents and taxpayers of the City.

AGREEMENT:

Now, therefore, in consideration of the recitals above and the terms and conditions set
forth below, and for other good and valuable consideration, the receipt and sufficiency of which
are hereby acknowledged, the City and Developer agree as follows:

I. Effective Date. This Agreement shall become effective on the date it is executed by
Developer and the City (the “Effective Date™). Upon execution, this Agreement shall be
recorded against the Property in the Utah County Recorder’s Office.
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Affected Property. The Property Ownership Map, Vicinity Map, and Legal Descriptions
for the Property are attached as Exhibit A. This Agreement shall be recorded against the
Property as provided in Section 33.b. below. No other property may be added to or
removed from this Agreement except by written amendment to this Agreement executed
and approved by Developer and City. If there is any portion of the Property not owned
by Developer when this Agreement is signed, the owner(s) of record of such portion(s) of
the Property shall execute the consent provision set forth beneath the Parties’ signature
blocks at the end of this Agreement.

Zone Classification and Permitted Uses. The zoning classification on the Property (and
Commercial Property) shall be the Planned Community Zone (“PC Zone™). Except as
otherwise provided in Section 5 herein, the City shall not unilaterally change the zoning
designation on the Property (or Commercial Property) during the term of this Agreement
or any extension. Permitted uses and allowed conditional uses in these zoning
designations shall be governed by the Community Plan and any approved Village Plan(s).
If the issue relating to permitted uses and allowed conditional uses is not addressed by the
Community Plan or an approved Village Plan, then, by default, the permitted use and
conditional use issue shall be determined by the provisions of Chapter 19.26 of the City
Code as constituted on the Effective Date of this Agreement. Attached hereto as Exhibit
"H" is a copy of Chapter 19.26 of the City Code as constituted on the Effective Date of
this Agreement. In the event of a conflict between other chapters of Title 19 and Chapter
19.26, Chapter 19.26 as constituted on the Effective Date of this Agreement shall take
precedence. In the event of a conflict between this Agreement, Chapter 19.26, the
Community Plan, or any Village Plan(s) submitted pursuant to paragraph 18 of this
Agreement or Chapter 19.26 of the City Code, the provisions in this Agreement, the
Community Plan and the approved Village Plans shall take precedence. If Chapter 19.26
of the City Code is amended in the future in a manner deemed by Developer and the City
staff (or by the applicable land use authority of the City) to be favorable to the Project or
non-substantive as to permitted or conditional uses, Developer and the City can mutually
agree (with such agreement not to be unreasonably withheld) to comply with the future
amendment, as opposed to the version of the Code as constituted on the Effective Date of
this Agreement, without the need to amend this Agreement.

Additional Code Provisions. The development and use of the Property shall be governed
by the Community Plan and the approved Village Plans. Except as provided in Section 3,
if an issue is not addressed by the Community Plan or an approved Village Plan, the
provisions of Title 19 of the City Code in effect on the date a complete preliminary plat
application is filed and all applicable application fees are paid shall be applicable, but
only to the extent they are not inconsistent with this Agreement, the Community Plan, or
the approved Village Plan(s). Except as provided in Sections 3 and 10, Developer shall
comply with the requirements of this Agreement, Title 19 of the City Code, and other
requirements generally applicable to development in the City at the time of preliminary
plat application so long as they are not inconsistent with this Agreement, the Community
Plan or the approved Village Plan(s). In the event of a conflict between other chapters of
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Title 19 and Chapter 19.26, Chapter 19.26 shall take precedence. In the event of a
conflict between Chapter 19.26, the Community Plan, a Village Plan(s), or this
Agreement, the provisions of the Community Plan and approved Village Plan(s) shall
take precedence.

. Reserved Powers. Except as otherwise provided in this Agreement, this Agreement shall
not limit the future exercise of the police powers of City in enacting zoning, subdivision,
development, growth management, platting, environmental, open space, transportation,
and other land use plans, policies, ordinances, and regulations after the date of this
Agreement. Notwithstanding the retained power of City to enact such Jegislation under
its police powers, such legislation shall not modify Developer’s vested rights as set forth
herein, including but not limited to rights relating to densities, land uses, and other
development standards approved herein and in the Community Plan, unless facts and
circumstances are present that meet the compelling, countervailing public interest
exception to the vested rights doctrine as set forth in Western Land Equities, Inc. v. City
of Logan, 617 P.2d 388 (Utah 1988), or successor case law or statute (including but not
limited to Utah Code Ann. § 10-9a-509 (2014)). The parties intend that the rights granted
to Developer under this Agreement are contractual and also rights that exist under statute,
common law, and at equity. Any proposed change meeting the compelling,
countervailing public interest exception to the vested rights doctrine which affect
Developer’s vested rights shall be of general applicability to all development activity in
City. Unless 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 Property.

Rights and Obligations under Master Development Agreement. Subject to the terms and
conditions of this Agreement, Developer shall have the vested right under this Agreement
to develop the Project in accordance with this Agreement and the Community Plan,
approved Village Plan(s), and Chapter 19.26 of the Land Development Code. Developer
shall be required to apply for and obtain approval for each subdivision or site plan
provided for in any Village Plan submitted pursuant to Chapter 19.26 and Section 18
below and to otherwise comply with all provisions of the City Code, except as otherwise
expressly provided in this Agreement. Developer’s vested right of development of the
Property is expressly subject to and based upon strict compliance with and performance
by Developer of all of the terms, conditions, and obligations of Developer under the
Community Plan and approved Village Plan(s) submitted in accordance with Section 18
below, Chapter 19.26 of the Land Development Code, this Agreement, and the Exhibits
attached to this Agreement.

Densities and Approved Uses.

a. The Property identified for residential development in the Community Plan shall
be entitled to a maximum of 1,468 equivalent residential dwelling units (ERUs).
Accordingly, the City’s execution of this Agreement constitutes approval required
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to vest the Project with the right to develop the vested densities set forth herein
and in the Community Plan. Developer shall have the right to transfer density
within the Project in accordance with the terms of the Community Plan.

b. The Village Plans submitted for the residential portion of the Community Plan
pursuant to paragraph 18 herein shall not collectively exceed 1,468 ERUs, with 1
ERU equal to one residential dwelling unit. ERUs shall have that definition as
found in the City Code, as amended, or other applicable City regulation.

Water Infrastructure, Dedications, and Fees.

a. Dedication of Water. Developer shall convey to or acquire from the City water
rights sufficient for the development of the Property according to City ordinances,
resolutions, and standards (hereinafter “City regulations”) in effect at the time of
plat recordation of each phase. Water rights to meet culinary and secondary water
requirements must be approved for municipal use with approved sources from
City owned wells or other sources at locations approved by the City. Prior to
acceptance of the water rights from Developer, the City shall evaluate the water
rights proposed for conveyance and may refuse to accept any right that the City
determines to be insufficient in annual quantity or rate of flow, that has not been
approved for change to municipal purposes within the City or for diversion from
City owned wells by the Utah State Engineer, or that does not meet City
regulations.

b. Water Facilities for Development. Developer shall be responsible for the
installation and dedication to City of all onsite and offsite culinary and secondary
water improvements, including water sources and storage and distribution
facilities, sufficient for the development of Developer’ Property in accordance
with the City regulations and this Agreement. The anticipated water system
improvements required for the development of the project are set out in the
Community Plan and, if applicable, shall be further detailed in the Village Plans
submitted pursuant to paragraph 18 of this Agreement. Said list of improvements
is the City’s best estimate as to the required improvements and 18 not intended to
be an exhaustive list at this time. The required improvements for each plat shall
be determined by the City Engineer at the time of plat submittal and shall
primarily be based on the Community Plan and any Village Plan (if applicable),
but may be adjusted in accordance with current City regulations and this
Agreement.

C. City Service. City shall provide public culinary and secondary water service to
the property and maintain the water system improvements intended to be public
upon Developer’s installation of such improvements, Developer’s dedication of
the improvements to the City, and acceptance in writing by the City at the end of
the warranty period so long as the improvements meet City regulations and the
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requirements of any applicable special service district.

9. Sewer, Storm Water, and Roads.

a. At the time of plat recordation for each phase, Developer shall be responsible for
the installation and dedication to City of all onsite and offsite sewer, storm
drainage, and road improvements sufficient for the development of the portion of
the property depicted on the plat in accordance with the City regulations and this
Agreement. The anticipated sewer, storm water, and road improvements required
for the development of the Project are set out in the Community Plan and, if
applicable, shall be further detailed in the Village Plans submitted pursuant to
paragraph 18 of this Agreement. Said list of improvements 1s the City’s and
Developer’s best estimate as to the required improvements and is not intended to
be an exhaustive list at this time. The required improvements for each plat shall
be determined by the City Engineer at the time of plat submittal and shall
primarily be based on the Community Plan and any Village Plan (if applicable)
but may be adjusted in accordance with City regulations and this Agreement.
Without limiting the generality of the foregoing, the City and Developer
acknowledge the anticipated challenge of designing and constructing a sewer
system to service the portion of the Project located on the northwest side of the
future Mountain View Corridor, in light of the anticipated construction by UDOT
of such Corridor, and accordingly, City and Developer agree to use reasonable
and good faith efforts to design and approve such future system, including but not
limited to, by considering various design alternatives (including without
limitation, a sewer lift station) which are both feasible to the Developer and
reasonably acceptable to the City.

b. Storm water runoff for each plat must be detained and treated to meet City, State,
and Federal codes and regulations. Developer is responsible for complying with
UPDES and NPDES requirements during and after construction and shall obtain
an NOI permit prior to commencing any construction activities. Natural
drainages shall be left unimproved except as otherwise approved in the
Community Plan, Village Plan(s), and the City Engineer based on City
regulations. No lot boundary shall contain any portion of land that is at or below
the 100-year storm event high water elevation or is within the 100-year floodplain
as defined by NOAA. All trails and home finish floor elevations shall be a
minimum of 1-foot above the 100-year high water mark of any adjacent drainage,
lake, or waterway.

c. Except for the roads identified as private roads on the plat(s), if any, all other
roadways within the Property shall be public roadways, which shall be
constructed in accordance with the Community Plan, approved Village Plans,
approved subdivision plats, and approved construction drawings. The location
and cross-sections of all roadways, sidewalks, and trails shall comply with the
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design standards outlined in the City’s Standard Technical Specifications and
Drawings Manual, the City’s Transportation Master Plan, and the City’s Parks,
Trails, Recreation, and Open Space Master Plan. The City specifically agrees that
with respect to all shared driveways planned for various portions of the Project,
such shared driveways may be designed and constructed by Developer as set forth
in the Community Plan, provided that (1) shared driveways shall be a minimum of
twenty six (26) feet in width and shall direct all runoff to a public or private
drainage system, (2) all dwellings on shared driveways shall provide enclosed
garages or other covered parking, (3) shared driveways accessing more than four
(4) dwellings shall also provide a minimum of twenty (20) feet of parking space
between the garage and shared driveway, and (5) all requirements of the Fire
Code shall also be met.

d. City and Developer agree that no billboards, as defined in the City Code as
amended, shall be permitted to be installed upon the Property, including but not
limited to along the portion of the Mountain View Corridor anticipated to be
constructed upon the Property (as reflected in the Community Plan) without the
City’s express approval.

e. City shall provide all public services to the Property (including, without
limitation, sewer service, storm drain, road maintenance, snow removal, garbage
removal etc.) and maintain the related improvements, including roads, that are
specifically intended to be public upon dedication to the City and acceptance in
writing by the City at the end of the warranty period, so long as the improvements
meet the standards set forth in the City’s Standard Technical Specifications and
Drawings Manual effective as of the date of recordation of an individual plat.

10. Parks, Trails, and Open Space Improvements.

a. Per the requirements of the Community Plan, any Village Plan submitted pursuant
to paragraph 18 below or Chapter 19.26, and any lawful condition of approval of
the City Council, Developer shall be responsible to develop and, in some cases,
dedicate to public use certain parks, trails, and open space in an amount and in the
location as specified in the Community Plan and any subsequent Village Plans.
Subsequent Village Plans shall be consistent with the Community Plan.
Notwithstanding the foregoing, the level of improvements for such parks, trails
and open space as set forth in the Community Plan is conceptual in nature, and
shall not be interpreted to require Developer to provide a level of park
improvements higher than what is required by Chapter 19.26 of the City Code in
cffect as of the Effective Date. However, Developer shall be responsible to
develop the level of park improvements as required by Chapter 19.26 of the City
Code as constituted on the Effective Date of this Agreement, irrespective of future
amendments to that Chapter.
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b. Subsequent approved Village Plans shall specify maintenance obligations of the
parks, trails, and open space. For open space that City is not specifically required
to maintain per the applicable Village Plan, Developer shall ensure that a
homeowners association assumes maintenance and operation responsibilities of
such parks, trails, and open space, and Developer shall provide written
documentation to City of such. If Developer is unable to immediately provide
such documentation, Developer shall maintain the parks, trails, and open space
and post a maintenance bond in a form approved by the City to guarantee
continued maintenance until assumption by a homeowners association.

Public Use of Trails. As set forth in the approved Community Plan, some of the required
trails are intended to be accessed by the public but installed by Developer and maintained
by and dedicated to a homeowners association. For these improvements, Developer will
be required to grant public access easements. With respect to the private trail systems
and other private areas that are not shown as “public” or as “public access easements” on
the approved Community Plan, Developer will not be required to grant public access
easements. The City will be required to maintain the improvements and areas shown in
the approved Community Plan to be maintained by the City (or approved by the City in
the future to be maintained by the City, if any) upon Developer’s installation of such
improvements, Developer’s dedication of the improvements to the City, and acceptance
in writing by the City at the end of the warranty period so long as the improvements meet
City regulations.

Street Lighting STD. At the time of plat recordation for each phase, the applicable
Property shall be added to the City’s Street Lighting Special Improvement District
(“SID™) for the maintenance of street lighting, unless the City Council finds that inclusion
of the property within each plat will adversely affect the owners of properties already
within the SID. Developer shall consent to the Property being included in the SID as a
condition to final plat approval. The SID is not responsible for the installation of street
lights but is responsible for the maintenance of all streetlights built in accordance with
City standards. In all cases, Developer shall be responsible for installation of street light
improvements. In addition, should the Property be included in the SID, Developer shall
be responsible for dedication to the City of the street lighting improvements, after which
the City shall maintain the improvements. The City shall not refuse to accept dedication
of the street lighting improvements so long as they are constructed and installed in
accordance with current City standards and the Property is included in the SID.

Performance and Warranty Bonds. For any improvement required to be installed
pursuant to this Agreement and City regulations, Developer shall be required—in
accordance with Section 19.26 of the City Code—to post a performance and warranty
bond and sign a bond agreement on forms approved by the City to guarantee installation
and good workmanship of the improvements; provided, however, that the bonding
requirements set forth in the City Code, as applied to the Project, shall be subject to
Chapter 10-9a of the Utah Code, as the same may be amended from time to time. Each
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bond shall be posted prior to or concurrently with recordation of each plat. Each bond
agreement shall be recorded against the portion of the Property to which it applies.
Performance bonds shall be limited to 100% of the cost reasonably estimated by the City
engineer of the specific improvement to which the bond relates.

Capacity Reservations. Any reservations by the City of capacities in any facilities built
or otherwise provided to the City by or for Developer shall be determined at the time of
plat recordation for each phase in accordance with City regulations.

Title — Easement for Improvements. Developer shall acquire, improve, dedicate, and
convey to the City (subject to Section 21 below) all land, rights of way, easements, and
improvements for the public facilities and improvements required to be installed by
Developer pursuant to the Community Plan, Village Plan(s), and this Agreement. The
City Engineer shall determine the alignment of all roads and utility lines and shall
approve all descriptions of land, rights of way, and easements to be dedicated and
conveyed to the City. Developer shall also be responsible for paying all property taxes
including rollback taxes prior to dedication or conveyance and prior to acceptance by
City. Developer shall acquire and provide to the City, for review and approval, a title
report from a qualified title insurance company covering such land, rights of way, and
easements. Developer shall consult with the City Attorney and obtain the City Attorney’s
approval of all instruments to convey and dedicate the land, rights of way, and easements
hereunder to the City.

Sewer Fees. Timpanogos Special Service District (““TSSD”) requires payment of a
Capital Facilities Charge, which is subject to change from time to time. The Capital
Facilities Charge is currently collected by the City but may hereafter be collected directly
by TSSD and may hereafter be collected as a Capital Facilities Charge or an impact fee
by the City. Developer acknowledges and agrees that said Capital Facilities Charge or
impact fee by TSSD is separate from and in addition to sewer connection fees and sewer
impact fees imposed by the City and that payment of the Capital Facilities Charge and the
impact and connection fee imposed by the City for each connection is a condition to the
providing of sewer service to the lots, residences, or other development covered by this
Agreement.

Other Fees. The City may charge other fees that are generally applicable to development

in the City, including but not limited to subdivision, site plan, and building permit review
fees, connection fees, impact fees, taxes, service charges and fees, and assessments.

Community Plan Approval. Developer has submitted the Wildflower Community Plan.
The Planning Commission has reviewed the Community Plan, held a public hearing, and
submitted a recommendation to the City Council. The City Council has approved the
Community Plan and finds that the Community Plan: (a) is consistent with the goals,
objectives, and policies of the General Plan, with particular emphasis on community
identity, distinctive qualities in communities and neighborhoods, diversity of housing,
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integration of uses, pedestrian and transit design, and environmental protection; (b) does
not exceed the number of equivalent residential units and square footage of nonresidential
uses of the General Plan; (c) contains sufficient standards to guide the creation of
innovative design that responds to unique conditions; (d) is compatible with surrounding
development and properly integrates land uses and infrastructure with adjacent
properties; (e) includes adequate provisions for utilities, services, roadway networks, and
emergency vehicle access; and public safety service demands will not exceed the capacity
of existing and planned systems without adequate mitigation; (f) is consistent with the
guiding standards listed in Section 19.26.06; and (g) contains the required elements as
dictated in Section 19.26.07. More specific findings are contained in the written minutes
and adopted findings and conditions of the Planning Commission attached hereto as
Exhibit C; the written minutes and adopted findings and conditions of the City Council
attached hereto as Exhibit I; and in the Report of Action and staff reports collectively
attached hereto as Exhibit E. Development of the Property shall be consistent with the
Community Plan as adopted with the conditions of approval in Exhibits C, D and E.

Village Plan Approval. Pursuant to Chapter 19.26 of the Land Development Code,
Developer shall be required to submit Village Plan(s) regarding development of the
Property to be approved by the City Council after a recommendation from the Planning
Commussion. The City Council shall determine whether each Village Plan: (a) is
consistent with the adopted Community Plan; (b) does not exceed the total number of
equivalent residential units dictated in the adopted Community Plan; (¢) for an individual
plat, does not exceed the total number of equivalent residential units dictated in the
adopted Community Plan unless transferred per the provisions of the Community Plan,
(d) is consistent with the utility, infrastructure, and circulation plans of the Community
Plan; includes adequately sized utilities, services, and roadway networks to meet
demands; and mitigates the fair-share of off-site impacts; (e} properly integrates utility,
infrastructure, open spaces, pedestrian and bicycle systems, and amenities with adjacent
properties; (f) contains the required elements as dictated in Chapter 19.26; and (g)
contains the required application materials in Chapter 19.26. If the Village Plan meets
these standards and the requirements in this Agreement, it shall be approved. Each
Village Plan shall be recorded against the portion of the Property so affected.

Plat, Site Plan, or Development Plan Approval. Upon approval of a Village Plan and
once the Developer is ready to proceed with preliminary plat or site plan submittal and
approval for the subject phase/plat, Developer shall submit preliminary plat or site plan
applications for portions of the Property covered by a Village Plan. Such applications
shall include project plans and specifications (including site and building design plans)
(referred to in this Section 20 as “Plans™) for the portion of the Property being developed.

a. In particular, such Plans shall meet the following requirements:

1. be in sufficient detail and contain the items required by the Land
Development Code, to enable City to ascertain whether the project will be
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consistent with the Community Plan and applicable Village Plan(s) and in
accordance with the terms and conditions of this Agreement;

il. comply with all City standards and requirements applicable to drainage,
utilittes, traffic, etc.;
ii. comply with conditions imposed on the project by the Planning

Commission and the City Council during the plat and site plan approval
process as set forth in adopted staff reports and official written minutes;
iv. comply with all City codes, ordinances, regulations, and standards that are
not inconsistent with or superseded by this Agreement, the Community
Plan or the approved Village Plan(s); and
V. comply with the Community Plan, and this Agreement including exhibits.

Developer shall:

1. comply with the Community Plan, Village Plan(s), this Agreement
including exhibits, and any conditions of approval set forth in Exhibits C,
D, and E;

ii. comply with all City codes, ordinances, regulations, specifications, and

standards that are not inconsistent with or superseded by this Agreement,
the Community Plan or the approved Village Plan(s);

iti. record Covenants, Conditions, and Restrictions that substantially meet the
requirements in Exhibit G;

iv. provide other information as City may reasonably request; and

V. note any requirement herein on all final plans and final plats for the

project on the body of the plan or plat along with all other notes required
by City; provided, however, that a condition need not be placed on a final
plan or plat as a note if such plan clearly illustrates the substance and
requirements of the condition.

Standards for Approval; Conditions of Plat Approval. The City shall approve the
Plans and Plats if such meet the standards and requirements enumerated herein
and if, as determined by City, the Plans and Plats are consistent with the
Community Plan and applicable Village Plan{s) and conform with City
regulations. With respect to open space requirements, each plat/phase shall be
approved so long as it conforms with the overall open space requirements of the
Community Plan and Village Plan(s) and City regulations. Developer shall be
required to proceed through the approval process as required in Title 19 of the
City Code, record a Final Plat with the Utah County Recorder, pay all recording
fees, and comply with all City regulations.

Commencement of Site Preparation. Notwithstanding anything to the contrary
herein, Developer, and/or its agents, successors, assigns, tenants, guests, and
invitees shall be permitted to extract and process the natural materials located on
the Property such as aggregate (rock, sand or gravel products, but excluding any

Page 11
Wildflower Master Development Agreement



ENT 21748:201%5 PG 12 of 187

other underground materials or other minerals which may be discovered, if any)
during the course of grading, excavation, and other ordinary and customary
development processes for the Property, subject to the City’s applicable
regulations including excavation, grading, and stormwater regulations and
permitting requirements. Such natural materials may be used and processed on-
site in the construction of infrastructure, homes, or other buildings or
improvements located on the Property if such materials meet City regulations
pertaining to the use for such purposes. These materials may also be sold and/or
hauled off-site for commercial uses in locations outside the Project, provided that
Developer (1) furnishes to the City plans for such operation which are reasonably
acceptable to the City staff, including but not limited to, a traffic plan and a
grading plan (consistent with the grading plan set forth in the Community Plan),
and (2) complies with such approved plans in its extraction, processing and
hauling activities. Without limiting the generality of the foregoing, (a) any trucks
hauling materials away from the Project shall not utilize any of the Harvest Hills
Subdivision roads or other local roads, but rather, Developer shall construct a
temporary road connecting portion(s) of the Property upon which such extraction
and processing will occur to Redwood Road, for such hauling activities, (b}
Developer shall use reasonable efforts to screen such excavation and processing
activities from neighboring properties, and (c) Developer’s extraction activities
shall not include mining materials which are deeper under the ground than the
grading plan included within the Community Plan and which are materials or
minerals other than rock, sand, or gravel products. Further, the Developer must
obtain all applicable excavation, grading, and storm water permits and comply
with other applicable City regulations. The zoning for the Project shall not be -
construed to limit or restrict any such temporary development-related extraction,
processing and hauling activities. Subject to the foregoing, Developer shall not
commence construction of any project improvement on the Property with respect
to a particular phase until such time as the Plans have been approved by City in
accordance with the terms and conditions of this Agreement and all City
regulations.

Project Phasing and Timing. Upon approval of the Plans, subject to the
provisions of this Agreement and exhibits attached hereto, Developer may
proceed by constructing the Project all at one time or in phases as allowed in the
approved Village Plans and City regulations. Without limiting the generality of
the foregoing, City acknowledges that Developer (and/or its successors and
assigns) will develop the Property in phases. The parties acknowledge that the
most efficient and economic development of the Project depends on numerous
factors, such as market conditions and demand, infrastructure planning,
competition, the public interest and other similar factors, which factors shall be
determined by Developer in its reasonable business judgment.

Changes to Project. Any amendments or modifications to the approved
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Community Plan or Village Plan(s) shall comply with the amendment process set
forth in the Planned Community Zoning ordinance (see, e.g., Section 19.26.09(2)
of the Land Development Code). To the extent Developer seeks to modify the
Plans, and such modification does not require an amendment to the Village Plan,
the following standards shall apply: No material modifications to the Plans shall
be made after approval by City without City’s written approval of such
modification. Developer may request approval of material modifications to the
Plans from time to time as Developer may determine necessary or appropriale.
For purposes of this Agreement, a material modification shall mean any
modification which: (i) increases the total perimeter size (footprint) of building
area to be constructed on the portion of the Property being developed by more
than ten (10} percent; or (ii) substantially changes the exterior appearance of the
project; or (iii) reduces the total percentage of open space areas and public
improvements by any amount that is not de minimis; or (iv} increases the density
as specified in the Community Plan; or (v) changes the functional design of the
project in such a way that materially and negatively affects traffic, drainage, or
other design characteristics; or (vi) violates City regulations. Modifications to the
Plans which do not constitute material modifications may be made without the
consent of the City Council. The decision of whether a modification to the Plans
1s “material” shall be made by the City’s Planning Director (with the input of City
staff). In the event of a dispute between Developer and City as to whether a
proposed modification is “material,” no modification shall be made without
express City approval. Modifications shall be approved by City staff if such
proposed modifications are consistent with the City’s then applicable rules and
regulations for projects in the zone where the Property is located and are
otherwise consistent with the standards for approval set forth herein.

Time of Approval. Any approval required by this Agreement shall not be unreasonably
withheld, conditioned, or delayed, and shall be made in accordance with procedures
applicable to the City’s Land Development Code, Community Plan, Village Plan(s), and
City regulations.

Public Improvements; Proportionality Assessments. Notwithstanding anything contained
in this Agreement to the contrary, for the purpose of avoiding unlawful exactions, all
improvements that are constructed by Developer and are intended to be dedicated to, and
accepted by, the City shall be governed by the following standards regarding payment
and reimbursement:

a. All on-site utilities and improvements that are not “system improvements” will be
paid for by Developer without any rights of reimbursement. For purposes of this
Agreement, the term "system improvements” shall mean and include
improvements that are the subject of an impact fee facility plan, and any other
improvement that is designed to provide service or capacity in excess of the
minimum requirements necessary for this Project (i.e., designed to provide service
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or capacity to more than just this Project).

b. To the extent the City requires Developer to construct any system improvements
(such as, without limitation, culinary waterlines, roads, sewer lines, and storm
drainage improvements with capacity in excess of what is required to provide
service to the Property), the City shall be responsible to pay the incremental costs
of the oversized improvements (e.g., all amounts in excess of what the Developer
would pay to construct improvements with capacity sufficient only for the
Property) in accordance with applicable State law. Developer shall reasonably
mitigate the impacts of its development activities in accordance with the
applicable standards of State law.

c. Prior to the construction of any system improvements, Developer and City shall
enter into a reimbursement agreement addressing the amount, method, and timing
for the City to reimburse Developer for the City's portion of the expenses for the
system improvements. To the extent necessary, the City shall amend its Impact
Fee Facilities Plans (the "IFFPs") to incorporate such system improvements as
part of a funding plan if the improvements are not already the subject of the City's
IFFPs. The term of each reimbursement agreement shall be set forth in the
reimbursement agreement, and Developer's rights of reimbursement thereunder
shall survive any termination or expiration of this Agreement. Developer shall
not be required to construct any system improvements without a mutually-
acceptable reimbursement agreement in place for such system improvements or
mutually-acceptable impact fee credits. Reimbursements and impact fee credits
shall be based on actual costs incurred for the subject system improvements, not
on estimates or bids. If the parties cannot agree on the terms of a reimbursement
agreement, Developer shall be allowed to proceed with construction of "project”
sized improvements (i.e., minimum improvements necessary for this Project only)
so that the Project will not be delayed.

The provisions of this Section 21 shall be interpreted and administered in compliance
with the standards for lawful exactions as set forth in Utah Code Ann. §10-9a-508 and
applicable Utah case law. The provisions of this Section 21 shall be administered and
implemented by the City’s staff with input and approval from the City engineer, the City
attorney, and the City manager. The determinations of the size and design of
improvements to be constructed, cost-sharing, or reimbursement for the same, and
applicability of the standards described in this Section 21 shall be made on a phase-by-
phase basis at the time of plat approval.

Termination of Agreement. The term of this Agreement shall commence on the Effective
date of this Agreement and shall continue for a period of ten years from said date. This
Agreement shall continue beyond its term as to any rights or obligations for subdivisions
or site plans that have been given final approval and have been recorded prior to the end
of the term of this Agreement. However, this Agreement shall terminate as to any
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subdivisions or site plans that have not been given final approval and have not been
recorded prior to the end of the term of this Agreement. This Agreement shall be
automatically extended for two additional periods of five (5) years each, so long as there
are no existing defaults or breaches of this Agreement when the initial 10-year period (or
first 5 year extension term, as applicable) expires. When public improvements have been
constructed and accepted by City (after the expiration of applicable warranty periods),
Developer shall be released from and have no continuing obligations with respect to such
improvements. The City and Developer may, but shall not be obligated to, execute a
“Notice of Termination” to be recorded against such portion of the Property to which this
Agreement no longer applies.

Furthermore, and notwithstanding anything to the contrary herein, this Agreement will
terminate, and all rights associated with it, at the option of either the Developer or City,
by providing written notice to the other parties, if the Developer is not able to complete
the conveyance to UDOT of the portion of the Property identified in the Community
Plan as the future Mountain View Corridor right of way property. In the event this
Agreement is terminated pursuant to the preceding sentence, the Residential Property
shall automatically revert to the R-3 zone, and the Commercial Property shall
automatically revert to Regional Commercial (RC) zoning.

24. Successors and Assigns.

a. Change in Developer. This Agreement shall be binding on the successors and
assigns of Developer. If any portion of the Property is transferred (“Transfer”) to
a third party (“Transferee”), the Developer and the Transferee shall be jointly and
severally liable for the performance of each of the obligations contained in this
Agreement unless prior to such Transfer Developer provides to City a letter from
Transferee acknowledging the existence of this Agreement and agreeing to be
bound thereby. Said letter shall be signed by the Transferee, notarized, and
delivered to City prior to the Transfer. Upon execution of the letter described
above, the Transferee shall be substituted as Developer under this Agreement and
the persons and/or entities executing this Agreement as Developer of the
transferred property shall be released from any further obligations under this
Agreement as to the transferred property. In all events, this Agreement shall run
with and benefit the Property as more fully set forth below in subsection 33.t.

b. Individual Lot or Unit Sales. Notwithstanding the provisions of subsection 24.a.,
a transfer by Developer of a lot or condominium dwelling unit located on the
Property within a City approved and recorded plat shall not be deemed a Transfer
as set forth above so long as the Developer’s obligations with respect to such lot
or dwelling unit have been completed. In such event, the Developer shall be
released from any further obligations under this Agreement pertaining to such lot
or dwelling unit.

25. Default.
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Events of Default. Upon the happening of one or more of the following events or
conditions the Developer or City, as applicable, shall be in default (“Default”)
under this Agreement:

i a warranty, representation, or statement made or furnished by Developer
under this Agreement or exhibits is intentionally false or misleading in any
material respect when it was made;

ii. a determination by City made upon the basis of substantial evidence that
Developer has not complied in good faith with one or more of the material
terms or conditions of this Agreement; or

iti. any other event, condition, act, or omission, either by City or Developer
that violates the terms of, or materially interferes with, the intent and
objectives of this Agreement.

Procedure Upon Default,

1. Upon the occurrence of Default, the non-defaulting party shall give the
other party thirty days written notice specifying the nature of the alleged
Default and, when appropriate, the manner in which said Default must be
satisfactorily cured. In the event the Default cannot reasonably be cured
within thirty days, the defaulting party shall have such additional time as
may be necessary to cure such Default so long as the defaulting party
takes significant action to begin curing such Default within such thirty day
period and thereafter proceeds diligently to cure the Default. After proper
notice and expiration of said thirty day or other appropriate cure period
without cure, and subject to the following paragraph, the non-defaulting
party may declare the other party to be in breach of this Agreement and
may take the action specified in subsection 25.c. herein. Failure or delay
in giving notice of Default shall not constitute a waiver of any Default.

In the event that the existence of a Default is disputed, upon receipt of the
written notice described in the previous paragraph, the parties shall engage
in the “Meet and Confer” and “Mediation” processes specified in Section
32(a) below. In addition, if the claimed Default is subject to arbitration as
provided in Section 32(b) below, then the parties shall follow such
processes.

it. 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, governmental restrictions, governmental
regulations, governmental controls, enemy or hostile governmental action,
civil commotion, fire or other casualty, and other similar causes beyond
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the reasonable control of the party obligated to perform, shail 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.

c. Breach of Agreement. Upon Default as set forth in subsections 25.a. and 24.b.
above, City may declare the Developer to be in breach of this Agreement and
City, until the breach has been cured by the Developer, may do any of the
following: (i) refuse to process or approve any application for subdivision or site
plan approval; (i) withhold approval of any or all building permits or certificates
of occupancy applied for in the Property, but not yet issued; (iii) refuse to approve
or to issue any additional building permits or certificates of occupancy for any
building within the Property; and (iv) refuse to honor any obligation in this
Agreement. In addition to such remedies, City or Developer may pursue
whatever additional remedies it may have at law or in equity, including injunctive
and other equitable relief.

Rights of Access. The City Engineer and other representatives of the City shall have a

reasonable right of access to the Property, and all areas of development or construction
done pursuant to this Agreement during development and construction, to inspect or
observe the work on the improvements and to make such inspections and tests as are
allowed or required under the City regulations.

Creation of Wildflower Local District. Developer may request that City facilitate the

creation of a local district relating to the Property (the “Wildflower Local District””). The
Wildflower Local District, if created, is anticipated to be comprised of the Property and
shall be created for the purpose of financing and construction of at least one (1) and up to
four (4) services (to be determined by the Developer and the City), as permitted under
Section 17B-1-202 of the Local District Act. The Wildflower Local District may finance,
construct, dedicate, and convey to the City certain of the Public Infrastructure and
Improvements required for the development of the Project. It is contemplated that all of
the Public Infrastructure and Improvements financed and constructed by the Wildflower
Local District shall be dedicated to the City, free and clear of all liens and encumbrances,
and that the Developer may be granted Impact Fee credits, waivers, reimbursements, and
so forth in consideration of its obligations to the Wildflower Local District. In its
legislative discretion, the City Council may approve the creation of such Wildflower
Local District so long as the District generates fees sufficient to cover all administrative
costs incurred by the City.

Agricultural and Agricultural Related Uses of Property. Notwithstanding anything herein
to the contrary, including the zoning and use provisions referred to herein and in the
Community Plan, until such time as physical development and construction of the
Property begins with respect to a relevant portion of such Property, Developer, and/or its
successors, assigns, tenants, guests and invitees, shall be permitted to continue any
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existing agricultural uses, including without limitation, the present soil cultivation, crop
production, raising and grazing livestock, and the present preparation of agricultural
products for human use and their disposal all as contemplated in a farming and ranching
agricultural operation, but only if such operations qualify as nonconforming uses in Utah
Code Chapter 10-9a. Fencing shall be permitted on the Property to (among other things)
prevent parties from trespassing onto the Property.

Entire Agreement. Except for the Ordinances and Community Plan, this Agreement shall
supersede all prior agreements with respect to the development of the Property including
but not limited to development agreements, site plan agreements, subdivision agreements,
and reimbursement agreements not incorporated herein, and all prior agreements and
understandings are merged, integrated, and superseded by this Agreement.

Exhibits. The following exhibits are attached to this Agreement and incorporated herein
for all purposes:

a. Exhibit A Property Description
b. Exhibit B Community Plan
c. ExhibitC Planning Commission Written

Minutes with Adopted Findings and Conditions

d. Exhibit D City Council Written Minutes

with Adopted Findings and Conditions
e. ExhibitE Report of Action (with Staff Reports)
f. ExhibitF Design Guidelines
g. Exhibit G Covenants, Conditions, and Restrictions
h. Exhibit H Chapter 19.26

Federal and State Requirements. The Property may be located in areas with sensitive
lands that are regulated by state and federal laws and covered by certain agreements
between Developer and state/federal entities. Development of the property shall comply
with all such regulations, which pertain to issues including but not limited to wetlands,
sovereign lands, sensitive lands, historical preservation, flood plains, and high-water
tables. City has the option, but not the obligation, to enforce such regulations.

Dispute Resolution.

a. Mediation of Development Application Denials.
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i. Meet and Confer Regarding Development Application Denials. The City
and Developer (or other party submitting a Development Application, as
applicable, “Applicant”) shall meet within fifteen (15) business days of
denial of any application to the City for development of a portion of the
Project (including a subdivision, building permit, or any other permit,
certificate or other authorization from the City required for development
of the Project) (collectively, a “Development Application”) to review the
issues specified in the denial of a Development Application.

1. Issues Subject to Mediation. Issues resulting from a denial by the City of
any Development Application that are not subject to arbitration provided
in Section 32(b) below shall be mediated.

ii. Mediation Process. If the City and Developer (or other Applicant) are
unable to resolve a disagreement subject to mediation, the parties shall
attempt within ten (10) business days to appoint a mutually acceptable
mediator with knowledge of the legal issue in dispute. If the parties are
unable to agree on a single acceptable mediator they shall each, within ten
(10) business days, appoint their own representative. These two
representatives shall, between them, choose the single mediator.
Applicant shall pay the fees of the chosen mediator. The chosen mediator
shall within fifteen (15) business days, review the positions of the parties
regarding the mediation issue and promptly attempt to mediate the issue
between the parties. If the parties are unable to reach agreement, the
mediator shall notify the parties in writing of the resolution that the
mediator deems appropriate. The mediator's opinion shall not be binding
on the parties.

b. Arbitration of Development Application Objections.

i. Issues Subject to Arbitration. Issues regarding the City’s denial of a
Development Application that are subject to resolution by scientific or
technical experts such as traffic impacts, water quality impacts, pollution
impacts, etc. are subject to arbitration.

ii. Mediation Required Before Arbitration. Prior to any arbitration the parties
shall first attempt mediation as specified in Section 32(a) above.

iil.  Arbitration Process. 1f the City and Applicant are unable to resolve an
issue through mediation, the parties shall attempt within ten (10) business
days to appoint a mutually acceptable expert in the professional
discipline(s) of the issue in question. If the parties are unable to agree on a
single acceptable arbitrator they shall each, within ten (10) business days,
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appoint their own individual appropriate expert. These two experts shall,
between them, choose the single arbitrator. Applicant shall pay the fees of
the chosen arbitrator. The chosen arbitrator shall within fifteen (15)
business days, review the positions of the parties regarding the arbitration
issue and render a decision. The arbitrator shall ask the prevailing party to
draft a proposed order for consideration and objection by the other side.
Upoen adoption by the arbitrator, and consideration of such objections, the
arbitrator's decision shall be final and binding upon both parties. If the
arbitrator determines as a part of the decision that the City’s or Applicant’s
position was not only incorrect but was also maintained unreasonably and
not in good faith then the arbitrator may order the City or Applicant to pay
the arbitrator’s fees.

General Terms and Conditions.

Incorporation of Recitals. The Recitals contained in this Agreement, and the
introductory paragraph preceding the Recitals, are hereby incorporated into this
Agreement as if fully set forth herein.

Recording of Agreement. This Agreement shall be recorded at Developer’s
expense to put prospective purchasers or other interested parties on notice as to
the terms and provisions hereof. Developer shall be responsible for ensuring that
this Agreement is recorded and shall not hold the City liable for failure to record.

Severability. Each and every provision of this Agreement shall be separate,
severable, and distinct from each other provision hereof, and the invalidity,
unenforceability, or illegality of any such provision shall not affect the
enforceability of any other provision hereof.

Time of Performance. Time shall be of the essence with respect to the duties
imposed on the parties under this Agreement. Unless a time limit is specified for
the performance of such duties, each party shall commence and perform its duties
in a diligent manner in order to complete the same as soon as reasonably
practicable.

Construction of Agreement. This Agreement shall be construed so as to
effectuate its public purpose of ensuring the Property is developed as set forth
herein to protect the health, safety, and welfare of the citizens of City.

State and Federal Law; Invalidity. 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

Page 20
Wildflower Master Development Agreement



ENT 21742:2015 P62 of 197

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. If City’s
approval of the Project is held invalid by a court of competent jurisdiction this
Agreement shall be null and void.

Enforcement. The parties to this Agreement recognize that City has the right to
enforce its rules, policies, regulations, ordinances, and the terms of this
Agreement by seeking an injunction to compel compliance. In the event
Developer violates the rules, policies, regulations, or ordinances of City or
violates the terms of this Agreement, City may, without declaring a Default
hereunder or electing to seek an injunction, and after thirty days written notice to
correct the violation (or such longer period as may be established in the discretion
of City or a court of competent jurisdiction if Developer has used its reasonable
best efforts to cure such violation within such thirty days and is continuing to use
its reasonable best efforts to cure such violation), take such actions as are
appropriate under law until such conditions have been rectified by Developer.
City shall be free from any liability arising out of the lawful exercise of 1ts rights
under this section.

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.
Unless this Agreement is amended by vote of the City Council taken with the
same formality as the vote approving this Agreement, no officer, official, or agent
of City has the power to amend, modify, or alter this Agreement or waive any of
its conditions as to bind City by making any promise or representation not
contained herein.

Amendment of Agreement. This Agreement shall not be amended except in
written form mutually agreed to and signed by each party. No change shall be
made to any provision of this Agreement or any condition set forth in any exhibit
hereto unless this Agreement or exhibit are amended pursuant to a vote of the City
Council taken with the same formality as the vote approving this Agreement.

Attorney 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 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
any proceeding, said reimbursement shall be specified therein. If either party
utilizes in-house counsel in its representation thereto, the attorneys’ fees shall be
determined by the average hourly rate of attorneys in the same jurisdiction with
the same level of expertise and experience.
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Notices. Any notices required or permitted to be given pursuant to this

Agreement shall be deemed to have been sufficiently given or served for all
purposes when presented personally or, if mailed, upon (i) actual receipt if sent by
registered or certified mail, or (ii) four days after sending if sent via regular U.S.
Mail. Said notice shall be sent or delivered to the following (unless specifically
changed by the either party in writing):

To the Developer(s): Sunrise 3, LLL.C
WEFR 3, LLC
Tanuki Investments, LLC
cfo Nathan D. Shipp
1099 West South Jordan Parkway
South Jordan, UT 84095

To Collins: Collins Brothers Oil Company
Collins Brothers Land Development, LLC
c/o David Gee
101 S. 200 E.
Salt Lake City, UT 84111

To the City: Mark Christensen
City Manager
1307 N. Commerce Drive, Suite 200
Saratoga Springs, UT 84045

Applicable Law. This Agreement and the construction thereof, and the rights,
remedies, duties, and obligations of the parties which arise hereunder are to be
construed and enforced in accordance with the laws of the State of Utah.

Execution of Agreement. This Agreement may be executed in multiple parts as
originals or by facsimile copies of executed originals; provided, however, if
executed in counterpart form and delivered by facsimile or email (pdf format),
then an original shall be provided to the other party within seven days.

Hold Harmless and Indemnification. Developer agrees to defend, indemnify, and
hold harmless City and its elected officials, officers, agents, employees,
consultants, special counsel, and representatives from liability for claims,
damages, or any judicial or equitable relief which may arise from or are related to
Developer’s activities connected with the Property, the direct or indirect
operations of Developer or its contractors, subcontractors, agents, employees, or
other persons acting on Developer’s behalf which relates to the Project, or which
arises out of claims for personal injury, including health, and claims for property
damage caused by Developer. This includes any claims or suits related to the
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existence of hazardous, toxic, and/or contaminating materials on the Property and
geological hazards. The foregoing provisions shall not apply with respect to any
claims, damages, injuries or losses caused by the City or its employees or agents.
Nothing in this Agreement shall be construed to mean that Developer shall
defend, indemnify, or hold the City or its elected and appointed representatives,
officers, agents and employees harmless from any claims of personal injury, death
or property damage or other liabilities arising from: (i) the willful misconduct or
negligent acts or omissions of the City, or its boards, officers, agents, or
employees; and/or (ii) the negligent maintenance or repair by the City of
improvements that have been offered for dedication and accepted in writing by
the City for maintenance.

Limitation on Damages. Any breach of this Agreement by the City or the
Developer shall not give rise to monetary damages against the other party, but
shall be enforceable only by resort to an action for specific performance.

Relationship of Parties. The contractual relationship between 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: (i) all rights of action and enforcement
of the terms and conditions of this Agreement shall be reserved to City and
Developer; (ii) development of the Property is private development; (iit) City has
no interest in or responsibilities for or duty to third parties concerning any
improvements to the Property; and (iv) Developer shall have the full power and
exclusive control of the Property subject to the obligations of Developer set forth
in this Agreement.

Annual Review. City may review progress pursuant to this Agreement at least
once every twelve months to determine if Developer has complied with the terms
of this Agreement. If City finds, on the basis of substantial evidence, that
Developer has failed to comply with the terms hereof, City may declare
Developer (or any one of them) to be in Default as provided in section 25 herein.
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 Default under this Agreement by Developer or City.

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 this Agreement, to
enjoin any threatened or attempted violation of this Agreement, or to obtain any
remedies consistent with the purpose of this Agreement. Legal actions shall be
instituted in the Fourth Judicial District Court, State of Utah.

Title and Authority. Developer expressly warrants and represents to City that
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Developer (i) owns all rights, title, and interest in and to the Property, or (i1) has
the exclusive right to acquire such interest, and (iii) that prior to the execution of
this Agreement no right, title or interest in the Property has been sold, assigned or
otherwise transferred to any entity or individual other than to Developer.
Developer further warrants and represents that no portion of the Property 1s
subject to any lawsuit or pending legal claim of any kind. Developer warrants
that the undersigned individuals have full power and authority to enter into this
Agreement on behalf of Developer. Developer understands that City is relying on
these representations and warranties in executing this Agreement.

Obligations Run With the Land. The agreements, rights and obligations contained
in this Agreement shall: (i) inure to the benefit of the City and burden the
Developer; (it) be binding upon parties and their respective successors,
successors-in-title, heirs and assigns; and (iii) run with the Property.

Headings for Convenience. All headings and captions used herein are for
convenience only and are of no meaning in the interpretation of this Agreement.

Commercial Property. Collins and the City hereby agree that the Commercial
Property, as identified in the Community Plan, is included as part of the Wildflower
development project, and is vested with the uses specified in the regional commercial
(RC) zoning as amended. However, Collins, and not the Developer (as defined
herein) is the owner of the Commercial Property. Collins and the City hereby agree
that the future planning and development of such Commercial Property shall occur
pursuant to the terms of the Community Plan approved pursuant hereto, the Village
Plan(s) which shall be submitted by Collins with respect to the Commercial Property
from time to time pursuant to the terms of Chapter 19.26 of the City Code, and a new
development agreement (and/or amendment to this Agreement) which shall apply
only with respect to the Commercial Property. As an express condition of the Zoning
Request, Collins agrees to be bound by the provisions of Chapter 19.26 as amended.
Collins and the City further agree that, except as set forth in this Section 34 and in the
second paragraph of Section 23 above, the terms of this Agreement shall apply to the
Residential Property only. '

[Remainder of Page Intentionally Left Blank.]
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IN WITNESS WHEREOF, this Agreement has been executed by City and by a duly authorized
representative of Developer as of the date first written above.

CITY:

Attest: City of Saratoga Springs, a political subdivision of

the State of Utah

27 B;Qa_ e B

ﬂep«xLY City Recorder Jim Miller, Mayor

DEVELOPER:
Sunrise 3, LLC
By: Sunrise 3 Managers, LLC, ifs Manager

By:
Nathan Shipp, Maﬁageﬂ

Tanuki Investmen‘%_
By:

Name: .Zugﬁ&«\n $§:g-g_
[ts: AMgve
- L

WEFR 3, LLC

By: Sunrise 3 Mar%&mager
By

Nathan Sﬁ'lﬁ al%ger

25
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COLLINS:

Collins Brothers Qil Company, LLC

7
Eime%g%%mw%@wm Colhns Zawer(z//
Its: P LI IL L) S

By:
Name:
Its:

By:
Name:
Its:

Collins Brothers Land Development, LLC

By:
Name:
Its:
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COLLINS:

Collins Brothers Oil Company, LLC

MGM

Name S usSk ScHRAdeR
Its: _Maﬂﬁg_n

By:
Name;
Its:

Name;
Its:

Collins Brothers Land Development, LLC

o Gl SR

Name
Its: _ M AL AQ&,Q,
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Attest: City of Saratoga Springs, a political
subdivision of the State of Utah

By:
City Recorder Jim Miller, Mayor

DEVELOPER:

Sunnise 3, LLC

By: Sunrise 3 Managers, LLC, its Manager

:
!
'
! By:
;: Nathan Shipp, Manager
I
i

! Tanuki Investments, LLC

5 By:
. Name:

} Its:

|
| WFR 3, LLC i

i By: Sunrise 3 Managers, LLC, its Manager

By: .
Nathan Shipp, Manager ;

COLLINS:

Collins Brothers Qil Company, LLC

By:@nluﬁ 20 @_ W
Re) . HNET

Name: 14 :
Its: _AMNO anaQuaam
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State of Utah

County of Sg H LoKt

The foregoing instrument was acknowledged before me this 5 day of February Z0/5
2015, by Nathan Shipp, Manager of Sunrise 3 Managers, LLC, the Manager of Sunrise 3, LLC.

Notary Pubﬁc;

State of Utah

County of Y% [4/l4

The foregoing instrument was acknowledged before me this ZZ day of February Z/5
2015, by Nathan Shipp, Manager of Sunrise 3 Managers, LLC, the Manager of WFR 3, LLC.

/3] COMMISSIONS 660677
COMM. EXP. 11-19-2016 |

I

Notary Publj MINDY DANSIE
\ NOIARY PUBLIC-STATE OF UTAN

State of Utah COMMISSIONS 660877

County of SAY LAl¢ COMM. EXP, 11-19-2018

The foregoing instrument was acknowledged before me this 2% day of FebruaryZO/g

2015, by Aathun 1§b¢m as_pnAgty  of Tanuki Investments, LLC.

%
Notary Puﬁc

State of
County of

Ay MINDY DANSIE

Q\ NOTARY PUBLIC-STATE OF UTAN
‘_.7 COMMISSION® 660677
COMM. EXP. 11-19-2016

st
The foregoing instrument was acknowledged before me this.ﬁ day of February |

2015, by , as of Collins Brothers Oil Company, LLC.
. Pl
Notary Public Cergf?cz:e

N%%gnidak
2P lbos
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ALL- PURPOSE
CERTIFICATE OF ACKNOWLEDGMENT

A notary public or other officer completing this certificate verifies only the
identity of the individual who signed the document to which this certificate
is attached, and not the truthfulness, accuracy, or validity of that document.

State of California

County of Qj\}ﬂ rside }
DIA HERNANDEZ ,NOTARY PUBLIC
On‘mmama'l\.é‘of{ before me._cu\U .

(Here snserl name and title o olficer,

personally agpeared Ka‘H\ 2 en Co! inS Lowewy

who proved to me on the basis of satisfactory evidence to be the pe?§on§;() whose
nameﬁf is/gré subscribed to the within instrument and acknowledged to me that
Wsheltl)e? executed the same in bié/her/their authorized capacity(i,es’S, and that by
piéther/thgdf signature(s) on the instrument the persongey, or the entity upon behalf of
which the person(g) acted, executed the instrument.

| certify under PENALTY OF PERJURY under the laws of the State of California that
the foregoing paragraph is true and correct.

gunmig ll!lllllllllllllﬂlllllllllIlIIIIIl1IItl1IIIIIllllI1IIIIII|II!IlIlIlIIIlIItIIII

5 LAUDIA HERNANDEZ
& LED COMM.#1973388
"%"@' Notary Public - California
‘Wﬁi Riverside County

ur

my hand and official seal.

ittt HOM N3t

a

[N

Notary Public Signature (Notary Public Seal)

&
v

ADDITIONAL OPTIONAL INFORMATION INSTRUCTIONS FOR COMPLETING THIS FORM
This form complies with current California statutes regarding notary wording and,

DESCRIF l\ON OF THE ATTACHED DOCUMENT [)Lﬂ o if needed, should be completed and attached 1o the document. Acknobwedgents from
u_) ‘\ Dw or MQS‘— o D Lu Q;' q7 other states may be completed for documents being sent to that state so long as the
Ray gt -

Y0 wording does not require the California notary to vislate California notary law.

{Title or description of attached U'ocument) ¢ State and County information must be the State and County where the document
signer(s) personally appeared before the notary public for acknowledgment.
» Date of notarization must be the date that the signer(s) personally appeared which
must also be the same date the acknowledgment is completed.
¢ The notary public must print his or her name as it appears within his or her
commission followed by a comma and then your title (notary public).
Print the name{s} of document signer(s) who personally appear at the time of
notarization.
CAPACITY CLAIMED BY THE SIGNER Indicate the correct singular or plural forms by crossing off incorrect forms (i.e.
.. be/she/they is /ave } or circling the correct forms. Failure to comrectly indicate this
O Individual (5) information may lead to rejection of document recording.
O Corporate Officer The notary scal impression must be clear and photographically reproducibie.
Impression must not cover text or lines. If seal impression smudges, re-seal if a
(Tlﬂe) sufficient area permits, otherwise complete a different acknowledgment form,

Partn er(s) in‘?::)l;::y ocfl :l: notary public must match the signature on file with the office of

Attorney-in-Fact %  Additional information is not required but could help to ensure this

Trustee(s) acknowledgment is not misused or attached to a different document.

Other % Indicate title or type of attached document, number of pages and date,

% Indicate the capacity claimed by the signer. If the claimed capacity is a
corporate officer, indicate the title (1.e. CEQ, CFO, Secretary).

2015 Version www.NotaryClasses.com 800-873-9865 Securely attach this document to the signed document with a staple.

é
ad

(Title or description of attached document continued)

Number of Pages Document Date
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State of Utah
County of

The foregoing instrument was acknowledged before me this ___ day of February ___,
2015, by Nathan Shipp, Manager of Sunrise 3 Managers, LLC, the Manager of WFR 3, LLC.

Notary Public

State of Utah
County of

The foregoing instrument was acknowledged before me this ___ day of February __
2015, by , as of Tanuki Investments, LLC.

Notary Public

State of I&}_@_S_

County of Bg,cgg(

The foregoing instrument was acknowledged before me this ,;Br_‘d' day of February ___,
2015, byR ¢ Schi ,as_f\grolped of Collins Brothers Oil Company, LLC.

Notary Public

‘a MARCILLE KEETON
i MY COMMISSION EXPIRES
< MAY 17, 2017

State of
Countyof ______

The foregoing instrument was acknowledged before me this ____ day of February __,
2015, by ,as of Collins Brothers Oil Company, LLC.
Notary Public

State of
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State of FlLoride
County of Collfer

The foregoing instrument was acknowledged before me this _'}jfday of February 20:8
2015,by Svsan ¢ Schradr as Me¢mber  of Collins Brothers Oil Company, LLC.

Notary Public

State of
County of

The foregoing instrument was acknowledged before me this __ day of February
2015, by , s of Collins Brothers Oil Company, LLC.

Notary Public

State of
County of

The foregoing instrument was acknowledged before me this  day of February |
2015, by ,as of Collins Brothers Oil Company, LLC.

Notary Public

Page
Wildflower Master Development Agreement
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State of FlLoyide
County of Colljer

The foregoing instrument was acknowledged before me this foday of February 201§
2015, by Edwin # Schmdecivas Manager  of Collins Brothers Land Development
i ~t

Company, LLC. Z

Notaﬁﬁ?ﬁc

SRt : DAYRON SANCHEZ .
A % Notary Pudtic - Stats of Florida
% My Comm. Expires Nov.26, 2018

Commission # EE §54083

Page
Wildflower Master Development Agreement
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Exhibit A

LEGAL DESCRIPTIONS
PREPARED FOR

DAI
Job No. 13-0902

{August 15,2014)

FUTURE RESIDENTIAL AREAS

RESIDENTIAL AREA EAST OF MOUNTAIN VIEW CORRIDOR

A Portion of the West Half of Section 10 and the South Half of Section 3, Township 5 South,
Range | West, Salt Lake Base and Meridian, described as follows:

Beginning at the North 1/4 Corner of Section 10, Township 5 South, Range 1 West, Salt Lake
Base and Meridian; thence S0°11'02"W along the Quarter Section Line 5113.57 feet to the proposed
easterly right-of-way line of Mountain View Corridor; thence along said right-of-way line the following
seven (7) courses: northwesterly along the arc of a 2062.50 foot radius non-tangent curve to the left
(radius bears: S66°56’ 14”W) 68.66 feet through a central angle of 1°54°26™ (chord: N24°00°59”"W 68.66
feet); thence N24°58’ 12"W 309.29 feet; thence along the arc of a 1937.50 foot radius curve to the right
326.07 feet through a central angle of 9°38°34” (chord: N20°08’56”W); N15°19'39"W 1319.02 feet;
thence along the arc of a 4200.00 foot radius curve to the right 2424.99 feet through a central angle of
33°04'53" (chord: N1°12'47"E 2391.44 feet); thence N17°45'14"E 609.55 feet; thence along the arc of a
3000.00 foot radius curve to the right 207.76 feet through a central angle of 3°58'04" (chord:
N19°44'16"E 207.72 feet); thence East 203.35 feet; thence North 200.00 feet; thence West 123 .48 feet to
the proposed easterly right-of-way line of Mountain View Corridor; thence along said right-of-way line
the following eight (8) courses: N21°46'10"E 11.84 feet; thence along the arc of a 3000.00 foot radius
curve to the right 416.44 feet through a central angle of 7°57'12" (chord: N25°44'46"E 416.10 feet);
thence along the arc of a 8590.00 foot radius curve to the left 1087.91 feet through a central angle of
7°15'23" (chord: N26°05'41"E 1087.18 feet); thence N22°27'59"E 342,75 feet; thence along the arc of a
760.00 foot radius curve to the right 959.86 feet through a central angle of 72°21'47" (chord:
N38°38'53"E 897.33 feet); thence S85°10'13"E 581.77 feet; thence along the arc of a 1660.00 foot radius
curve to the left 472.75 feet through a central angle of 16°19'02" (chord: N86°40°'16"E 471.15 feet);
thence N78°30'45"E 314.16 feet to the East Line of Section 3, Township 5 South, Range 1 West, Salt
Lake Base and Meridian; thence S0°05'10"E along the Section Line 1016.66 feet; ; thence N89°51'58"E
54797 feet to the East Bank of the Jacob Welby Canal; thence along the said East Bank the following six
(6) courses: S16°33'17"E 43.07 feet; thence S9°58'30"E 53.91 feet; thence S6°37'28"W 103.89 feet;
thence S9°27'03"W 107.43 feet; thence S8°32'21"W 53.31 feet; thence S$6°29'17"W 48.17 feet; thence
N89°58'51"W 1118.84 feet to the Northwest Corner of Plat "W", Harvest Hills Subdivision; thence
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S26°33'37"W along the westerly line of Plats "W & R/S", Harvest Hills Subdivisions 1040.70 feet; thence
S89°3629"W along Plats "Z, AA & CC" Harvest Hills Subdivisions 1346.34 feet; thence N9°35'01"E
216.50 feet; thence West 315.47 feet; thence S3°19'17"E 215.67 feet to the point of beginning.

Contains: £176.49 Acres

RESIDENTIAL AREA WEST OF MOUNTAIN VIEW CORRIDOR

A Portion of the West Half of Section 10 and West Half of Section 3, Township 5 South, Range 1
West, Salt Lake Base and Meridian, described as follows:

Beginning at the Southwest Corner of Section 10, Township 3 South, Range 1 West, Salt Lake
Base and Meridian; thence N0O°20'24"E along the Section Line 928.72 feet; thence N33°5704"E 432 .41
feet; thence S70°29'56"E 67.56 feet; thence N19°30'04"E 20.00 feet; thence N70°29'56"W 62.40 feet;
thence N33°5704"E 103.50 feet; thence N5°03'04"E 7949.57 feet; thence N89°52'43"E 1644.05 feet;
thence SO0°17'28"W 304.24 feet to the proposed westerly right-of-way line of Mountain View Corridor;
thence along said right-of-way line the following twelve (12) courses: thence southwesterly along the
arc of a 1000.00 foot radius non-tangent curve to the left (radius bears: S69°02'57"E) 21.43 feet through
a central angle of 1°13'41" (chord: S20°20'12"W 21.43 feet); thence $19°4322"W 600.87 feet; thence
S15°24'52"W 391.36 feet; thence S17°09'12"W 330.78 feet; thence along the arc of a 1229.50 foot
radius curve to the left 452.55 feet through a central angle of 21°0521" (chord: $6°36'32"W 450.00
feet); thence S3°56'09"E 560.76 feet; thence along the arc of a 1085.00 foot radius curve to the right
643.69 feet through a central angle of 33°59'29" (chord: S13°0336"W 634.29 feet); thence §30°03'20"W
320.30 feet; thence along the arc of a 4000.00 foot radius curve to the left 1453.26 feet through a
central angle of 20°48'59" (chord: S19°38'51"W 1445.28 feet); thence 5§9°14'21"W 197.23 feet; thence
along the arc of a 5312.50 foot radius curve to the left 1686.05 feet through a central angle of 18°11'03"
(chord: S0°08'50"W 1678.98 feet); thence S8°56'42"E 494.69 feet; thence along the arc of a 2074.50 foot
radius curve to the left 426.55 feet through a central angle of 11°46'52" (chord: $14°50'08"E 425.80
feet); thence along the arc of a 3400.00 foot radius curve to the right 353.95 feet through a central angle
of 5°57'53" (chord: S17°44'37"E 353.79 feet); thence $14°45'41"E 361.44 feet; thence $12°37'19"E
764.34 feet; thence along the arc of a 1800.00 foot radius curve to the right 268.03 feet through a
central angle of §°31'54" {chord: $8°21'22"E 267.78 feet) to the South Line of said Section 10; thence
N89°52'02"W along the Section Line 1999.77 feet to the point of beginning.

Contains: +274.14 Acres

LESS AND EXCEPTING THEREROM THE FOLLOWING PROPERTY:
All of that real property owned by the City of Saratoga Springs as described in Deed Entry No. 3238:2014
in the official records of the Utah County Recorder.

FUTURE COMMERCIAL PROPERTIES

The following metes and bounds descriptions have been taken from the tax notices associated with the
individual Collins Brothers Land Development, LLC and Collins Brothers Qil Co parcels as contained
within the records of the Utah County Recorder. No property boundary survey has been conducted.
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PARCEL NO. ACREAGE
58:033:0346 88.05

COM S 79 FT & E 335.82 FT FR NW COR. SEC. 15, T35S, R1W, SLB&M; S 89 DEG 52' 8" E 1917.83
FT; § 12 DEG 44’ 50" E .32 FT; ALONG A CURVE TO R (CHORD BEARS: S 10 DEG 28 29" E 797
FT, RADIUS = 9795.65 FT); S 7 DEG 44' 6" E 240.05 FT; S 7 DEG 45' 6" E 59.49 FT; S 7 DEG 44' 6"
E 376.04 FT; S 78 DEG 11" 20" W 338.59 FT; S 78 DEG 31' 24" W 22046 FT; S 11 DEG 57 1" E 4.4
FT; S 78 DEG 3 0" W 1998.51 FT; N 0 DEG 21" 5" E 993.63 FT; S 72 DEG 20' 25" E 200 FT; S 72
DEG 21" 26" E 58.55 FT; N 5 DEG 5' 6" E 1078.18 FT TO BEG.

LESS AND EXCEPTING THEREFROM THE FOLLOWING PROPERTY:

All of that real property owned by Western States Ventures, LLC as described in Deed Entry No.
61632:2013 in the official records of the Utah County Recorder.

58:033:0308 46.50

COM S 0 DEG 21I' 5" W 996.308 FT FR NE COR. SEC. 16, T5S, RIW, SLB&M.; S 0 DEG 21' 5" W
1010.57 FT; S 78 DEG 26' 26" W 2354.4 FT; N 33 DEG 39' 57" E 7.09 FT; N 78 DEG 3' 0" E 566.03
FT; N 11 DEG 54' 55" W 161.58 FT; N 56 DEG 54' 37" W 280.52 FT; N 33 DEG 40' 0" E 2453.05 FT;
N 89 DEG 46’ 39" E 1.85 FT; S 33 DEG 40' 0" W 1200.2 FT; N 89 DEG 46' 21" E 1327.16 FT TO BEG.

58:033:0317 20.03

COM N 89722 FT & E 1785.86 FT FR W 1/4 COR. SEC. 15, T3S, RIW, SLB&M.; N 78 DEG 3' 0" E
240.72 FT; N 11 DEG 57' 0" W 25 FT; N 78 DEG 3' 0" E 589.15FT; S 43 DEG 55' 49" E 51.41 FT; S 0
DEG 19'9" E302.87 FT; S89 DEG 40' 11" E5.23 FT; SODEG 19'46" W 29736 FT,; SODEG I' 42" E
56.56 FT; N 89 DEG 58' 17" E 21.63 FT; S 0 DEG 26' 0" W 528.87 FT; S 85 DEG 41' 35" W 28.62 FT;
N 56.16 FT; S 85 DEG 41' 35" W 688.66 FT; N 89 DEG 12' 45" W 610.69 FT; N 0 DEG 24' 1" E 9.02
FT; S 89 DEG 20" 0" E 621.82 FT; N 9 DEG 2' 0" W 1026.65 FT TO BEG.

58:033:0327 11.30

COM N 15.15 FT & E 56.1 FT FR W 1/4 COR. SEC. 15. T5S, RIW, SLB&M.; N 0 DEG 22' 11" E
51671 FT; N 78 DEG 3' 0" E 349.22 FT; S 87 DEG 8' 25" E 86.86 FT; N 78 DEG 12' 2" E 140.75 FT; S
39 DEG 12' 0" E 810.1 FT; S 89 DEG 57' 30" W 1066.49 FT; ALONG A CURVE TO R (CHORD
BEARS: N 44 DEG 49' 22" W 21.29 FT, RADIUS = 15 FT) TO BEG.

58:033:0183 11.09
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COM ATE 1/4 COR. SEC. 16, T3S, R1W, SLB&M.; N 89 DEG 7' 53" W 1324.19 FT; N 89 DEG 7' 53"
W 40.9 FT, N 12 DEG 7' 19" W 117.46 FT; N 32 DEG 52" 45" E 113.65 FT; N 78 DEG 26' 26" E
1358.56 FT; S 0 DEG 21' 5" W 503.23 FT TO BEG.

58:033:0193 7.90

COM S .06 FT & W .01 FT FR E {/4 COR. SEC. 16, T5S, RI1W, SLB&M.; S 0 DEG 22' 11" W 529.82
FT; N 46 DEG 39' 38" W 560.72 FT; N 34 DEG &' 20" W 138.69 FT; S 67 DEG 13' 32" W 178.58 FT; S
71 DEG 2' 2" W 369.75 FT; S 40 DEG 46' 48" W 158.96 FT; S 30 DEG 49' 21" W 240.03 FT; ALONG
A CURVE TO R (CHORD BEARS: N 16 DEG 48' 2" W 155.73 FT, RADIUS = 954.64 FT) ARC
LENGTH = 155.91 FEET; N 12 DEG 7' 19" W 238.26 FT; N 0 DEG 22' 48" E 184.03 FT, S 89 DEG 7'
53" E 1324.19 FT TO BEG.

58:033:0192 0.09

COM N 20.02 FT & W 1324.1 FT FR E 1/4 COR. SEC. 16, T5S, R1W, SLB&M.; S 0 DEG 22' 48" W
183.79 FT; N 12 DEG 7' 19" W 188.61 FT; S 89 DEG 7' 53" E 40.83 FT TO BEG.

58:033:0187 18.39

COM N 1929.25 FT & E 13.15 FT FR S 1/4 COR. SEC. 16, T5S, RIW, SLB&M.; N 0 DEG 23' 26" E
333.02 FT; N 33 DEG 40' 0" E 423.69 FT; N 78 DEG 26' 26" E 130.85 FT; S 89 DEG 7' 53" E 824.29
FT; S 12 DEG 6' 53" E 449.27 FT; ALONG A CURVE TO L (CHORD BEARS: S 16 DEG 11' 33" E
147.98 FT, RADIUS = 1050.64 FT) ARC LENGTH = 148.10 FEET; S 0 DEG 22' 48" W 101.65 FT; S
54 DEG 53' 55" W 26491 FT; N 62 DEG 2' 57" W 559.96 FT; S 88 DEG 25' 20" W 355.07 FT; S 65
DEG 40' 14" W 283.27 FT TO BEG.

58:033:01%4 0.04

COM S 637.72 FT & W 1295.66 FT FR E 1/4 COR. SEC. 16, TSS, R1W, SLB&M.; S 54 DEG 53' 55"
W 40.22 FT; N 0 DEG 22' 48" E 101.48 FT; ALONG A CURVE TO L. (CHORD BEARS: S 21 DEG 53'
12" E 60.43 FT, RADIUS = 1050.64 FT) ARC LENGTH = 60.43 FEET; S 23 DEG 32'4"E 243 FT TO
BEG.

58:033:0184 1.56

COM N 22.19 FT & W 1463.5 FT FR E 1/4 COR. SEC. 16, T5S, RIW, SLB&M.; N 89 DEG 7' 53" W
824.22 FT; N 78 DEG 26' 26" E 720.3 FT; S 57 DEG 6' 56" E 117.21 FT; S 12 DEG 6' 53" E95.31 FT
TO BEG.
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Project Introduction

Wildflower is a 800 acre master planned community located in northern Saratoga Springs, Utah.
The project will be developed in multiple phases and the build-out duration will depend on market

demands and growth patterns in the area.

The intent of this project is to provide a high quadlity. value added selection of housing types
to broaden the project's appeal to a wide range of potential buyers, varied price ranges
and promote desirable market trends and amenities. The Community Plan and Development
Agreement documents identify a variety of differing residential neighborhood areas which are
distinguished from one another by unique project features. A wide selection of product designs
and architectural treatments, project entrance features, unifying landscape design elements and
standards, and pedestrian/bike linkages and accessibility to open space, trails and recreational

amenifies are envisioned.

One of the unique challenges of the Wildflower community is the location and inherent impacts
associated with the future construction of the Mountain View Corridor. As seen in the attached
exhibits, the 145 +/- acre corridor bisects the total residential project area of 595 acres into two
parcels - one parcel on each side of the corridor. The construction of the Mountain View Corridor
will require extensive grading in and around the roadway. The impacts of this major road system
bisecting the project, significantly limit the ability to create a sense of community and create many
challenges to developing the property. Some of these challenges include increased difficuity in
planning the various land uses, the need for walls and buffering/sound attenuation, difficulty in

planning trail & pedestrian linkages and master-planning of utilities, etc.

As of the date of this Community Plan, UDOT and the Wildfliower developer have not reached
a definitive agreement {in lieu of condemnation) relating to the transfer of the contemplated
Mountain View Corridor right of way land, identified in the exhibits. Accordingly. the final location
of the Mountain View Coridor may change from the location identified in the exhibits to other
portions of the property. Any change in location will not result in an increase or decrease in
the amount of residential density identified in this Community Plan for the project, although the

Neighborhood configuration would be expected to change.

WILDFLOWER

AT SARATOGA SPRINGS
COMMUNITY PLAN
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The Wildflower developer has worked extensively with UDOT to determine the location and alignment
of the contemplated Mountain View Conidor (as identified in the exhibits], as well as agreeable terms
pursuant to which a transfer {in lieu of condemnation} of the Mountain View Corridor right of way land
would occur. The developer will continue to exercise its best efforts to reach a definitive agreement
with UDCT with terms acceptable to the developer. It is understood that the final location of the
Mountain View Corridor may change from the location identified in the Exhibits to this Community
Plan, to other portions of the property, and UDOT may elect fo terminate its interest in extending
the Mountdain View Corridor on any portion of the project. In either event, while the Neighborhood
configuration would be expected fo change, any change in location or termination of the MVC
project will not result in an increase or decrease of the total residential density for the project of 1448
units (which total density is based on an average density of 2.46 units per acre for the entire Wildflower

property. inclusive of the land currently planned for the future MVC right of way).

WILDFLOWER

AT SARATOGA SPRINGS
COMMUNITY PLAN
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Wildflower Theme

The Wildflower community will re-enforce the adopted theme by incorporating native wildflower
seed mixes into the landscape areas of the parks, trails, entry features and other areas throughout
the project. The community will include formal landscape treatments at the entry of each individual
neighborhood area. as well as other open space. Wildflower will be designed to create a sustain-
able, high-quality, engaging community with broad appeal to a wide range of buyers with varied
tastes, price points and lifestyles, which will all enhance the value and desirability of the project over

fime.

Findings Statement

a. Wildflower is consistent with goals, objectives, and policies of the General Plan, with particu-
lar emphasis placed upon those policies related to community identity, disfinctive qualities
in communities and neighborhoods, diversity of housing, integration of uses,
pedestrian and transit design. and environmental protection.

b. Wildfiower does not exceed the number of equivalent residential units and square footage
of nonresidential uses of the General Plan. See page 21.

c. Wildflower contfains sufficient standards to guide the creation of innovative design that re-
sponds to unique conditions. The entire project caters to the Mountain View Corridor.

d. Wildflower is compatible with sumrounding development and properly integrates land uses
and infrastructure with adjacent properties.

e. Wildflower includes adequate provisions for utilities, services. roadway networks, and emer-
gency vehicle access; and public safety service demands will not exceed the capacity of
existing and planned systems without adequate mitigation. See Ulility and Roadway exhibits.

f, Wildflower is consistent with the guiding standards listed in Section 19.26.06.

g. Wildflower contains the required elements as dictated in Section 19.26.07.
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Planned Community Zone

The Planned Community Zone establishes a
process to enable the developer and the
City to plan for future development while al-
lowing the flexibility to respond to changes
in the market over long build-out periods.
The goal is fo provide a project with unique
identity oand character, establish an innova-
five infegration of uses and preserve open
space. In order to provide innovative design
patterns a variety of development and use
standards needs to be established. In large
developments the PC zone dllows greater

flexibility compared to traditicnal zoning.

District Area Pl

The Bistrict Area Plan is not applicable to
the Wildflower project as it does not meet
the minimum acreage required in 19.26.13

of the Saratega Springs Municipal Code.
ommunity Pl

The Wildflower Community Plan provides a
structure for effective planning and design
for each residential neighborhood., Each
neighborhood will be linked to an extensive
network of open space and pedestrian/
bike trails, which will access future commer-
cial development. These trails may connect
to the network of similar amenities located
throughout the Saratoga Springs area while
accommodating future growth along the
Mountain View Corridor.
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The exhibit below iliustrates the
transition belween the various
stales of master planning
required by Saratoga Springs to
arrive at a final plan.
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The Wildfliower Community Plan addresses the following elements pertaining to the design concepts

and overali development of the project:

. Community Plans are prepared by the landowner in consultation with the Planning Depart-
ment and other affected municipal entities.

. Legal Description of Wildflower property and Vicinity Map. See pages 13 and 16.

. Use Map. which depicts the proposed character and use of all Wildflower property within the
Planned Community District. See page 14.

. Build-out allocations of all acreage within the Wildflower Planned Community District. These
allocations are based on residential and commercial Equivalent Residential Units (ERUs) as
found in the Saratoga Springs Municipat Code Section 19.26.

. Open Space Plan, which includes parks and open space as well as a trail network providing
connectivity between differing residential and commercial areas. See page 46.

. Guiding Land Use and Design Principles, which describe the character and objectives of this
Community Plan. See page 11.

. Description of current and future utility capacities required to serve the maximum build-out of

the Community Plan. See pages 49 to end of document.

. Conceptual Plars including:
0 Grading plan. See page 87.
o Open Space Management Plan. See page 45.
o) Fire Protection Plan. See page 93.
o Elements that address existing physical characteristics of the site and how

environmental issues will be protected. See page 89.

o Common area maintenance provisions and timely open space phase dedication.
See page 45.
o] Architectural Standards. See pages 35-41.
. All exhibits illustrate the intended godals for the Wildflower Community Plan.

WILDFLOWER

AT SARATOGA SPRINGS
COMMUNITY PLAN




ENT 21 TABI2015 pg 48 of 187

Village Plan

A Village Plan is defined as detailed plans for the development and implementation of an entire Com-
munity Plan or individual phases or sub-areas of @ Community Ptan. It contains a set of regulations that
apply to a defined geographic area and combines specific development standards, design guide-
lines, infrastructure plans, and other elements as appropricte info a single document. Village Plans

establish transect sub-district boundaries, minor thoroughfares and civic special districts.

a. Vilage Plans are prepared by the landowner and/or their agents or designees in consultation
with the Planning Deparfment.

b. Multiple Village Plans may be submitted concurrently.

c. Each Village Plan may include one or multiple plats. The Land Use Authority has administrative
authority over Village Plans after review and recommendation from the Planning

Commission public hearing.

d. Village Plans must be prepared in a manner consistent with a governing Community Plan.

e. Village Plans are regulated by Section 19.26 of the Saratoga Springs Municipal Code.

Preliminary and Final Plats

Preliminary and Final Plats pertain to individual lots and establish building placement, form, materials,

sitework, landscaping and other elements required for permitting.

a. This Chapter does not supersede building and life safety codes, adherence to which are also
required for permitting.

b. Preliminary and Final Plats are prepared by the landowner and/or their agents or designees.

c. Preliminary and Final Plats must be consistent with the approved Village Plan.

Preliminary and Final Plats shall run through the approval process found in the Saratoga
Springs Municipal Code Section 19.12 and 19,13.

e. Every recorded Plat within one-half mile of Camp Wiliams shall have a required noftification
stating: “Some or all of the property within this [residential/commercial] development lies with
in a Military Infiuence Overlay District [MCAOD) and may be subject to noise and vibration
impacts as well as subject to increased lighting and building standards. Additional informa-
tion regarding the overlay disirict, as well as potential impacts to properties. can be obtained
from the Saratoga Springs City Planning Department.”

f. Every recorded plat within one-half mile of existing mink farms shall have o required notifica-

tion stating such.
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g. Every recorded plat within one-half mile of a mining facility shall have a required notification

regarding the potential for blasting.
Design Principles and Concepts

Wildflower provides a desirable community, in which residents will live, work and recreate. The com-
munity offers a variety of residential housing types and provides for future commercial development.
In conjunction with the Community Plan document, the following guiding principles will be imple-

mented throughout Wildflower:

. Transportation Plan and Streetscape: Effective planning of street and pedestrian thorough
fares will reduce the duration and length of vehicle trips throughout the community. These
thoroughfares will also provide appealing streetscapes, which incorporate attractive
neighborhood entrance features and altractive open space landscaping. A variety of
transportation systems are illustrated which include: vehicular systems, bicycle trail systems
and pedestrian walks/irails and possible future bus routes.

. Open Space Parks and Recreation: Provide a network of parks and open space which pro-
vide connectivity through neighborhoods and serve as desirable spaces for both youth
and adult recreation, See Exhibit Four; Open Space Exhibit found on page 46.

. Character: Create a diverse yet harmonious variety of housing types, which accommodate
arange of ages, lifestyles and income levels. Subtle variations in building materials, lot
sizes and home square footages will provide unique character to each housing product
type and estaklish individual neighborhood identities while maintaining an overall harmoni-
ous theme throughout the community. Creating a clear distinction between each
neighborhood, yet maintaining a natural flow throughout the community will be established
by effectively designing open space and trail networks as well as sighage and landscape
treatments.

. The Wildflower Community is committed to the Dark Sky Initiative as a guiding principal for
lighting regulations in this planned community. Along with the Dark Sky Initiative, this project
will conform to the Saratoga Springs Residential Street Light Details and chapter 19.11

of the Saratoga Springs Municipal Code.

WILDFLOWER

AT SARATOGA SPRINGS
COMMUNITY PLAN




ENT 21748:2015 PG 50 of 187

Landscaping: The Wildiower Community Plan shall preserve and generally heighten the
area's natural elements and enhance architectural features, the character of homes, build-
ings. streetscapes, trails and/or open space areas. The purpose is to preserve existing views
as well as provide areas of intermittent shade and screening fo meet the requirements of
19.06 of the Saratoga Springs Municipal Code, in addition to buffering and sound attenua-
tion from the future Mountain View Corridor.

Commercial: Approximately 200 acres will be preserved for future commercial and office
development. Office, warehouse, retail and other commercial uses will likely be viable in
this location. Such commercial growth will enhance the level of enjoyment and commercial
growth envision in Norther Utah County.

Parking: Wildflower parking parameters shall follow the Parking Regulations in section 13.02
of Saratega Springs City Municipal Code Parking Regulaiions and section 19.09 for Off-Street
Parking Requirements.

Establish development parameters to mitigate the immediate and future anticipated
impacts of the Mountain View Cormridor. This includes appropriate buffering for each individ-

ual neighborhood area in the Village Plan documents.
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Legal Description

Residential Area East of Mountain View Corridor

A Portion of the West Half of Section 10 and the South Half of Section 3. Township 5 South, Range 1
West, Salt Lake Base and Meridian, described as follows:

Beginning at the North 1/4 Corner of Section 10, Township 5 South, Range | West, Salt Lake Base and
Meridian; thence S0°11'02"W along the Quarter Section Line 5113.57 feet to the proposed easterly
right-of-way line of Mountain View Corridor; thence along said right-of-way line the following seven
{7} courses: northwesterly along the arc of a 2062.50 foot radius non-tangent curve o the left {radius
bears: $66°56’ 14"W) 68.66 feet through a central angle of 1°54'26" (chord: N24°00'59"W 68.64 feet);
thence N24°58'12"W 309.2% feet; thence along the arc of a 1937.50 foot radius curve to the right
326.07 feet through a ceniral angle of $°38'34" (chord: N20°08'56"W); N15°19'39"W 1312.02 feet;
thence along the arc of a 4200.00 foot radius curve to the right 2424.99 feet through a central angle
of 33°04'53" (chord: N1°12'47"E 2391 .44 feet}; thence N17°45"14"E 609.55 feet; thence along the arc
of a 3000.00 foot radius curve to the right 207.76 feet through a central angle of 3°58'04" (chord:
N19°44'1 6"E 207.72 feet); thence East 203.35 feet; thence North 200.00 feet; thence West 123.48 feet
to the proposed easterly right-of-way line of Mountain View Coridor; thence along said right-of-way
line the following eight (8) courses; N21°44'10"E 11.84 feet; thence dlong the arc of a 3000.00 foot
radius curve to the right 414.44 feet through a central angle of 7°57°12" (chord: N25°44'44"E 416.10
feet}); thence along the arc of a 8590.00 icot radius curve to the left 1087.91 feet through a central
angle of 7°15'23" (chord: N26°05'41"E 1087.18 feet); thence N22°27'59"'E 342.75 feet; thence along
the arc of a 760.00 foot radius curve to the right $59.86 feet through a central angle of 72°21'47"
(chord: N58°38°53"E 897.33 feet); thence $85°10'13"E 581.77 feet; thence along the arc of a 1640.00
foot radius curve to the left 472.75 feet through a central angle of 16°19°02" {chord: N86°40'16"E
471.15 feel); thence N78°30'45"E 314.14 feet to the East Line of Section 3, Township 5 South, Range

1 West, Salt Lake Base and Meridian; thence S0°05'10”E along the Section Line 1014.46 feet; ;
thence NB89°51'58"E 547.97 feet to the East Bank of the Jacob Welby Canal; thence along the said
East Bank the following six (4) courses: $14°33’17"E 43.07 feet; thence $9°58'30"E 53.91 feet; thence
56°37°28"W 103.8% feet; thence §9°27°03"W 107.43 feet; thence $8°32'21"W 53.31 feef; thence
S6°29'17"W 48.17 feet; thence N8%°58'51"W 1118.84 feet to the Northwest Comer of Plat “W", Har-
vest Hills Subdivision; thence $24°33'37"W along the westerly line of Plats "W & R/S™,
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Harvest Hills Subdivisions 1040.70 feet; thence S89°36°29"W along Plats "Z, AA & CC" Harvest Hills
Subdivisions 1344.34 feet; thence N9°35'01"E 216.50 feet; thence West 315.47 feet; thence $3°19"17"E
215.67 feet to the point of beginning. Contains 176.4% acres,

Residential Area West of Mountain View Corridor

A Portion of the West Half of Section 10 and West Half of Section 3, Township 5 South, Range 1 West,
Salt Lake Base and Meridian, described as follows:

Beginning at the Southwest Corner of Section 10, Township 5 South, Range 1 West, Salt Lake Base
and Meridian; thence N0°20'24"E along the Section Line 928.72 feet; thence N33°57'04"E 432.41 feet;
thence 570°29'56"E 67.56 feet; thence N19°30'04"E 20.00 feet; thence N70°29'56"W 62.40 feet; thence
N33°57'04°E 103.50 feet; thence N5°03'04"E 7949.57 feet; thence NB9°52'43'E 1444.05 feet; thence
SO°1728"W 304.24 feet to the proposed westerly right-of-way line of Mountain View Corridor; thence
along said right-of-way line the following twelve {12) courses: thence southwesterly along the arc

of a 1000.00 feot radius non-tangent curve to the left {radius bears: $49°02'57"E) 21.43 feet through

a central angle of 1°13'41" (chord: S20°20'12'W 21.43 feet); thence S19°43'22"'W 400.87 feet; thence
S15°24'52"W 371.36 feet; thence 517°09'12'W 330.78 feet; thence along the arc of a 1229.50 foof ra-
dius curve to the left 452.55 feet through a ceniral angle of 21°0521" (chord: 56°36'32'W 450.00 feet);
thence S3°56'09°E 560.76 feet; thence along the arc of a 1085.00 foot radius curve to the right $43.69
feet through a central angle of 33°59'29" {chord: S13°03'34"W 634.29 feet); thence 530°03'20"W 320.30
feet; thence along the arc of a 4000.00 foot radius curve to the left 1453.24 feet through a central
angle of 20°48'59" (chord: S19°38'51"'W 1445.28 feet); thence $9°14'21"W 197.23 feet; thence along
the arc of a 5312.50 foot radius curve to the left 1684.05 feet through a central angle of 18°1103"
(chord: S0°08'50"W 1678.98 feet); thence $8°56'42"E 494.49 feet; thence along the arc of a 2074.50
foot radius curve to the left 426.55 feet through a central angle of 11°46'52" (chord: S14°50'08"E
425.80 feet); thence along the arc of a 3400.00 foot radius curve to the right 353.95 feet through

a central angle of 5°57'53" (chord: $17°44'37"E 353.79 feet); thence $14°45'41"E 361.44 feet; thence
S12°37'19"E 764.34 feet; thence along the arc of a 1800.00 foot radius curve to the right 248.03 feet
through a central angle of 8°31'54" (chord: $8°21'22'E 247.78 feet) to the South Line of said Section
10; thence N89°52'02'W along the Section Line 1999.77 feet to the point of beginning.

Contains: ¥274.14 Acres

LESS AND EXCEPTING THEREROM THE FOLLOWING PROPERTY:

All of that real property owned by the City of Saratoga Springs as described in Deed Entry No.
3238:2014 in the officiai records of the Utah County Recorder.
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Future Commercial Properties

The foliowing metes and bounds descriptions have been taken frem the tax notices associated
with the individual Collins Brothers Land Development, LLC and Collins Brothers Oil Co parcels as

confained within the records of the Utah County Recorder. No property boundary survey has been

conducted.
PARCEL NO. ACREAGE
58:033:0346 88.05

COM S .79 FT & E 335.82 FT FR NW COR. SEC. 15, T5S, RTW, SLB&M.; S 89 DEG 52' 8" E 1917.83 FT; §

12 DEG 44’ 50" E .32 FT; ALONG A CURVETO R {CHORD BEARS: S 10 DEG 28' 29" E 797 FT. RADIUS =

9795.65FT): S7 DEG 44' 6" E 240.05 FT; S 7 DEG 45" 6" E 59.49 FT. S 7 DEG 44' 6" E 376.04 FT; S 78 DEG
117 20" W338.59 FT; S 78 DEG 31" 24" W 22046 FT: S11 DEG 57' 1" E4.4 FT; S 78 DEG 3’ 0" W 1998.51

FI, NODEG 21" 5" E993.63FT; S72DEG 20" 25" E200 FT; S72 DEG 21" 26" E58.55FT: N5 DEG 5' 6" E
1078.18 FT TO BEG.

LESS AND EXCEPTING THEREFROM THE FOLLOWING PROPERTY:

All of that real property owned by Western States Ventures, LLC as described in Deed Entry No.
61632:2013 in the official records of the Utah County Recorder.

58:033:0308 46.50

COMSODEG 21" 5" W 996.308 FT FR NE COR. SEC. 14, T5S, R1W, SLB&M.; SO DEG 21" 5" W 1010.57 FT;
S78DEG 26" 26" W 2354.4FT; N 33 DEG 39" 57" E 7.09 FT: N 78 DEG 3’ 0" E 566.03 FT; N 11 DEG 54’ 55"
W 161.58 FT. N 56 DEG 54" 37" W 280.52 FT: N 33 DEG 40' 0" E 2453.05 FT; N 89 DEG 46" 39" E 1.85FT; §
33 DEG 40" 0" W 1200.2 FT; N 89 DEG 44' 217 E 1327.16 FT TO BEG.

58:033:0317 20.03

COMN897.22FT & E 1785.86 FTFR W 1/4 COR. SEC. 15, T5S, R1W, SLB&M.; N 78 DEG 3' 0" E 240.72
FTN11 DEG 57' 0" W 25 FT. N78 DEG 3’ 0" E 589.15 FT; S 43 DEG 55’ 49" E51.41 FT; SODEG 19" 9" E
30287 FT. S82 DEG 40" 11" ES23F1; SODEG 19" 46" W 297.36 FT; SO DEG 1° 42" E 56.56 FT; N 89 DEG
58" 17" E21.63FT, SODEG 26' 0" W 528.87 FT; S 85 DEG 41' 35" W 28.62 FT; N 56.16 FT; S 85 DEG 41" 35"
W 688.66 FT. N 89 DEG 12" 45" W 61069 FT, NODEG 24" 1" EQ.02FT; S8? DEG 20' 0" E621.82FT; N9
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DEG 2' 0" W 1026.45 FTTO BEG.
58:033:.0327 11.30

COMN 1515 FT & ES56.1 FTFRW 1/4 COR. SEC. 15. 758, R1W, SLB&M.; NO DEG 22' 11" E 516.71 FT;
N78 DEG 3" 0"E349.22FT; S87 DEG 8' 25" EB6.86 FT. N 78 DEG 12' 2" E 140.75FT: S39 DEG 12' 0" E
810.1 FT; § 89 DEG 57’ 30" W 1066.49 FT; ALONG A CURVE TO R (CHORD BEARS: N 44 DEG 49" 22" W
21.29 FT, RADIUS =15 FT) TO BEG.

58:033:0183 11.09

COMATE 1/4 COR. SEC. 16, T5S, RTW, SLB&M.; N 89 DEG 7' 53" W 1324.19 F1; N 89 DEG 7' 53" W 40.9
FLNI2DEG 7' 19" W 117.46 FT; N 32 DEG 52' 45" E 113.65 FT; N 78 DEG 26’ 26" E 1358.56 F1: S O DEG
21" 5" W 503.23 FT TO BEG.

58:033:0193 7.90

COMS .06 FT & W 01 FTFRE 1/4 COR. SEC. 16, T5§, R1W, SLB&M.: SODEG 22' 11" W 52982 FT: N 46
DEG 39' 38" W 560.72 FT; N 34 DEG 8" 20" W 138.69 FT; S 67 DEG 13' 32" W 17858 FT: S71 DEG 2' 2" W
369.75 FT; S 40 DEG 46’ 48" W 158.96 FT; S 30 DEG 49" 21" W 240.03 FT; ALONG A CURVETO R (CHORD
BEARS: N 16 DEG 48' 2" W 155.73 FT, RADIUS = 954.64 FT) ARC LENGTH = 15521 FEET; N 12 DEG 7' 19"
W 238.26 FT; NO DEG 22" 48" E 184.03 FT: $ 89 DEG 7' 53" E 1324.19 FT TO BEG.

58:033:0192 0.09

COMN20.02 FT & W 1324.1 FTFRE 1/4 COR. SEC. 16, T55, R1W, SLB&M.: § 0 DEG 22’ 48" W 183.79 FT.
N12DEG 7' 19" W 188.61 FT. § 89 DEG 7' 53" E 40.83 FT TO BEG.

58:033:0187 18.39

COMN 192925 FT & E13.15FTFR S 1/4 COR. SEC. 16, T55, R1W, SLB&M.: N O DEG 23" 26" E 333.02 FT:

N 33 DEG 40" 0" E 423.69 FT: N 78 DEG 26' 26" E 130.85 FT; S 89 DEG 7' 53" £ 824.29 FT; S 12 DEG 6’ 53"
E 449.27 FT; ALONG A CURVE TO L {CHORD BEARS: § 16 DEG 11" 33" E 147.98 FT. RADIUS = 1050.64 FT)
ARC LENGTH = 148.10 FEET; S O DEG 22' 48" W 101.65 FT; § 54 DEG 53" 55" W 264.91 FT: N 62 DEG 2
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57" W 559.96 FT; § 88 DEG 25' 20" W 355.07 FT; § 65 DEG 40" 14" W 283.27 FT TO BEG.
58:033:0194 0.04
COMS 637.72 FT & W 1295.46 FTFR E 1/4 COR. SEC. 16, T5S, R1W, SLB&M.; § 54 DEG 53" 55" W 40.22
FT; NO DEG 22" 48" £ 101.48 FT; ALONG A CURVETO L (CHORD BEARS: S 21 DEG 53" 12" E 60.43 FT,
RADIUS = 1050.64 FT) ARC LENGTH = 60.43 FEET; $ 23 DEG 32' 4" E 24.3 FT TO BEG.

58:033:0184 1.56

COMN22.19 FT & W 1463.5FTFR E 1/4 COR. SEC. 16, T5S, R1W, SLB&M.; N 89 DEG 7’ 53" W 824.22
FT; N78 DEG 24’ 26" E720.3 FT: S 57 DEG 6' 56" £ 117.21 FT; $ 12 DEG 6' 53" E 95.31 FT TO BEG.
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Equivalent Residential Unit Transfers

An Equivalent Residential Unit (ERU) is defined by the Saratoga Springs Municipal Code as a unit of
measurement to evaluate development impacts on public infrastructure including water, sewer,
storm drainage, parks, roads and public safety of proposed residential and commercial land uses.
Every residenticl and commercial unit is a minimum of one ERU. Since build-out of the Wildflower
development will occur over many years, flexibility is necessary fo respond to market conditions, site
conditions, and other factors. Therefore, residential density ERUs may be transterred within the project
as necessary to improve design, accessibility, and marketability. The City acknowledges that the
master developer shall have the ability in its reasonable business judgment to transfer ERUs between
residential areas within the project upon writien notice to the City and delivery to the City of written
consent of the property owners of the neighborhoods which are sending and receiving such densities
(if different from the master developer), so long as any such transfer adheres to the following

standards:

a. The maximum number of ERUs established in the Community Plan for alt residential neigh-
borhoods shall not exceed 1,468 as shown in the Land Use Master Plan.

b. The maximum number of Commercial ERUs shall be established at time of Village Plan and
shall be subject to the Saratoga Springs Municipal Code.

C. Any transfer of ERUs into or out of any neighborhood type established in the Community
Plan shall not exceed fiffteen percent {15%) without approval of the City Council. In no case
shall the transfer of ERUs info or out of any land use designation or district exceed twenty- five
(25%) of that established in the Community Plan. ERU transfers shall comply with the neighbor
hood bregkdown on page 27.

d. ERUs may not be transferred from a more intensive neighborhood info a less intensive neigh-
borhood designated in this Community Plan located eaqst of the identified Mountain View
Corridor and bordering any portion of the Harvest Hills subdivision if such transfer would result
in single family lots smaller than 4,500 square feet. Single Family Lots of less than 4,500 square
feet are permitted in the Mountain View Housing Neighborhood.

e, ERUs may not be fransferred into any open space or park unless said use and acreage is re
placed elsewhere within the same neighborhood.

f. Censity transfers will be finalized at fime of Village Plan.
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Density

The Wildflower deveiopment started with an R-3 zone which typically yields approximately 2.5 units
per acre. The overall density was calculated by taking the residential acreage of 588 (595 acres
less sensitive lands) multiplied by 2.5 to get 1,468 residential units. The density under the Mountain
View Corridor shall be relocated throughout the residential portion of the project with the majority
of the density being transferred to the Mountain View Housing area shown on the Land Use Master
Plan {see Exhibit Two) with 442 units over approximately 461 acres for an average density of 7.25 units
per acre. The units outside of the Mountain View Housing shall consist of 1,026 units spread out in
the residential area of approximately 379 acres {including parks and open space) for an average

of 2.7 units per acre.

Buildout Allocation

The Wildflower Community will have a variety of housing types and lot sizes to accommeodate a mix
of income levels, age ranges and fifestyles from the young professional to the retired grandparent,
The housing types will vary based on the location within the Residential area or the Mountain View
Housing Neighborheood area. The remainder of units outside of the 442 located within the Mountain
View Housing Neighborhood shall be single family residential with the exception that mulli-family
may be permitied on the west side of the Mountain View Corridor in logical locations to allow for

larger lofs elsewhere,

Regional Commercial

The Regional Commercial use shown on the Land Use Master Plan {see Exhibit Two) will adhere to
the Saratoga Springs Municipal Code and further criteria will be submitted for review as part of
the Village Plan submittal. A separate Wildflower (Commercial) Design Review Committee will be
formed at such time and shall review and approve all proposed Site Plans prior to submittal to the
to the City.
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Neighborhood Philosophy and Character

Open Space and Trail Networks will create a natural flow between neighborhoods. The trails provide
easy access to the variety of open space types that will be located throughout the development.
Entrance feature areas with monument signage will create a formal delineation of residential neigh-
borhoods: they will allow for passive uses and create neighborhood individudlity and identity. Each
neighborhood is fo provide a variety of price ranges, lot square footage, staggered yard setbacks,
and housing types which will aiso coniribute to a sense of entry to each neighborhood. An identifi-
able, but subtle difference between building materials, lot size, and home square foctage will provide

a unigue characier to each home, while stilf making each neighborhood easily distinguishable.

fial "

e ———— ]

L.

streetfscape

The streetscape is an impertant part of this devel-
opment that will serve many functions such as proj-
ect continuity and contributing to the personality of
each neighborhood, providing safety for all modes
of fransportation and creating a sense of place for
residents and visitors. Elementsincluding street lights,
street furniture, frees and landscaping will contribute
to the character of each block. Necked intersec-
tions and roundabouts will be used o provide safety

for pedestrians and bicyclists; roundabouts will en-

courage drivers o slow down, improve traffic flow
and create areas for an atfractive green space with

wildflowers and other native plants.
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Wayfinding

Wayfinding will be an essential key to each
neighborhood's functionality and character.
By providing the correct signage, architec-
tural cues, sight fines and lighting, residents
and visitors will find it easy to get around
and differentiate between neighborhoods.
Providing effective wayfinding will allow the
open space network to be used to its full
potential and create a sense of safety for
people of all ages. The wayfinding signs are
designed to connect the existing and estab-
fished neighborhoods and community with
the new development; the open space trail
network and proper wayfinding signage will
create the transition that is necessary to fos-
ter a sense of place, community, ownership
and safety. More design detail will be ad-
dressed in the Village Plan documents and
will comply with the Saratoga Springs Munici-
pal Code Section 19.18.
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Neighborhood Descriptions

Residential

The Residential area shown on the Land Use
Master Plan (see Exihbit Two) will be comprised
of single family homes with some multi-family
products allowed at the discretion of the City
Council and within the allowed ERUs. The sin-
gle family homes will be of varied design on a
range of lot sizes. Single family lot sizes in the
development will start at 4,500 square feet and
could exceed 20,000 square feet. The neigh-
borhoods shall be walkable. Larger lots shall be
located in neighborhoods adjacent to Camp
Wiliams and near existing subdivisions, tran-
sitioning to smaller lots as the distance to the
Mountain View Corridor nears. Homes will be
a variety of styles and colors, allowing neigh-
borhood identities to be established. No multi-
family products will be proposed on the east

side of the Mountain View Coiridor.
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General Development Standards - Single Family Dwellings
Setbagcks
Front Yard: 15' min.

Front Access Garage: 20'min,
Side Access Garage: 24’ min. {Subject fo standard driveway approach widths.)
Rear Yard: 10'min.
Side Yard: Varies by Lot Size measured aft front setback
Lot widths between 45'- 50': 5'/10'
Lot widths between 51°- 60': 6/12°
Lot widths between 61" and greater’: 8'/14'
Corner Lofs:
Front Yard: 15" min.
Front Access Garage: 20" min.
Side Yard facing a street: 15" min.
Building Height: 35" maximum height measured at the vertical distance from the established, finished grade sur-
face at the building wall to the highest point of the coping of a flat roof or the deck line of @ mansard roof; or the
medan height level between eaves and ridge for gable, hip, or gambrel roofs.
Lot Size: Varies by neighborhood. See table on page 27. Lof sizes on corner [ofs shall be increased by 10%.
Lot Widih: Lot width varies by neighborhood. See table on page 27.
Lot Frontage: 45" minimum measured at front setback.
Lots adigcent to Harvest Hills: Lots adjacent to the Harvest Hills neighborhood shall be equal to or greater than the
average lot width of the adjacent Harvest Hills Plat.
ot Coverage: 50% max.

Minimym Dwelling Size: To be determined at Village Plan.
Clear View Triangle: All Structures shall be required to maintain a clear view triangle as defined under section

19.04 of the Saratoga $prings Municipal Code.

General Development $tandards - Accessory Structures Requirin vilding Permi
Setbacks
Front Yard: Same as Primary Structure
Side Yard: 5' min.
Rear Yard: 5’ min.
Comer: Same as primary structure for front and streetside.
Distance from any dwelling unit: 5* min.
Height: As per Saratoga Springs Municipal Code

*Accessory Structures shall meet the requirerments of the Sarafoga Springs Municipal Code section 19.05
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Neighborhood Breakdown
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Neighborhood Lot Size Percentage | Min. Lot Width at | Typical Range of | Side Yard
Area Exceptions Front Setback Lot Sizes Setbacks**
Neighborhood
1* N/A. 60 8,000 - 14,000 6'/12
Neighborhood
2 Max 10% of lots 8,000 - 9,000 sq. ft. 70 9,000 - 14,000 8/16
Neighborhood
3 N/A 45 4,500 - 7,000 5710
Neighborhood
4 Max 25% of lots 4,500 - 5,000 sq. ft. 45 4,500 - 8,000 5N
Neighborhood
5 Max 10% of lots 7,000 - 8,000 sq. ft. 60 8,000 - 11,000 6712
Neighborhood
6 N/A 50 4,500 - 7,000 5/10°
Neighborhood
7 N/A 45 5,000 - 7,500 5/10°
Neighborhood
8 Max 20% of lots 6,000 - 7,000 sq. ft. 50 7,000 - 10,000 5/10°
Neighborhood
9 Max 20% of lots 6,000 - 7,000 sq. ft. 50 7,000 - 11,000 510
Neighborhood
10 Max 25% of lots 6,000 - 7,500 sq. ft. 50 7,500 - 12,000 5'710°
Neighborhood
11 Max 20% of lots 5,000 - 6,000 sq. ft. 50 6,000 - 12,000 510
Neighborhood
12 Max 25% of lots 9,000 - 10,000 sq. ft. 70 9,000 - 20,000 81e’
Neighborhood
134+ NA 50 3,500 - 4,500 510

* In Neighborhood 1, lots immediately adjacent to the Pumpkin Patch Neighborhood of Harvest Hills shall
be equal to or greater than 10,000 square feet.

**Summary of setbacks. Full setback details can be found on page 26.

***Cluster Homes located in Multi-family area. See pages 30-32 for product description.
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Mountain View Housing

The Mountain View Housing neighborhood
subdivisions have been planned around the
future installation of the Mountain View Cor-
ridor. The plan allows for a higher density resi-
dentfial use to properly transition from the sin-
gle family areas to more intense commercial
areas. The Mountain View Housing neighbor-
hoods may include a mix of smaller, single
family cluster homes, traditional front loaded
townhomes and rear loading townhomes.
No stacked apartments or condominiums
are permitted. Pockets of single family clus-
ter homes may offset medium density town-
home products, but shall not exceed overall
ERUs for the area. Overall density within the
Mcuntain View Housing area shall not ex-

ceed 442 units.
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General Development Standards - Townhomes

Townhomes are typically defined as a row of houses built in a similar style and sharing common walls as well as
having a separate enfrance for each dwelling. Townhomes may be front loaded or rear loaded with atiached
courtyards.

Setbacks: Will be determined at Village Plan per Section 19.26.

Height: 35" maximum height measured at the vertical distance from the established grade to the highest point of
the coping of a flat roof or the deck line of a mansard roof; or the mean height level between eaves and ridge
for gable, hip, or gambrel roofs. No stacked units are permitted.

Garages: Two car garages are required.

Parking: Off street guest parking shall be provided for any product with less than a 20" driveway, at a minimum

rate of 0.25 spaces per unit. 2.25 parking spaces required per unit,
Qpen Space: 30% min.

General Development Standards - Single Family Cluster Homes
Cluster Homes share similar characteristics of traditional single family homes, Lot sizes are smaller and typicolly
front a shared driveway.
Setbacks
Front Yard: 15' min.
Front Access Garage: 20" minimum measured from back of any sidewalk or edge of a shared driveway
unless additional parking is provided for.
Rear Yard: 10" min.
Corner Lofs: 10" on side facing street.
Building Height: 35" maximurn height measured at the vertical distance from the established grade to the highest
point of the coping of a flat roof; or the mean height level between eaves and ridge for gable, hip. or gambrel
roofs.
Lot Size: 3500-4500 sq. fi.
Min. Lot Width: 50° ft.
Lot Coverage: 60%
Min, Dwelling Size: To be determined at Village Plan.
Clegr Yiew Iiiangle: All Siructures shall be required to maintain a clear view triangle as defined under section
19.06 of the Saratoga Springs Municipal Code. Cluster Lots accessing from a shared driveway are subject to a
15’ site tdangle.
Garages: Two car garages are required.
Parking: Off street guest parking shall be provide for any product with less than a 20’ driveway at a rate of 0.25

spaces per unit. 2.25 parking space required per unit.
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Residential WDRC

Wildflower Design Review Committee (WDRC)

In order to create, maintain and improve the Project as a pleasant, desirable and sustainable com-
munity, and to establish and implement a consistent and harmonious design concept and to profect
and promote the present and fufure values of Wildflower Development, all exterior, architectural
building elevations and building materials, colors and usage design, site plan and landscape treat-
ments, wall and fencing, and signage within the Project shall be subject to a Design Review Process

and approval by the established Wildflower Development Review Committee (WDRC).

The WDRC shall review and approve all residential site plans and building permits prior to beginning
the City of Saratega Springs submittal and review processes. The WDRC shall consist of representa-
tives from the following: The Master Developer and a selected team of design professionals, i.e. plan-
ners, engineers, architects, contractors, etc. The Master Developer shall retain the right to retain or

replace memibers of the WDRC at its discrefion.
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Architectural Guidelines

The standards listed below are to be viewed as design guidelines for the homes of the Wildflower at
Saratoga Springs Development. The architectural styles listed can be used in many variations to

create the unigue and individual character desired for each family home. Examples of Architeciural
styles have been provided however the binding guidelines for each neighborhood shall be estab-

tished at Vilage Plan.

Repetitious and homogenaous building styles are not permitted in the Wildlower Community; a variety
of housing types, color variations and types of materials will help create the unique neighborhoods
that will make up the development. Single family homes with the same style. floor plan or color
scheme will not be built on lots next to, adjacent to or across the street from each other, further de-
tails wili be provided with the Vilage Plan. Each home will go through the Wildflower Design Review

Process before approval is given to build.

Creating a strong sense of place and building a desirable community are the goals of the chosen ar-
chitectural styles for Wildflower at Saratoga Springs. Each style will contribute to the character of the
neighborhoods and the individuality of every home will create an attractive streetscape throughout
the develepment. Elements such as roof shape and pitch, window size, shape and placement, or
construction materials such as brick, stucco or wood can all be used to create the subtle details that

foster individuality in @ home.
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Housing Styles and Examples

Contemporary (Final Housing Styles to be determined by WDRC and approved at
each Village Plan)

Wildflower contemporary homes integrate a wide number of style features, mixing historic elements
with current lifestyle concepts, resulting in homes that connect to the outdoors, while establishing a
warm and inviting living environment. This unique housing style does not reflect any specific time pe-
riod, allowing nostalgia for other styles to create an individual interpretation. The {ollowing features

identify a Contemporary style home:

. Low roof pitches

. Large windows

. One or two stories

. Hip roof forms with extended eaves

. Clean lines and detdailing

. Heavy front porch details

. Lap siding or stucco with masonry details
. Extensive use of natural light

. Open floor plan

. Indoor and outdoor living spaces
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Craftsman (Final Housing Styles to be determined by WDRC and approved at each
Village Plan)

Wildflower craftsman homes present a more intimate style with the use of simple forms and natural
materials such as wood, brick and stone and interesting details, giving the home a warm and wel-
coming feeling. This style of home was developed from the Arts and Crafts movement during the
19th and 20th centuries. Some of the first true Crafisman homes were built in California; the open floor
plan and lower profile were ideally suited for California's mild year-round climate. Since then many
interpretations of this housing style can be seen all over the country, including in Utah. The following

features identify a Utah Craftsman style home:

. Low to moderate pitched gable roof

. Decorative beams and braces

. Porches that are either full or partial width

. Porch supports with square or battered column bases
. Wide exterior window and door casing

. Lap siding or stucco with masonry wainscot typical

.‘.E%".'”' SR IEVE N0 WL T8 AT i i

T A
1 ke 3] i 2 S,
PR s '_ ! ol 1 LIRS

) )l T T T L o ] e o s [
1 [l EEEooooooois carac e
= ot 5[ e e e T ] - 2 [ | o |
it = e 000000 CICICIC

. . o e o [ o o [ | 1 ] e | e e =

WILDFLOWER

AT SARATOGA SPRINGS 38
COMMUNITY PLAN



ENT 217481210215 P4 77 of 187

Porches that are Full or Partial Width Home Examples
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European (Final Housing Styles to be determined by WDRC and approved at each
Village Plan)

The Wildflower European style combines an old world and romantic charm with modern elements.
This style of home showcases many Eurcpean influences such as ltalian influence, Tudor style design
cues, Mediterranean floor plans and Spanish home designs; the European style can easily range in
size to fit each individual family's needs. These homes are characterized by medium to steep roof
pitches, detailed entrances, hip roof forms, arched openings and shutters. Unique elements such as
multi-paneled windows of varying sizes. spacicus living areas and high ceilings create the unique

blend of comfort and refinement. The following features identify a European style home:

. Moderate to high roof pitches
. Hip roof forms

. Arched or square openings

. Decorative front porches

. Shutters
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Hip Roof Forms Home Examples
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Traditional (Final Housing Styles to be determined by WDRC and approved at each
Village Plan)

The Utah Traditional housing style has been developed over the past few decades, referencing o
combination of desert architectural styles, modern elements and the craftsman style. Features such
as street-facing garages, multiple gables and setbacks of the front fagade and decorative front
porches comprise the elements that create a warm, inviting and distinctive home design. The follow-

ing features identify a Traditional style home:

. Moderate to high roof pitches

. Hip roof forms

. Arched or square openings

. Decorative front porches

. Shutters typical

. Lap siding or stucco with masonry wainscot typical
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Shutters Typical
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Home Examples
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Landscape Philosophy

The landscaping and open space of the Wildflower
Community shall meet the requirements of Saratoga
Springs Municipal Code Section 19.06 and 19.26 re-
spectively. The objective is to preserve and generally
enhance the areas natural features and character of
the homes, buildings, streetscape. frail or open space
areas, to strengthen and frame vistas and provide areas

of shade intermittently.

Lawn, patio and garden areas are subject to approv-
al by the WDRC. Owners are encouraged to plant
frees and shrubs to enhance the natural beauty of the

area and improve erosion contfrol within the Project.

All lots shall have the front and side-street yards for cor-
ner lots, landscaped within one year, and interior side
and back yards within twe years after receiving a Cer-
tificate of Occupancy and shall be subject to the re-
quirements of Saratoga Springs Municipal Code Section
19.06.

Landscaping may include a combination of lawn, trees,
shrubs, mulch, rock or ground cover. Ground cover may
include vegetative vines, low-spreading shrubs, or an-
nual or perennial flowering or feliage plants subject to
the methods and general standards of the Saratoga
Springs Municipal Code section 19.06. The WDRC or ap-
plicaable Homeowners Association as well the City will

enforce the landscaping requirements.
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Parks and Open Space

As defined in Section 19.02.02. the Wildflower Development will include a minimum 30% open space
in the form of multiple park types and frail networks some of which is located in the Mountain View
Corridlor. Dedication of some of the land o Saratoga Springs City is anticipated for use as public parks
and/or parkway trail/bike and transit system and maintained following the improvements of the areas

by the developer.

Developer shall be required to improve parks and open space as per section 19.24.04 (4} of the Sara-

toga Springs Municipal Code effective 11-18-2014.

Open space including parks, trails, and limited commen space adjacent to or within each village
plan shall be included, designed, and constructed with the corespending village plans. Larger parks,
such as the parks fo the west of the Mountain View Cormidor and Single Family neighborhoods shall
be phased to comrespond with the village plans adjacent to them. Open space in the Mountain View
Housing neighborhood shall be defined at fime of Vilage Plan to ensure that such open space is us-

able.

The developer shall phase open space improvements consistent with a phasing plan approved by

the Planning Director and in accordance with Section 19.13 of the Saratoga Springs Municipat Code.

Goals for Open Space:

» Provide a network of public or private parks and open space using a variety of differing and
suitable types of recreation such as neighborhood parks, community gardens, parkways,
connector trails and pocket parks.

. Provide a short walking distance for every home to open space/trails network. Place devel-
oped open space venues in areas of high visibility and in user-fiendly and suitable locations
that are conducive to the type and variety of recreational uses that are appropriate for the
various areas and conditions.

» Provide improvements which comply with the Parks, Trails and Open Space Master Plan.
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Edge Conditions and Buffers

The open space concept along the western
edge of Wildflower will create a buffer be-
tween Camp Wiliams and the Residential
Ared. In addition, a 20' buffer will be required
between the Mountain View Housing neighbor-
hood and the future commercial area, which
shall be located on the commetcial side. This
provides a needed transition between land
uses. Further details will be provided at Village

Plan.

Along the northermn and eastern portions of the
project, because of safety and connectivity
concerns, the 20" open space buffer should be
utilized as on-street trails and park lawns. Plac-
ing trails around the Mountain View Corridor
will allow for the space to be utilized in the best

possible way for the Wildflower community.
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Park Standards

Parks should be developed for both active and passive recreation activities, taking info consideration
the demographic profile of residents. Parks may be generdlly located as per the included Concep-
fual Plan found in Exhibit Four and should be accessible from the interconnecting neighborhood trails,
sidewalks or low-volume residential streefs, Benches, shaded areas, trash receptacles, picnic tables
and neighborhood trail accesses are appropriate park enhancements. Exhibit Five shows an example
layout for the southwest section of the development, showcasing ideal community park details. The
developer shall be required to improve these parks and open spaces to meet the recreational needs

of residents as per section 19.26 of the Saratoga Springs Municipal Code.
The open space must be labeled with a type and include the following details:

« Description
« Size
« Service

e Examples

These areas are to be addressed in the more specific "Village Plan" design documents, in each ensu-
ing development phase. Examples of the various type of parks and open space are listed generally

as follows (see details on pages 50-52):

« Entrance Node
+ Pocket Park
s Neighborhood Park

+  Greenway
UDOT Detention

The developer will improve the UDOT detention basin in accordance with the Saratoga Springs City
Standards and Specifications. Developer does acknowledge an agreement with UDOT fo improve

this detention basin.
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Entrance Feature Node

The formal entrance to a residential community
that showcases neighborhood identity through
landscaping. monuments or signage and green

space,

Size: Varies

Service: Varies depending on neighborhood size

Pocket Park

These small parks allow for people to gather, re-
lax or to enjoy the outdoors. The spaces can have
simple elements such as benches and a few trees
or include fun elements like playground equip-
ment, climbing boulders and lawn berms. Parks
should strive to meet the recreations needs of resi-
dents and accommodate as many different users
as possible, prioritizing the needs of the surrounding

neighborhoods.

Size: 2,500 square feet to 1 acre

Service: Varies depending on neighborhood size
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Neighborhood Park

The neighborhood park can be the focus of a
neighborhood, providing an informal recreation
space or gathering area for the community's resi-
denis. They should serve as extensions of the neigh-
barhood around them; the park design should cre-
ate asense of place that enhances neighborhood
and community identity while meeting the recre-

ational needs of the residents.

Size: 1 to 3 acres or more

Service: Varies depending on neighborhood size

Greenway

A linear open space feature with passive and
active recreational elements designed to incorpo-
rate the space located around or within a natural

resource dared.

Size: Varies

Service: Varies depending on neighborhood size
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Parkway

Open space surrounding a street which is often
a tree-lined and landscaped area in addition to
other landscaping. Credit for open space is only
calculated if outside of the full pavement buildout
width.

Size: Varies

Service: Varies

Connector Trail

Sidewalk connections used by pedestrians and
cyclists to link to main trail and open space net-
work. Exhibit Six features ideal walking, paved

and unpaved trails.

Size: Varies

Service: Varies

ENT 21748:2015 PG 9 of 187
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Signage
Wayfinding

Wayfinding can be defined as a spatial problem
solving and definition; it contributes fo creating
the identity of each neighborhocd that is differ-
ent from the others in the community. Three crite-
ria determine if a person can navigate a space.
First, whether the navigator can discover or in-
fer his/her present location; second, whether a
route to the destination can be found; and third,
how well the person can accumuiate wayfinding

experience in the space.

The following principals can be achieved by in-
serting landmarks that can be used o provide

orientation cues and memorable locations, cre-

ating regions of differing visual character, provid- §
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ing signs at decision points to help wayfinding M

decisions and using sight lines to show what's

ahead.

Purpose:

s Assist Wildlfower residents and visitors in locat-
ing residential, commercial, open space and
parking destinations.

» Enhance the pedestrion and bicyclist envi-

ronment in the community.

» Add to the safety, appeal and sense of com- |,

munity ownership of the streetscape.

Entrance Signs and Monuments

All sign locations will be part of the Village Plan
process however primary and secondary en-

trance signs have been provided on page 55.

WILELOWER FARK @
CLUB HOUSE 57)

INFO CENTER
TRAIL &g

‘W!LDFLOWER

AT SARATEAA SmIGS

Note: Temporary development and directional signage will
be required to be removed immediately upon issuance off
the certificate of occupancy for the last home located within
a Vilage Plan, or by request of the WDRC, and are subject tof

19.18 of the Saratoga Springs Municipal Code.
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Standard Street Light Details

This project will conform to all Saratoga Springs Street Light Standards found in the Saratoga Springs
Municipal Code Section 19.11. The Wildflower Community is committed to the Dark Sky Initiative as
a guiding principal for lighting regulations in this planned community due to the proximity of Camp
Wiliams. The purpose of Dark Sky is to permit reasonable uses of cutdoor lighting for nighttime safety,
utility, security, productivity, enjoyment and commerce while preserving the ambiance of the night.

The guiding standards are:

. Curtail and reverse any degradation of the nighttime visual environment and the night sky.

. Minimize glare and obtrusive light by limiting outdoor lighting that is misdirected, excessive, or
unnhecessary.

J Conserve energy and resources to the greatest extent possible.

. Help protect the natural environment from the damaging effects of night lighting.

. Conserve energy and resources to the greatest extent possible.

. Promote general safety and welfare.

All outdoor lighting fixtures (luminaires) shall be installed in conformance with this Regulation and with
the provisions of the Building Code, Electrical Code, and the Sign Code, as applicable and under

permit and inspection, if such is required.

WILDFLOWER
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Fencing and Buffer Treatments

. Fencing, walls and hedges exceeding three feet in height may not be erected in any front
yard space of any residential iof.

. A solid fence, wall or hedge alongside property lines shall be no greater than é feet in height.

. A solid fence, wall or hedge along rear property lines where there is no alley or rear lane shall
be no greater than 4 feet in height.

. Noise abatement measures including the use of sound wdalls aleng the Mountain View Cor-
ridor are permitted to exceed 6 feet in height and shall be subject to design standards set
forth by UDOT.

. Chain link and wire fencing is prohibited as per Section 19.06 of the Saratoga Springs Muni-
cipal Code,
* Fencing around the perimeter of the property shall be consistent in terms of color, style and

material with the Wildflower Community Plan.

. Fencing material shall be masonry, stone vinyl, wrought iron, composite material or other
material approved by the WDRC. Use of landscaping materials for hedges and fencing is
encouraged.

. Side yard fencing between homes with setbacks of five feet or less are required to be behind
the rear building line.

. Semi-private fencing shall be required along all trail corridors and open space with the
exception that those areas that abut and parallet an arterial road may be dllowed to install

privacy fencing as dllowed by the Land Use Authority.

WILDFLOWER
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Street Names and Thoroughfares
In order to assist in incorporating roads and thoroughfares into the project's landscape theme, the

street names will come from Utah wildflowers. All street names will be approved by the Saratoga

Springs GIS department prior to recording a plat. Some Utah wild flowers include:

. Bluebell

. Buttercup
. Paintbrush
. Yarrow

. Violet

These names will assist in cognitive mapping and project identity. Ideally each Village Plan will share

a specific theme that will assist in wayfinding for residents and visitors.

Second Access

Second access requirements shall be met and addressed through phasing so that no more than 50
lots may be constructed on any existing road until a second access is provided per Section 19.12 of

the Saratoga Springs Municipal Code.
Transportation

A transportation plan shown in the Wildflower Traffic Impact Study, lecated in the Thoroughfare Plan
section, will show a network of thoroughfares identifying wayfinding elements, enfrance monumenta-
tion and fraffic calming elements, incorporating multi-modal fransportation elements that focus on
sustainable and well-designed pedestrian oriented neighborhoods and thoroughfares. See Exhibits
eight and nine for proposed road sections including a Collector Road a Local Street and a Minor
Arterial Road.
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Traffic Impact

Hales Engineering conducted a traffic study of the project area in May 2014 and updated it in Feb-
ruary 2015. See Exhibit Ten of the full Traffic impact Study for a Trip Generation Table {page 10). The
traffic analysis was performed weekday morning (7:00 - 9:00 a.m.}and afterncon {4:00 to 6:00 p.m.}

peak period traffic counts at the following intersections:

. 2100 North {SR-85)/Redwood Road (SR-68)

. Harvest Hills/Redwood Road (SR-68)

. 800 West/SR-73

These counts were performed on Wednesday, May 7, 2014. The p.m. peak hour was determined
between the hours of 5:00 and 4:00 pm. All study intersections are currently operating at accept-
able levels of service during the p.m. peak hour. The 95th percentile queue length at the 2100 North
(SR-85)/Redwood Road (SR-48) intersection is almost 850 feet in the southbound through movement
and over 450 feet in the southbound left-turn movement. The 95th percentile queue length in the

westbound direction at 800 West/SR-73 intersection is almost 500 feet.

Included within the analyses for this study are the traffic operations and recommended mitigation
measures for existing conditions (after development of the proposed project) at key intersections
and roadways in the vicinity of the site. Future 2020 and 2040 conditions are also analyzed. The

study area was defined based on conversations with the development team.

This study was scoped to evaluate operational performance impacts of the project following inter-

sections:

. 2100 North {SR-85)/Redwoad Road (SR-48)
. Harvest Hills/Redwood Road (SR-48)

. 800 West/SR-73

. South Project Access/SR-73

The resulting distribution of project generated frips is as follows:

To/From Project:

. 30% North

. 40% East (via 2100 North)
. 20% South
» 10% west

WILDFLOWER
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EXHIBIT SEVEN: Traffic Impact Study

HALES {fJ ENGINEERING

* innovative transportation solutions

Wildflower Revised
Traffic Impact Study

WILDFLOWER

Saratoga Springs, Utah

February 2015

UT14-602

2975 West Executive Pkwy, Ste, 151  Lehi, Utah 84043 p. 801/766.4343
www.halesengineering.com
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EXECUTIVE SUMMARY

This study addresses the traffic impacts associated with the proposed Wildflower development in
Saratoga Springs, Utah. The proposed development is an 800 acre parce! located west of the
Harvest Hills subdivision and north of SR-73,

Included within the analyses for this study are the fraffic operations and recommended mitigation
measures for existing conditions and plus project conditions (conditions after development of the
proposed project) at key intersections and roadways in the vicinity of the site. Future 2020 and
2040 conditions are also analyzed.

TRAFFIC ANALYSIS

The following is an outline of the traffic analysis performed by Hales Engineering for the traffic
conditions of this project,

Existing {2014) Background Conditions Analysis

Hales Engineering performed weekday morning (7:00 — 9:00 a.m.) and afternoon (4:00 to 6:00
p.m.) peak period traffic counts at the following intersections:

* 2100 North (SR-85) / Redwood Road (SR-68)

» Harvest Hills / Redwood Road (SR-68)

s BO0 West/ SR-73

These counts were performed on Wednesday, May 7, 2014. The p.m. peak hour was
determined to be between the hours of 5:00 and 6:00 p.m.

As shown in Table ES-1, all study intersections are currently operating at acceptable levels of
service during the p.m. peak hour. The 95" percentile queue length at the 2100 North (SR-
85) / Redwood Road (SR-68) intersection is almost 850 feet in the southbound through
movement and over 650 feetin the southbound left-turn movement. The 95% percentile queue
length in the westbound direction at the 800 West / SR-73 intersection is almost 500 feet.

Project Conditions Analysis

The exact number of residential units are shown on the concept plan and are included here.
The commercial, office, and mixed use square footage was estimated for the project using
Floor to Area Ratios (FAR). The proposed land use for the development has been identified
as follows:

» Single Family Detached Housing: 1,026 units

» Residential Condominium / Townhouse: 442 units

Saratoga Springs — Wildflower Traffic Impact Study i
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» Shopping Center: 1,173,400 sq. ft.

» Office Building: 968,400 sq. fi.

» Office Building (Mixed-use): 11,100 sq. ft.

» Shopping Center (Mixed-use}: 9,300 sq. ft.
The total trip generation for the proposed development is as follows:

» Daily Trips: 49,667

= a.m. peak Hour Trips: 2634

* p.m, Peak Hour Trips: 5,069

Existing (2014) Plus Project Conditions Analysis

As shown in Table ES-1, the 2100 North (SR-85) / Redwood Road (SR-68) intersectfion
deteriorates fo LOS E during the p.m. peak hour. All other study intersections are anticipated
to operate at acceptable levels of service during the p.m. peak hour. The 95" percentile queue
in the westbound direction at the 2100 North (SR-85) / Redwood Road (SR-68) intersection
is anticipated to be over 1,000 feet long during the p.m. peak hour. The 95" percentile queue
in the southbound direction at the Harvest Hills Boulevard / Redwood Road (SR-68)
intersection is anticipated to be almost 700 feet long.

Future (2020) Background Conditions Analysis

As shown in Table ES-1, the 2100 North (SR-85) / Redwood Road (SR-68) intersection is
anticipated to operate at LOS F. Many of the accesses along Redwood Road (SR-68) will
continue operating at poor levels of service during the p.m. peak hour. The 95" percentile
queue at the 2100 North (SR-85) / Redwood Road (SR-68) intersection is anticipated to be
over ¥ mile during the p.m. peak hour. No other significant queuing is anticipated at the study
intersections.

Future {2020} Plus Project Conditions Analysis

As shown in Table ES-1, the 2100 North (SR-85) / Redwood Road {SR-68) intersection is
anticipated to deteriorate to LOS F. The other study intersections are anticipated to continue
to operate at acceptable levels of service during the p.m. peak hour. The 95" percentile
queues at the 2100 North (SR-85) / Redwood Road (SR-68) intersection are anticipated to be
over ¥ mile in all directions. The 95% percentile queues at the Harvest Hills Boulevard /
Redwood Road (SR-68) intersection are anticipated to be over 600 feet in both the north and
southbound directions.

Saratoga Springs — Wildflower Traffic Impact Study i
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Future (2040) Backqground Conditions Analysis

As shown in Table ES-1, all study intersections are anticipated to operate at acceptable levels
of service during the p.m. peak hour. No significant queuving is anticipated at any of the study
intersections.

Future {2040} Plus Project Conditions Analysis

As shown in Table ES-1, all study intersections are anticipated to operate at acceptable levels
of service during the p.m. peak hour. The 95" percentile queue in the eastbound and
southbound directions at the Harvest Hills Boulevard / Redwood Road intersection are both
anticipated to be over 500 feet long during the p.m. peak hour. No other significant queuing is
anticipated.

TABLE E5-1
P.M. Peak Hour
Saratoga Springs - Wildflower TIS

! ) 3 T
Existing 2014 !; Existing 2014 Future 2020  Fulure 2020 . Future 2040 ! Future 2040 .

Interssclion Background ‘ Plus Project Background ' Plus Project Background Plus Project l
__Descipion_ ________ LOS (SeciVen)|LOS (Sec/Vel'} LOS (See/Veli'} LOS (SeclVet'f LOS (Secivel) LOS (Seciveii]
2100 NmSR—SS)I Redwood Road (SR-68) D (51.8) E (61.0) F (> 80) F (> 80) . .
Harvest Hills Boulevard / Redwood Road {SR-68 C(30.7 € (33.3) D (39.3) D (49.0) B (17.3) D (36.6)
800 West / SR-7¥ C(28.4) - - - - -
1200 West / SR-73 - C(25.7) c(27.6) C(27.8) C (27.0) D (40.0)

1. Intersecuon LOS and detay (secandsivehicle) values renresent the overal intersection average for signalzed and alkw ay $lop controled mntersectons and the worst approach |
for a1 other unsignalzed ntersections. )

2. This intersection w il be w i¥ become a grade seperated interchange w ith the 2108 North & MV C freew ays and w as not analvzed in the {uture 2040 conddions.

3. This intersection w il be removed or realigned as part of the SR-73 reconstructon project with Poneer Crossing m 2014 - 2015 and w as only analyzed 1n the 2014 Background
sCenario.

Source: Hales Engingering, Fabruary 2015

i
R |

RECOMMENDATIONS
The following mitigation measures are recommended:

Existing (2014) Background Conditions Analysis
No mitigation measures are recommended.
Existing (2014) Plus Project Conditions Analysis

It is recommended that the 2100 North (SR-85) / Redwood Road (SR-68) intersection be
constructed with dual left-turn lanes in the eastbound and northbound directions (there is

Saratoga Springs — Wildflower Traffic Impact Study iii
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already dual left-turn lanes in the westbound and southbound directions). A separate right-
turn lane is also recommended in all directions except the westbound direction, which already
has two right-turn lanes.

Future (2020} Background Conditions Analysis

The MAG travel demand model shows that Redwood Road (SR-68) and 2100 North (SR-85)
are anticipated to have a high amount of traffic growth over the next several years. The MVC
and 2100 North freeways are planned to help meet this demand. Although these are planned
as a Phase 2 project (2021 - 2030), traffic growth may necessitate that they be completed
earlier.

Future (2020) Plus Project Conditions Analysis

As mentioned previously, the MAG travet demand model shows that Redwood Road (SR-68)
and 2100 North (SR-85) are anticipated to have a high amount of traffic growth over the next
several years. The MVC and 2100 North freeways are planned to help meet this demand.
Although these are planned as a Phase 2 project (2021 — 2030), traffic growth may necessitate
that they be completed earlier.

Future {2040) Backgqround Conditions Analysis

No mitigation measures are recommended.

Future (2040} Plus Project Conditions Analysis

No mitigation measures are recommended.

SUMMARY OF KEY FINDINGS/RECOMMENDATIONS

The following is a summary of key findings and recommendations:

» All study intersections are currently operating at acceptable levels of service.

s With project traffic added, the 2100 North (SR-85) / Redwood Road (SR-68)
intersection is anticipated to deteriorate to LOS E during the p.m. peak hour.

» Itis recommended that the 2100 North (SR-85) / Redwood Road (SR-68) intersection
be constructed with dual left-turn lanes in the eastbound and northbound directions
{there is already dual left-turn lanes in the westbound and southbound directions). A
separate right-turn lane is alsc recommended in all directions except the westbound
direction, which already has two right-turn lanes.

» Future 2020 conditions were also analyzed. By 2020, the 2100 North (SR-85) /
Redwood Road (SR-68) intersection is anticipated to operate at LOS F.

Saratoga Springs — Wildflower Traffic Impact Study iv
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* In the 2020 plus project scenaric, assuming all of the residential phases of the project
are completed, the study intersections are anticipated to operate at acceptable jevels
of service during the p.m. peak hour.

» Future 2040 conditions were also analyzed. By 2040, the Mountain View Corridor and
2100 North {(SR-85) freeways are anticipated to be completed. These freeways draw
traffic away from Redwood Road, significantly reducing the projected volumes on that
road. All study intersections are anticipated to operate at acceptable levels of service
during the p.m. peak hour.

» In the 2040 plus project scenario, assuming all phases of the project are completed,
the study intersections are anticipated to operate at acceptable levels of service during
the p.m. peak hour.

Saratoga Springs — Wildflower Traffic Impact Study v
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EXHIBIT EIGHT: City Standard Road Cross Sections

3-Lane Minor Arterial
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EXHIBIT NINE: Non-Standard City Cross Sections

Frontage Road

66’ Cross Section
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Culinary Water

Analysis of the existing system is based on the conditions present at the time of analysis and does not
create or imply a reservation of capacity.

Please refer to the Wildflower Culinary Water Main System Exhibit and the following details:

Wildflower Culinary Water Demands

Design Criteria:
Culinary Water Source: 800 gpd/ERC
Culinary Water Storage: 400 gpd/ERC
Regional Commercial: 2 ERC/Ac Estimated for planning purposes
Area Connections Culinary Water
Source Req'd | Total Source | Storage Req'd | Total Storage
ERC gpd/ERC gpm gal/ERC gal
Zone 2 Residential 499 800 277.22
Zone 2 Regional Commercial 180 800
Zone 2 Subtotal 679

Available Capad

Zone 3 Residential ' 969 | "800 538.33 400 387,600

Zone 3 Regional Commercial 140 800 77.78 400 56,000
Zone 3 Subtotal 1,109 616 443,600

Availabie Capacity LT

Overall Total 1,788 993 715,200

Zone 2 Pevelopment:

Development within Zone 2 consists of approximately 499 residential ERCs and 180 commercial
ERCs. The existing Tank #3 is anticipated to be utilized for service to this zone and connection
points are detailed on the Exhibit.

The existing source capacity of 3,121 gpm is was obtained from Table 2-1 of the Saratoga
Springs — Culinary Capital Facilities Plan, Impact Fee Facility Plan and Analysis dated April 2014.

WILDFLOWER
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The available storage capacity of the existing Tank #3 is listed 910,000 gallons according to Table
2-3 of said Analysis, with the following details:

Total Tank Size: 2,000,000 Gal
Emergency Storage:  (150,000) Gal
Fire Storage: (300,000) Gal
Existing Demand: (640,000) Gal

Remaining Capacity: 910,000 Gal
Remaining ERCs: 2,275 ERC

Zone 3 Development:

Development within Zone 3 consists of approximately 969 residential ERCs and 140 commercial
ERCs. The existing Tank #4 is anticipated to be utilized for service to this zone and connection
points are detailed on the Exhibit. There are currently 125 ERCs utilizing this tank for both
indoor and outdoor storage at a rate of 1,750 gallons per ERC.

The source capacity of 3,121 gpm is obtained from Table 2-1 of the Saratoga Springs — Culinary
Capital Facilities Plan, Impact Fee Facility Plan and Analysis dated April 2014.

Based on current conditions, the storage capacity of the existing Tank #4 is as follows:

Total Tank Size: 1,200,000 Gal

Emergency Storage: {150,000) Gal

Fire Storage: {240,000} Gal

Existing Demand: {218,000) Gal based on indoor & outdoor use of 125 ERC
Reservation: {120,000) Gal for Paul Johnson

Remaining Capacity: 472,000 Gal

Remaining ERCs:
Indoor Only: 1,180 ERC
Indoor & Qutdoor: 270 ERC
Remaining ERCs with Reservation:
Indoor Only: 1,480 ERC
Indoor & Outdoor: 338 ERC

Based on these current conditions and calculations, the following must occur in order to fully
utilize the excess capacity of Tank 4;

+ The existing tank can accommodate approximately 270 to 338 ERCs for combined
indoor and outdoor water use.

* The developer anticipates proposing a separate water agreement to request approval to
delay the construction of a Zone 3 secondary water pond until the demand on Tank 4
has reached 270 — 338 ERCs.

WILDFLOWER
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o Construction of a Zone 3 secondary water pond must occur once Tank 4’s capacity is
fully allocated by the City. The pond construction will result in additional culinary
storage capacity.
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Secondary Water

Analysis of the existing system is based on the conditions present at the time of analysis and does not
create or imply a reservation of capacity.

Please refer to the Wildflower Secondary Water Main System Exhibit and the following details:

Wildflower Secondary Water Demands

Design Criteria;
Secondary Water Source: 0.75 AF/yr
1.2 gpm/ERC
Secondary Water Storage: 1475 gal/ERC
Regional Commercial; 2 ERC/Ac Planning Est
Area Connections Secondary Water
Source Req'd | Total Source | Storage Req'd | Total Storage

ERC gpm/ER gal/ERC gal
; it Rl T b i T
IR AL R R T AL

Zone 2 Residential 499 1,475 736,025
Zone 2 Regionat Commercial 180 1,475 265,500
Zone 2 Subtotal 679 815 1,001,525

Avilable Capacity

i e o
Zone 3 Residential 969 1.2 1,163 1,475 1,429,275
Zone 3 Regional Commercial 140 1.2 168 1,475 206,500
Zone 3 Subtotal 1,109 1,331 1,635,775
Available Capacity
Overall Total 1,788 2146 2,637,300

Zone 2 Development:

Development within Zone 2 consists of approximately 499 residential ERCs and 180 commercial
ERCs. The existing Pond #6, with its recent expansion, will be utilized for service to this zone and
connection points are detailed on the Exhibit.

The current source capacity for Zones 2 and 3 is based on three existing wells with a combined
capacity of 2,100 gpm. This flow translates to 1,750 ERCs at a requirement of 1.2 gpm per ERC.
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With an existing demand of 1,600 ERCs, the existing system only has an excess capacity of 150
ERCs. Additional source development by the developer or through capital improvement
projects will be necessary to ensure adequate source to meet the phased improvements and
build out needs of Wildflower.

The current storage capacity of the existing Pond #6 with its recently completed expansion is as

follows:
Pond Size: 9.6 Acre-Ft
Pond Size: 3,120,000 Gal
Current Demand: (2,360,000) Gal based on 1,600 ERC at 1,475 Gal/ERC

Remaining Capacity: 760,000 Gal
Remaining ERCs: 515 ERC

This remaining capacity is below the projected Wildflower build-out demand of 679 ERCs. The
remaining storage deficiency will need to be addressed to meet the needs of Wildflower and
could be met through one of the following

e Expansion of the existing Pond #6 to allow for the additional ERCs.
e Construction of other Zone 2 ponds within the system which will accommodate
additional storage.

Zone 3 Development:

Development within Zone 3 consists of approximately 969 residential ERCs and 140 commercial
ERCs.

The current source capacity for Zones 2 and 3 is based on three existing wells with a combined
capacity of 2,100 gpm. This flow translates to 1,750 ERCs at a requirement of 1.2 gpm per ERC.
With an existing demand of 1,600 ERCs, the existing system only has an excess capacity of 150
ERCs. Additional source development by the developer or through capital improvement
projects will be necessary to ensure adequate source to meet the phased improvements and
build out needs of Wildflower.

In order to build within Zone 3, a secondary water pond and associated improvements must be
coenstructed or an agreement reached with the City to delay the construction of the pond until
the capacity of the culinary Tank 4 is fully allocated by the City. Based on current conditions, the
storage capacity of the existing Tank 4 is as follows:

Total Tank Size: 1,200,000 Gal

Emergency Storage: (150,000) Gal

Fire Storage: (240,000) Gal

Existing Demand.: (218,000) Gal based on indoor & outdoor use of 125 ERC
Reservation: (120,000} Gal for Paul Johnsen

WILDFLOWER
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Remaining Capacity: 472,000 Gal

Remaining ERCs:

Indoor Only: 1,180 ERC
Indoor & Outdoor: 270 ERC
Remaining ERCs with Reservation:
Indoor Only: 1,480 ERC

Indoor & Cutdoor: 338 ERC

Based on these current conditions and calculations, the following must occur in order to fully
utilize the excess capacity of Tank 4:

* The existing tank can accommodate approximately 270 to 338 ERCs for combined
indoor and outdoor water use.

¢ The developer anticipates proposing a separate water agreement to request approval to
delay the construction of a Zone 3 secondary water pond until the demand on Tank 4
has reached 270 — 338 ERCs.

¢ Construction of a Zone 3 secondary water pond must occur once Tank 4's capacity is
fully allocated by the City. The pond construction will result in additional culinary
storage capacity.

WILDFLOWER
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Sanitary Sewer

Analysis of the existing system is based on the conditions present at the time of analysis and does not
create or imply a reservation of capacity.

Five sanitary sewer service areas have been determined for the ultimate build out of the Wildflower
development. Please refer to the Wildfiower Sewer Exhibit and the following details:

Sewer Area Node “A”

This area contributes approximately 409 ERCs and is proposed to be conveyed to the existing
sewer located within Goldenrod Way of the Harvest Hills subdivision. There is an existing sewer
easement on Lots 2211 and 2212 of Harvest Hills Plat “P”. According to the technical
mermorandum prepared by Bowen Collins and Associates, dated 10-15-14, capacity currently
exists within the existing pipelines downstream to accommodate these flows.

Sewer Area Node “B”:

This area will require the installation of a 12” off-site sewer improvement from the far northeast
of the project to a connection with an existing sewer main at the intersection of Redwood Road
and the Welby Jacobs Canal. This line will service the estimated 609 ERCs from Wildflower as
well as the future development west of Redwood Road.

in order to service an area of approximately 29 acres at the far north of the Wildflower
development, a lift station may be required. This is due to the location and grade of the
Mountain View Corridor.

An optional connection has been shown with a connection to an existing 8” sewer stub from the
cul-de-sac at Pear Place in Harvest Hills. This sewer stub was placed with the intent of servicing
the project through the Harvest Hills system. The technical memeorandum prepared by Bowen
Collins and Associates, dated 10-15-14 shows that the proposed 603 ERCs can be
accommodated through much, but not all, of the system to an ultimate discharge to the 18” in
Redwood as shown as Node B. Additional survey work and modeling must be completed in
order to ensure that capacity exists or to identify necessary improvements.

Sewer Area Node “C":

As with Node “A”, the approximate 753 ERCs from this area are proposed to be conveyed to
Goldenrod Way.

Sewer Area Node “D":

The approximate 124 ERCs from the regional commercial area will require the installation of a
sewer main from the intersection of 1200 North and 800 West, then south along 800 West to

WILDFLOWER
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approximately North Buffalo Drive. At the time of development of this area, other options may
also be available for service due to other development occurring in the area.

Sewer Area Node “E”:

The approximately 200 ERCs is proposed to be conveyed to the existing sewer line located in
North Coyote Run. A previous capacity study performed by Land Design Engineering, attached,
determined that there may be a total of 354 homes connected to this line. These calculations
were completed on 12-06-07 and used 371 gallons per day per household. With the current
documented flow requirement of 255 gatlons per day per household, the capacity of this line
potentially increases to 515 ERCs. With the existing 288 homes and fire station (5 ERC), the
remaining capacity is 222 ERCs and may accommodate the anticipated flow from Wildflower.
Again, other options may be available in this area due to other development occurring in the
area.
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Bowen Collins

& Associates, Inc.
3 CONSULTING ENGINEERS

TECHNICAL MENMORANDUM

Wildflower Development Sanitary Sewer Evaluation

TO: Nathan Shipp
Sunrise 3, LLC
1099 West South Jordan Parkway
South Jordan, UT 84095

COPIES: Keith Larson

FROM: Andrew McKinnon
Bowen, Collins & Associates
154 East 14000 South
Draper, Utah 84020

DATE: October 15, 2014

INTRODUCTION

Sunrise 3, LLC owns some property at the north end of Saratoga Springs that it would like to
develop. Sunrise retained Bowen Collins & Associates to evaluate the impacts proposed
development would have on the Saratoga Springs sewer collection system. The purpose of this
technical memo is to summarize these impacts.

WILDFLOWER PLANNED DEVELOPMENT

The area of development included in the Wildflower Development is indicated in Figure ] along
with potential connection points to the City’s wastewater collection system. Figure 1 also shows
the available capacity in the sewer trunk lines modeled by Saratoga Springs. For several of the
connection points, there is a significant amount of sewer pipe that the City did not have survey
data for during the development of the City’s hydraulic model. As a result, the conclusions of
this memo are limited to those pipelines for which survey data existed. Additional surveying and
analysis may be needed to identify the available capacity in the unsurveyed sections of sewer
collection mains downstream of proposed connections.

Overall Development Density

The City’s general plan does not include impact of the Mountain View Corridor on planning
areas. As a result, the City’s sewer collection system is planned to accommodate more ERUs

Bowen Collins & Associates o _ Page 1
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than would be allowed by the City’s typical general plan densities. The Wildtlower
Development has densities significantly higher than the City’s general plan densities. However,
the net density when including the area of Mountain View Corridor results in a density of
approximately 3 equivalent restdential units (ERUs) per acre. This is approximately equal to the
density for the overall area included in the City’s general plan. As a result, the higher densities
will not have an impact on City’s larger sewer facilities.

Harvest Hills Connection

The City does not have survey data for the sewer pipes directly downstream of the Harvest Hills
800 West connection. There is a 12-inch diameter sewer trunk line in Golden Rod Way that
would have capacity for the proposed 409 ERUs. An 8-inch pipe at a minimum slope of 0.4%
would have capacity to accommodate approximately 586 ERUs within the City’s design critena.
This would suggest there may be capacity in the downstream pipe even if it is only 8-inch
diameter. The contributing areas and slope of the downstream sewer pipes should be verified to
determine if adequate capacity is available in the pipes directly downstream.

Aspen Hills Connection

The City does not have survey data for the sewer pipes directly downstream of the Aspen Hills
800 West connection. However, there is a bottle neck in the sewer mains downstream of the
proposed connection that would begin to surcharge with growth beyond 500 ERUs. The affected
pipes (approximately 1,300 feet of 8-inch pipe) would need to be replaced with larger diameter
pipe to accommodate the 753 ERUs that are proposed to discharge at the Aspen Hills connection.

As an alternative to connecting into Aspen Hills Blvd, if it is possible to direct wastewater
toward Golden Rod Way, the sewer mains in the lines downstream of Golden Rod Way have
significantly more capacity. There is a single pipe in the line downstream that has remaining
capacity for only 1,210 ERUs (which is less than the rest of the line). This would appear to be
adequate to accommodate the proposed ERU contributions for both the Harvest Hills and Aspen
Hills connections (409 ERUs + 753 ERUs).

1200 North & Sagehill Dr Connection

The City does not have survey data for the sewer pipes directly downstream of the 1200 North
connections (800 West & Sagehill Dr). There is a 12-inch diameter sewer trunk line near 600
North 800 West that would have capacity for the proposed 324 ERUs (from the 1200 North and
Sagehill Dr connection). An 8-inch pipe at a minimum slope of 0.4% would have capacity to
accommodate approximately 586 ERUs within the City’s design criteria. This would suggest
there may be capacity in the pipes directly downstream even if they are only 8-inch diameter.
The contributing areas and slope of the downstream sewer pipes should be verified to determine
if adequate capacity is available in the pipes directly downstream.

Bowen Collins & Associates Page 2
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Redwood Road Connection

It is assumed that the new facilities being proposed to connect at Redwood Road will be sized
appropriately to satisfy the City’s design criteria. The proposed collection plan will direct
approximately 260 ERUs that would have been collected by a proposed sewer trunk line in 800
West into the Redwood Road trunk line at the Redwood Connection point indicated in Figure 1.
This results in in a peak flow through the Redwood trunkline approximately 115 gpm higher than
previously planned. This has no negative impact on the Redwood Road collection lines.

It should be noted that there is some developable area west of Redwood Road and north of
Spring Hill Dr that may wish to discharge to the proposed offsite sewer system. This area should
be considered when sizing the proposed offsite sewer main.

800 West Trunk Line

The long term sewer collection plan for the City currently includes collecting all of the area
proposed to connect to Harvest Hills and Aspen Hills by a new 800 West sewer trunk line. This
trunk line was intended to collect wastewater for most of the area in the Wildflower
Development along with areas west of the Wildflower Development. However, if improvements
are made to Aspen Hills sewer mains, the 800 West trunk line alignment may not be necessary
for the Wildflower Development at buildout. The Redwood Road collection lines have sufficient
capacity to accommodate flows at the Harvest Hills and Aspen Hills connections if they are not
ultimately collected by a new trunk along 800 West.

However, the Aspen Hills Blvd and Harvest Hills Blvd lines will not be capable of
accommodating all of the proposed ERUs in arcas west of the Wildflower Development that are
part of the City’s buildout annexation boundary. Areas west of the Wildflower Development
that may annex into Saratoga Springs should be considered when sizing sewer collection lines in
the Wildflower Development. An alternate alignment for a new sewer trunk to collect arcas to
the west of the Wildflower Development will need to be developed if the 800 West trunk line is
not constructed. The City may wish to upsize some lines in the Wildflower Development
accordingly.

CONCLUSIONS AND RECOMMENDATIONS

The proposed sewer discharge points proposed by Wildflower Development have little impact on
existing sewer pipes in the City’s collection system with one exception. The Aspen Hills
connection cannot accommodate all of the proposed ERUs. It is recommended that development
be limited to downstream collection pipes capacity of 500 ERUs or that the deficient pipes be
replaced to accommodate future growth. The other proposed connections have sewer trunk lines
in the vicinity with capacity to accommodate the proposed development. However, additional
investigation is needed to determine if there is adequate capacity in sewer mains that were not
included in the City’s hydraulic model because of unavailable survey information. The
alignment for the City’s proposed 800 West trunk line may need modified to better accommodate
the needs of the Wildflower Development as the areca west of the Wildflower Development that
may be annexed by Saratoga Springs.

Bowen Collins & Associates Page 3
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LAND DESIGN ENGINEERING LL.C.

12-06-07

To: City of Saratoga Spring

From: Land Design Engineering

Re: Coyote Creek Sewer Connection

We have reviewed the As-Built Drawings for the existing 8" sewer line for Sunrise
Meadows. It is propesed to connect Coyote Creek Development sewer line into this
existing sewer line at a point on Coyote Run Street Existing Station of 12+75 +/-,

From this connection point the sewer line has a tength of approximately 3500 feet and an
average slope of 0.6%. It then connects into a larger Sewer Line on 11600 west. Along
an existing Sewer line in Sunrise Meadows, the slowest flow is identified. This worse
case scenario point for the 8”'sewer line is a section with a slope of 0.4%.

The sewer flow calculations for the pipe at this point are performed on the attached
spreadsheet. For this, we used a Mannings “n” value of 0.011. This was determined
from the PVC pipe manufacturer. (Initial ‘n’ for this pipe is 0,009, then ages to 0.011) In
addition, the water evel in the pipe was considered to be 80% of the diameter of the pipe.
Using hydraulic principles illustrated on the attached diagram, it is determined that at the
80% depth level, the volumetric flow rate (Q) is 90% of Q. (i.c. Qgoss = 0.90 x Qpun).
Using 371 gatlons per day (gpd) per household and a peaking factor of 4, we have
determined that there can be a total of 354 homes connected to this line. There are
currently 288 existing homes on this line, and an existing Fire Station. The Fire station
Sewage Flow is approximately equaled to 5 homes. Therefore, this sewer line can handle
an additional 61 homes.

Signed,

(o

Carey Johanson, EIT

Kraig Johnson, PhD, PE
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Storm Drainage

Please refer to the Wildflower Storm Drain Master System Exhibit and the following details:

Joint Facilities:

With the segmenting of the property with the Mountain View Corridor, UDOT and the developer
desire to cooperate in the collection and disposal of storm drainage. In a cooperative effort, the
use of joint facilities has been discussed. The final location, design and use is to be determined
in conjunction with the subdivision design.

Off-Site Drainages:

Three main channels, as depicted within the Exhibit, discharge onto the property from drainage
basins to the west. These flows are to be conveyed through the Wildflower development.

Drainages are to be protected and enhanced to comply with City of Saratoga Springs design
standards.

On-Site Storm Water Disposal:
Two options are proposed for the disposal of storm water from the development:

Discharge to Existing Canal. The historical flow of storm water from a majority of the
development property is to the existing canal located at the eastern edge of the property. In
order for this option to be utilized, approval in a form acceptable to Saratoga Springs must be
granted by the canal company.

Discharge to Saratoga Springs Master Plan Facilities. |f discharge is not allowed to the existing
canal, downstream storm drainage facilities will be required. These facilities are depicted within
the Exhibit and are to be according to the Saratoga Springs Master Plan.
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Environmental

An Environmental Site Assessment was conducted by Infinity Consultants. The following are the

essential findings of the investigation, expressing that ne major environmental issues were found.

. Utilities such as water, sewer, electricity and gas are available in the streets of the Harvest Hill
Subdivision to the east of the Subject Property. Capacity needs to be verified.

. Surficial soils were visually inspected and appear to be sandy silts with gravel and boulders at
higher elevations. The property is covered by native grasses, weeds, and plowed fields.

. The property slopes gradually and changes several hundred feet from its high point in the
northwest to lowest points in the northeast and south. The slope is much steeper in the north
west, in fhe vicinity to the westernmost City water tank.

. An irmgation canal runs through the Subject Property at two locations, First in the southern
part of the property just north of and then crossing Cedar Fort Road, then second in the
northeast portion of the property,

. All drainages crossing the property seem fo end at the irigation canal.

. There are high power electrical fransmission lines bordering the west boundary of the Subject
Property.

. There are no constructed structures on the entire property or evidence of past structures.

. The Central Utah Eater Conservancy District is currently constructing a large culinary water

storage tank just west of the Subject Property at about 8800 North. Buried culinary water

pipes are being installed across the Subject Property to supply this tank.
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Soil Report

A partial Geotechnical Investigation was conducted by Infinity Consultants; additional Geotechni-
cal Studies will be provided for each development area prior to any mass grading. The City does
not guarantee that all land is developable and will require complete geotechnical data for each
Village Plan. See Exhbit Seventeen. The following are the essential findings of the investigation, ex-

pressing that no major environmental issues were found.

. It is our opinion that the site is suitabkle for the proposed construction.

. The subsurface soils encountered at the site consist of primarily sandy clays (CL) and silty
clays [CL-ML). Siity sands (SM) and clayey sands {SC) were found interspersed with clayey
s0ils on the ridge and in its near vicinity. Cobbles and boulders are frequently found in the
near surface soils and topsceil, layers of gravel are frequenily found in the subsurface soils.

. No subsurface water was encountered to the maximum depth investigated, approximately

16 feet in'the test pits and 50 feet in the borings along the northem ridge lines.
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EXHIBIT SEVENTEEN: Geotechnical Report

GEOTECHNICAL INVESTIGATION

A 157 ACRE PORTION OF THE
WILDFLOWER DEVELOPMENT
PLUS THE MYRNA GRANT PROPERTIES

SARATOGA SPRINGS, UTAH

PREPARED FOR:

DAI MANAGERS, LLC

January 17, 2014

Infinity
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Geotechnical Investigation Wildflower 157 Ac + Myma Grant
January 17, 2014 Saratoga Springs, Utah
EXECUTIVE SUMMARY
1 Wildflower is a proposed 184 acre development located west of Redwood Road

approximately 1.5 miles north of highway 73 (Lehi Main Street/Cedar Fort Road) in
Saratoga Springs Utah. The project area is located on the northern and western borders of
the Harvest Hills subdivision and consists of a northern region and a southern region that
are joined by a narrow neck of property. The northemn region slopes generally to the east
by north east and has some steep slopes. The southern region of the property
predominantly slopes to the southeast with mild slopes. Approximately 70 percent of the
property was previously farmed. The remaining 30 percent of the property is undisturbed
rangeland with wild grasses and sage brush.

2 The subsurface soils encountered at the site consist of primarily of sandy clays (CL) and
silty clays (CL-ML). Silty sands (SM) and clayey sands (SC) were found interspersed with
clayey soils on the ridge and in its near vicinity. Cobbles and boulders are frequently found
in the near surface soils and topsoil, layers of gravel are frequently found in the subsurface
soils.

3 No subsurface water was encountered to the maximum depth investigated, approximately
16 feet in the test pits and 50 feet in the borings along the northern ridge lines.

4 It is our opinion that the site is suitable for the proposed construction. The buildings
supported on shallow spread footings bearing on the undisturbed natural silt or clay soils
should be designed for a net allowable pressure of 1,250 pounds per square foot. Shallow
footings bearing on natural undisturbed well graded sands, gravels or at least 1 foot of
compacted structural fill may be designed for a net allowable bearing pressure of 1,500
psf. Basement footings that are embedded a minimum of 6 feet deep from the native
ground surface and are bearing on the undisturbed natural silt or clays may be designed
for a net allowable pressure of 1,500 psf. Basement footings embedded more than 6 feet
and bearing on undisturbed natural well graded sands or gravels may be designed for a
net allowable pressure of 1,800 psf.

5 For this property, a minimum roadway profile consisting of 3 inches asphalt over 7 inches
of road base on compacted native material is recommended for residential streets. The
standard Saratoga Springs City residential roadway section satisfies this requirement. Soft
areas in native subgrade should be removed and replaced with properly compacted
structural fill.

6 Additional geotechnical information related to foundations, subgrade preparation,
pavement design, retaining walls, and materials is included in Section 4 of this report.

Page 1 c
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EXHIBIT EIGHTEEN: Wildland/Urban Interface

Fire Protection
The project lies entirely within the City defined Wildland/Urban Interface. At the time a preliminary

plat is submitted, a Fire Protection Plan in accordance with the Wildland-Urban Interface Code shall
be prepared to assess site specific wildfire risk. This assessment includes consideration of location, to-
pography, aspect, lammable vegetation, climatic conditions and fire history. The plan shail address
water supply, access, building ignition and fire-resistance factors, fire protection systems and equip-
ment, defensible space and vegetation management. Feasibility of the Fire Protection Plan will be

reviewed at fime of preliminary plat and full details finalized before a final plat is approved.

L e Een d
#i [ ] City Defined Wildlsnd Urban Interface
Coutity Defined Wildland Urban Interface
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_ ) Planning Commission .
Written Minutes with Adopted Findings and Conditions

City of Saratoga Springs
Planning Commission Meeting
November 13, 2014
Regular Session held at the City of Saratoga Springs City Offices
1307 North Commerce Drive, Suite 200, Saratoga Springs, Utah 84045

Planning Commission Minutes

Present:
Commission Members: Jeff Cochran, Jarred Henline, Kirk Wilkins, Sandra Steele, Hayden Williamson, Kara
North
Staff: Kimber Gabryszak, Sarah Carroll, Nicolette Fike, Jeremy Lapin, Kevin Thurman
Others: Nate Shipp, Nola & Mel Bunkall, Juni Moore, Joan Black, Diana Bradey, Jeramy Cochran, Brett
Hardcastle, Troy Herold, Sean Trinnaman, Mindy Danve, Jamie Danforth, Alan Johnson, Steve Larsen,
Milt Shiff, Aric Jensen, J. & Q. Klingonsmith, Brian Ricks, Kalli & Austin Bee, Ryan Marle, Paul
Linford, Bryan Flamm, Joe Hitzeman, Ken Betch, Wende Tate, Jason Broll, Rick Van Valkenburgh
Excused: Eric Reese

Call to Order - 6:30 p.m. by Jeff Cochran
Pledge of Allegiance - led by Sean Trinnaman
Reoll Call - Quorum was present

4. Continued Public Hearing and Possible Recommendation: Preliminary Plat for Heron Hills located at
approximately 3250 South Redwood Road, Steve Larson, applicant.

Sarah Carroll reviewed this plat which was tabled from a prior meeting. There were two concerns of the access
to El Nautica boat club and a property overlap. It was actually a gap between the properties. Part of the
fence is still on the Heron Hills property. The applicant will Quit Claim the gap parcel and up to the
existing fence to the El Nautica owners. Applicant has met with UDOT and they agreed to have the future
public road align with Wildlife Blvd. The shape of the park has been revised and some of the lots have
been revised as well. They will submit the new phasing plan with the final plat.

Ken Berg for applicant stated that staff has addressed all concerns and he is happy to answer any questions that
need to be answered. '

Public Hearing Opened by Jeff Cochran

Brett Hardcastle asked if Redwood road would be expanded to include a turning lane.

Jeremy Lapin said that there are no plans to modify or change the historical access. It is not a public access.

Sarah Carroll noted they would have the option of using the public road but the residents can’t use the private
road.

Julie Moore asked if the developer and the members of the El Nautica could meet and create a written
agreement between the two.

Steve Larsen agreed to meeting with the El Nautica Club,

Public Hearing Closed by Jeff Cochran

Sandra Steele asked Ken Berg on lot 413 how much of the fence line would be quit claimed.

Ken Berg stated it was about 10 sq. ft. that was adjusted on the lot which equaled just inches that would be
deeded.

Hayden Williamson was glad that the developer was able to work out the details requested.

Kirk Wilkins asked who owned the property to be quit claimed and who would it be deeded to.

Sarah Carroll stated that it was the previous owners, Cedarstrom, that had the remainder parcel and would be
deeding it to the adjacent owners.

Kirk Wilkins asked if there are provisions for parking at the lake access park.

Sarah Carroll stated that this item would be discussed further in the process, when the landscape plan comes.
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Kirk Wilkins echoed it was great that they were able to come together and resolve the problems between
UDOT and developer.
- Kara North was also glad that items were resolved.
Jarred Henline thought it fooks good.
Jeff Cochran noted his questions have been answered.

Motion by Hayden Williamson that the Planning Commission recommend approval te the City Council
of the Preliminary Plat for Heron Hills located at approximately 3250 South Redwood Road the
based on the finding listed below in the staff report. Seconded by Kirk Wilkins. Ave: Sandra Steele,

Hayden Williamson, Jeffrey Cochran, Kirk Wilkins, Kara North, Jarred Henline. Motion passed
unanimously.

Public Input Open by Jeff Cochran
No input at this time.
Public Input Closed by Jeff Cochran

5. Public Hearing and Possible Recommendation: Preliminary Plat, Site Plan and Master Development
Agreement Amendment for Riverbend Townhomes located at approximately 900 North Redwood Road,
Knowlton General/Aric Jensen.

Kimber Gabryszak reviewed the Phasing Plan; the applicant has requested an increase of units, which would
require a Master Development Agreement. The trail will need to be realigned since it is located in the
wetland flood plains, There are several Engineering requirements that must be met as well. Public input
had been received and forwarded to the Commissioners.

Aric Jensen for applicant appreciates the staff work on this project. He would hope to have this approved as
recommended.

Public Hearing Open by Jeff Cochran

Alan Johnson would like to request more parking on the north side, it is insufficient now. He would like to
see that the HOA be reimbursed early on from the developer for the building of the park.

Joe Hitzeman wanted to request parking on the north side, there are often around 10 cars parked in the dirt
area. Reimbursement of the park would be advised and funding to fix the existing park. He would like
to push the amenities to be completed at the beginning rather than towards the end.

Public Hearing Closed by Jeff Cochran

Aric Jensen, has agreed to reimburse the HOA for the park improvements up front, additional parking has been
added which includes 3-4 additional stalls but that was all that could be fitted. He said it’s too hard to
construct the landscaping at the beginning while construction is occurring.

Jarred Henline one concemn is the parking, 3 stalls added is not enough for the north side, with the additional
units added more parking will be needed and that needs to be addressed.

Kimber Gabryszak commented that there is no possibility of parking on the collector.

Jarred Henline maintains the position that more parking is needed aod is a concern. The HOA and developer
need to work out the reimbursement, and language would need to be added to address the parking issue.

Kara North asked if the parking requirement is being meet.

Kimber Gabryszak indicated that they do meet the requirements according to the current parking code. Guest
parking is % spaces per unit.

Kara North noted she was a resident of Riverbend. She expressed that the parking is a big concern and would
like to distribute parking more to the north side. She thought a reconfiguration of the building would be
able to fix that.

Aric Jensen responded that the unit couldn’t be flipped because of a large sewer line that ran through the
parcel on a diagonal.

Kara North feels that there could be a way to resolve the issue. The plan looks great and is glad to have this
development completed.
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Kirk Wilkins asked about the road next to the river. Would it take away future access to the river for the
adjacent property owner?

Aric Jensen stated that the property is owned by someone else. It is there to show future connectivity required
by the city.

Kimber stated that the road is shown on the City’s future Master Transportation Plan they are following that
general alignment, but doesn’t require the property owner to do anything at this time. It could be
reconfigured; it doesn’t require a property owner to stick to that alignment.

Kirk Wilkins asked about the open space requirements.

Kimber Gabryszak noted that things were shifted but it comes out to about the same amount.

Kirk Wilkins echoed the need for additional parking and to make the neighbors happy, if there is anything that
could be done that would be great. He asked about the trail access.

Aric Jensen said that on the east side the access was from their patios. There is a significant drop as to result of
that the construction was to be raised.

Kirk Wilkins supported a condition to require trail connectivity. He asked about the realignment of the units.

Aric Jensen addressed why they requested the additional units and the cost of the units because of increased
costs to fill and build walls.

Hayden Williamson expressed that parking is a concern of his-as well and he would agree to commissioner’s
counsel to find additional parking. The additional units he is fine with, he asked if the landscaping for the
detention basin has been determined.

Aric Jensen stated that the detention was designed to be flat bottom to be used for a play area and maintained
by the HOA, it is redesigned slightly but will be a large play area.

Hayden Williamson asked if the parking would be enforced by the HOA.,

Aric Jensen responded that yes the parking would be enforced by the HOA.

Hayden Williamson asked if the Fire Marshall would be able to enforce as well,

Kimber Gabryszak stated that they should put it on the plat very clear where they were allowed to park and if
the Fire chief felt that there was concern then he could enforce any issues regarding the parking.

Kevin Thurman stated that Code Enforcement could also enforce any issues as well.

Sandra Steele asked what the lengths of the driveways were on the new units.

Aric Jensen said he thinks that they are 18 feet.

Sandra Steele feels some concern with the units on the east side and the lack of parking and asked if it was
possible to add additional parking to the ends of the units.

Aric Jensen indicated that they could widen the drives on the ends.

Sandra Steele is not sure that the old parking issue could be fixed with the newer section and it should stand on
its own. She asked if a traffic study had been completed.

Aric Jensen said that no study was completed.

Jeremy Lapin stated they could look at the need and see if one was warranted.

Sandra Steele clarified that chain link fencing is not permitted. She asked about the garage doors and do they
meet the architectural design.

Kimber Gabryszak said that what was promised was provided.

Sandra Steele would feel more comfortable to add a condition that a connection to Riverside drive to the north
be provided prior to the first Certificate of Occupancy.

Jeff Cochran asked if we could request additional parking for the additional units being requested.

Kimber Gabryszak reviewed the options that the Planning Commission could recommend for the project. They
meet the current code requirements.

Kevin Thurman stated that the developer has an entitlement to the current R14 zoning.

Jeff Cochran asked if 8 additional stalls could be considered.

Aric Jensen stated that there is nowhere to locate any additional parking stalls, if they could they would.

Jeff Cochran strongly recommends he consider trying to reconfigure the plan to add the additional parking. He
asked if the road extension was in the flood plain. (no) He asked if the slope and trail area was
constructible and if it required a retaining wall to build.

Jeremy Lapin responded that it may, trail was flat. The northem units already had a wall proposed.
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Motion by Kara North to forward a positive recommendation to the City Council for the amendment to
the Riverbend MDA, increasing the maximum density from 58 units to 62 units, with the findings
and conditions in the Staff Report. Seconded by Hayden Williamson. Ave: Sandra Steele, Havden
Williamson, Jeffrey Cochran, Kirk Wilkins, Kara North, Jarred Henline. Motion passed
unanimously.

Motion by Kara North te forward a positive recommendation te the City Council for the Riverbend

Preliminary Plat and Site Plan with the Findings and Conditions contained within the Report, with
the modifications that the number of units shall be 62, that the trail meet any staff concerns with

respect to connectivity or respect to connectivity or the flood plain, that there be no on street parking on riverside drive per the
request of the Fire Marshail, that per the agreement with the developer the driveways on the east end
be widened as agreed, that if necessary based on staff’s concerns or recommendations that a traffic
study be conducted, that connectivity to Riverside drive be completed before the first Certificate of
Occupancy is issued. Seconded by Kirk Wilkins.

Hayden Williamson had a question that no parking on Riverside drive was already Code. The driveways
to the units on the east side, that they not be allowed to park on the road but in private drives.

Kara North accepted that correction.

Kimber Gabryszak clarified that they were accepting the other conditions that were in the staff report.

Kara North said yes.

Ave: Sandra Steele, Hayden Williamson, Jeffrey Cochran, Kirk Wilkins, Kara North, Jarred Henline,

Motion passed unanimously.

A 5 min. break was taken at this time.

6. Public Hearing and Possible Recommendation: Rezone, General Plan Amendment and Community
Plan for Wildflower located approximately 1 mile west of Redwood Road on SR 73 and West of Harvest
Hiils, AI/Nathan Shipp, applicant.

Kimber Gabryszak presented the plan. The applicant is requesting approval of a General Plan Amendment and
Rezone to change the property to the Planned Community zone, and also a Community Plan to a Master
plan, about 1765 residential units and 200 acres of commercial. There are plans for Mountain View
Corridor which passes through the center of the Plan. The applicants are asking to transfer the residential
density from these acres to the rest of the project, based upon a maximum of 3 units per acre overall. The
highest density is furthest away from the existing neighborhood. There was a neighborhood meeting held
and she reviewed feedback from that. They recommended to applicant that homes built next to existing
homes be the same size and transition to smailer. She noted that each phase will have to be brought
forward with a Village plan that will have more details. And then come to Council again in individual
subdivision plats. She reviewed the current impact that planned MVC would be to the development. She
reviewed recommended conditions.

Nathan Shipp, applicant, noted they had spent a lot of time with staff on how to comply with code and
neighborhood feedback and UDOT. They did try to get UDOT to move MVC further to the west so their
development wasn’t split in the middle, but that is not an option. They are proceeding in good faith that
the corridor will be done. Their plan allows for overall low density. They are leaving the commercial area
alone at this time with plans to come back later with the best way to lay that out. They are working with
staff and the major transportation plan. They are matching the size of roads stubbing into their plans. They
are open to exploring the traffic patterns further to make sure they are done in a manner that is safe and
addresses concerns of all residents.

Public Hearing open by Jeff Cochran
Jennifer Klingonsmith was concerned that granting the Planning Community zone gives the developers
more flexibility in how things are laid out. She mentioned what has happened with the Legacy Farms
project. If the City Council approves this than densities would be vested and she urges the Planning
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Commission to use discretion. She feels that to shift the density really makes it less than 3 units per
acre. She thinks that the developer would make a decent amount of money from UDOT with the sale
of the area for MVC and he could keep the density lower and maintain the 3 units per acre on the rest
of the area. She appreciates that he didn’t put in a lot of multi-family units. The R18 pocket she
wants to point out that while it doesn’t seem big; it makes a big impact on their schools and wards.
She feels that since this was only submitted and not approved before Prop. 6 that this should not be
grandfathered in. Granting this density and seeing how it is playing out with Legacy Farms project she
thinks they need to protect those and define those densities more.

Jeremy Cochran seconds a lot of comments Mrs. Klingonsmith made. He thinks that if they get the credit
for the units that might have been in the corridor than increasing density in the other area it is an unfair
advantage. He notes that if they add the road on the north (connecting to Providence) it eventually
runs right in front of the school that it would be too congested for that road and unsafe. On exhibit 15
in the packet he wanted some clarification, He is questioning how much material would be extracted
and where it would go and that it would be putting heavy equipment on the Harvest Hills roads which
would ruin the roads and put a burden on the residents. He likes the trails but questions if there could
be trails on the east of MVC. He wonders about the traffic flow onto MVC. He recommends a
frontage road on the east of MVC.

Rick Van Valkenburgh is concerned about the proposed road to the north (Providence) that would increase
traffic on that road. He mentioned the traffic impact during peak hours is on the Harvest Hills Blvd.
He thinks that would also dump more traffic onto the proposed road. He would like to see the
proposed road moved.

Brian Ricks feels that the argument is that they are trying to shift what MVC has taken away and he
doesn’t think it would put the developer in dire straits. He has spoken with the administrators at local
schools and they are concerned with being able to pass a bond for a new high school to take some load
off the high numbers at local schools. This development would bring a lot more students to our
schools. He is concerned also about the proposed road connecting through Harvest Hills. The road
goes by a major park and school. By design in the neighborhood the roads slow traffic down and this
would put more traffic on those roads.

Jamie Danforth likes the comments that have been made already. We care about our community and the
city. She echoes that when the project was proposed that MVC was not in that plan. The change in
density would change the feel a ton. This would add about 3400 kids that need schools and there isn’t
space in the plan for schools. It looks nice but the majority is on 4500-6000 sq.ft. lots. She likes the
idea of matching what exists. She is concerned on the shift of demographics. She is concerned with
the comparison of high density vs. lower on the north end of the city. The north end is carrying a huge
weight for the city with all the high density in this area.

Sean Trinniman is wondering what type of stores/commercial is planned on the south end of the plan. He
is concerned with parking at those also and that it not be crammed. He thinks that what is around the
high density is a better forecast for crime. He would suggest a crime forecast for the area and what it
would mean to our Police force. The increased housing pod next to Saratoga Chase community will be
high density also. He is concerned with the view to the west being blocked and concerned with extra
light pollution, He is suggesting another study for how previous developments from DAI were
designed and what their current problems are and what we can do to avoid those. He notices that other
areas of MVC have a large buffer zone. He is wondering what the plan is for the mixed use area and
thinks it could be expanded.

Public Hearing Closed by Jeff Cochran

Kimber Gabryszak answered some of the public’s questions. With the requested density transfer, she said staff
had the same questions. Staff did recommend a condition that they add an amendment process to
predictably shift density if the Mountain View Corridor is not built, or if the density in the Corridor is
purchased by UDOT. Initial communication is that UDOT will not purchase the density. They don’t think
double dipping is really happening. The Commercial area is not really a change in the general plan, if they
changed it for a big box use they would have to go through a review process. Right now they are only
working on the residential areas. In terms of Prop 6. this development is not necessarily grandfathered in,
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but as it’s an advisory document it will be looked at. It will be a legislative decision by City Council and it
gives them things to weigh. There are items to discuss if the benefits to the city outweigh the risks. MVC
is an important connection because Redwood road and I-15 are projected as failing. They can request
additional information for extraction and designated routes to minimize impact to the neighborhood.
Density is based off of R3 but there is not min or max with planned community zone. They took the R3
and dispersed it through the plan. The height of the high density housing; there is a current plan that it will
be determined in the village plan submissions. They requested that the maximum height be added to the
Mountain View neighborhood. Kimber addressed the language in the state code that prohibits us from
addressing school impacts.

Kevin will need to look further into it; he thinks it was changed recently. This area is going to need land that
will facilitate schools and churches.

Jeff Cochran said that with the buffer on MVC in the north, it is intended in its ultimate build out to be a
freeway like I-15, which is why it is spread out now to allow for that growth.

Jeremy Lapin addressed the impact to existing roadways and changes; it was always planned that they would
have its own entrance from S.R. 73 and Redwood Road. It doesn’t talk about who would build it UDOT
of the developer. They do want interconnectivity; those roads are not meant for main trips but for
community travel to schools and churches etc.

Nathan Shipp addressed some of the questions. Why the Planning Community zone is being requested. They
are being asked to restrict 25 % of their ground right off (for MVC). They don’t have much flexibility as
far as that is concerned. They don’t know how they are going to build out exactly. He had a map which
compared the densities of Harvest Hills with Wildflower. They felt this was their only alternative to ebb
and flow with the market and give them what they need to build what they said they would. Staff has
added in the recommendations that they are comfortable with. They will obligate themselves to match
what is recommended tonight. They have taken 144 acres and only changed that to 20 acres of change to
higher density. If they were to take the MVC out and be able to use it, what is on the East of it would not
change. They have only proposed a change to 14% of the property the rest stays the same. As for grading
there are some pretty hefty graded areas they need to move around. They have requested to move that so
that it is developable. They are committed to keep that traffic out of Harvest Hills. They think they will
have plenty of access around that area. As for the schools, they get that it will have an impact and they
have worked with other districts and charter organizations to help build schools in the area. They are
committed to do the same thing in this community. Plans for arcas for parks, churches and schools will
come with the various village plans.

Kevin Thurmanlooked up the code, we can’t state as conditions that we would approve based on their getting
approval from school districts but we can require that they have identified sites for future schools.

Jarred Henline asked what his timeline was.

Nathan Shipp said they hoped to start this spring their build out would be 15-20 years.

Jarred Henline asked on the timeline of the highway, wasn’t it 20 years, what he would do if the road wasn’t
built.

Jeremy Lapin could not comment on that timeline.

Nathan Shipp said it would need to be a big park or something, but their density would already be set. Their
preference would be that the road would be built now but that isn’t possible. They don’t have any options
right now. They would hope that they would close with UDOT in the next few years,

Jeremy Lapin noted they would probably not have them hold out on that land if it wasn’t closed in a few years.
The belief is it would close fairly soon after this approval.

Jeff Cochran noted that MVC was critical in UDOT’s planning so his guess is it’s coming,.

Jarred Henline wouldn’t mind postponing this until they get it right; to make sure all the questions get taken
care of, He understands their predicament with 25% of their land taken away. He wants to make sure
promises would be met.

Nathan Shipp thinks he hasn’t promised anything, he is asking that they vote on a specific project plan that has
specific commitments that they would be contracted to work with.

Jarred Henline noted points about matching density, he is not against this project, and he thinks that they can
work through it. He asked how the prison would fit into this if it were to come into this area.
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Kimber Gabryszak noted that in EM close to this area with industrial planned that it made more sense to
increase density nearer to similar uses. This project proposes to place quite a few residences close to
where the prison is proposed.

Kevin Thurman said we know a decision will be made soon and one criterion would be that it be compatible to
surrounding area.

Kimber Gabryszak noted that the Prison is looking at population centers within a certain radius.

Jarred Henline noted it’s hard to be confident when we don’t have more specific village plans. That is not to
say he is against the developer or his plans.

Nathan Shipp said the plan make sure certain things are vested. They are obligated to a certain number of units
and a certain number of acres. He can’t change the neighborhood pods from the way they are specified in
the current plan. These units will be distributed in these areas only. They have been in contact with the
district. The district thinks it premature at this point; it will wait until the project is approved. They also
contacted the Church and at this point in time they are no longer purchasing new sites but at this time they
are finishing projects first and redistributing.

Jarred Henline said it sounds like they may want to move this project along for other reasons.

Jared Henline was excused for the remainder of the meeting.

Sandra Steele added language in conditions about side yard fencing between homes. She asked about him
making things more dense.

Nathan Shipp noted that he could not make things more dense, they are limited on the units given tonight.

Jeremy Lapin thinks the language could be changed to say Equivalent Residential Units, not just residential
units. So churches and schools don’t increase density.

Kimber Gabryszak said we would need a very clear definition of what an ERU is. Ifit’s determined thata
church or school would impact density than they could limit it.

Sandra Steele is concerned that there have been no minimum frontages given. Establishing minimum frontages
may result in a loss of units if you stick to city standards. She would like to see a condition that he
established some minimum frontages.

Nathan Shipp asked if they could establish that at the time of village plans.

Kimber Gabryszak and Sandra were fine with that.

Sandra Steele said he needs 24 ft. for maneuvering in side access garages. She wanted the parking to be a
condition. She asked if the city had signed off on the parks.

Jeremy Lapin said that it is not in the plan on who takes over the parks; City Council would be discussing that.
Also City Council would need to agree on impact fees and credits.

Sandra Steele asked does city reimburse developer for costs of improvements.

Jeremy Lapin if the city is collecting fees they can’t collect he fees twice. It depends if the facility is required
by the city plans.

Kevin Thurman said with impact fee law you can’t add a facility that serves one community, they would need
to tweak the language. They would wait unti] City Council to address.

Sandra Steele noted open space code and that he has defined parkways as open space

Nathan Shipp said they designed it as part of the community but they are not counting it as part of their 30%

Sandra Steele thinks the signs are beautiful but she thinks they are too tall.

Nathan Shipp he wants people to know that when they pass those gates they have entered that community.

Kimber Gabryszak said if they approve the plan tonight are they approving the sign height. If they create a
standard in their plan that is different than our code and it is approved than they are not held to our code.

Kevin Thurman noted that they are not approving this tonight they are making a recommendation, it could be
made as a condition.

Sandra Steele feels it is too high, when other signs in the city are held to 20ft. She thinks that a builder’s sign
should be limited to being up for only 90 days after building is done. She noted a mistake in the traffic
report. She asked about sensitive lands and disturbance.

Nathan Shipp noted that with MVC and the natural drainage there was no way to access the other area without
disturbing a portion of it.

Jeremy Lapin said he would work more with it and there was really no other way or option other than to have
some equipment on site to deal with that material. It is only one spot not continuous slopes.
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Sandra Steele had more errors she suggested get fixed. She thinks notes need to be placed on the plats to note
the high noise and vibrations area in proximity to Camp Williams.

Nathan Shipp said they have met with the Colonel at Camp Williams and they are aware of the impacts and
will continue to work with him.

Sandra Steele had some suggested conditions. Minimum lot frontages shall be established prior to approval of
village plans, side access garages shall provide 24 ft. for maneuvering. Parkways as defined by the
community plan shall not be included in required open space. The way finding signs for different home
builders shall be removed within 90 days of the last home of a particular plat being sold. That way finding
signs shall not be higher than 20 ft. and shall comply with 19.18.09 development information signs. And
plats within % mile of camp Williams shall have a noted that states that it is a high noise and vibration area
due to training at Camp Williams. Monument signs shall not be higher than 20 ft.

Kimber Gabryszak noted that on residential monuments entry signs there is not maximum height in our code,
it shall just match surrounding features.

Hayden Williamson echoed Commissioner Henline’s concerns about things that we are being asked to make a
decision on that will make a big impact on the community and it’s only a draft plan, there are a lot of detail
that impacts the community that won’t be coming until iater. But he understands that they need to be able
to start making some plans. He wondered if it would be possible to say we are ok with this but it doesn’t
take place until approval of village plans

Kimber Gabryszak said they can submit a village plan concurrently with a community plans. A conditional
approval is possible so developer has some reliance but it’s not finalized signed document. It would be up
to Council to make it a conditional rezone.

Nathan Shipp said to do that it would prohibit them from moving forward. They are going to bring plans
forward based on market plans at the time they move forward. They will be looking at about 5 village
plans coming forward in the course of the project.

Hayden Williamson thinks that they could put forward a condition and move it to ERU’s.

Kevin Thurman you are making a decision based on conditions, they are all tied to the rezone, and if they are
not complied with than it goes away. It needs to be a legitimate concern furthering the general welfare.

Kirk Wilkins asked what the current right the applicant had, and what Commission had the ability to choose
with reguard to high density, if it is rejected how it affects the prison proposal.

Kimber Gabryszak said they have the right to develop under the R3 zone. They had the ability to choose about
the density and it may impact the prison decision.

Kevin Thurman said one of the factors of the prison decision was if it was compatible with surrounding area.
Making a decision about the density impacts the MVC and the city wants it preserved at this point.

Kimber Gabryszak This is the type of decision that staff has been working on to preserve the MVC.

Kirk Wilkins asked if there was another alternative in a way that would maintain the 13 that does not have the
high density.

Kevin Thurman said the developers are asking these things to preserve the MVC and they could maybe do a
few changes but it’s based on market conditions.

Kirk Wilkins is there a way to remove the high density to comply with the wants of the people and still
preserve the corridor

Nathan Shipp replied that it gets complicated, they are holding themselves to the 30% open space standard. If
they reduced density through consolidating and making some true R3 zones it would reduce open space.
They have tried to make up some of the impact that MVC has had on them. He doesn’t think that against
EM asphalt plant and industrial things to put the larger lots doesn’t make sense. He is trying to
consolidate the large density in that one spot. He doesn’t think to get rid of it will make a better project.

Kirk Wilkins asked about water plans for this project.

Jeremy Lapin replied they are responsible to making sure their needs are met at the time it’s recorded. They
don’t reserve the capacity. This doesn’t commit us or them right now.

Kara North noted that had village plans been here it might have cased some concerns. They would look at the
village plans close to make sure they were meeting the needs and concerns and thinks many conditions
brought up would be better served then. She urged them to continue to work with the School District. She
likes the big monument signs but doesn’t know if they will get approval from everyone. What she
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understood from Kimber Gabryszak was that it could have its own special signage when approved as part
of the community plan.

Jeff Cochran did not have a lot of additional questions, most have been answered. He did ask about the
density being preserved with the MVC,

Nathan Shipp said he couldn’t preserve the corridor without the smaller density. At this time they are not
being compensated for the loss of the density, they have worked on it with the city and UDOT and if the
density goes away than they cannot say they can preserve the corridor.

Jeft Cochran thanked him for his community plan. He doesn’t know if the prison is coming or not and does
not think that this has to be approved tonight. The prison can see it’s ready and developer wants to move
forward. He doesn’t know enough about the Monument signs to make that decision. He knows the
residents are concerned with higher densities, he thinks some higher density is needed in the city. But he
is aware that this doubles the amount of high density in the north area of the city. He acknowledges that it
is a legislative decision of City Council. He thinks the high density should be distributed more throughout
the city. He thinks it’s the developer’s job to work with UDOT to get the fair market valued he thinks
condition C should be removed. He thinks the MVC is a great opportunity for the development with
being able to bring traffic to the neighborhoods. Take advantage of a frontage road. He thinks the road to
the north should not take the traffic through Harvest Hills it goes past two churches and a main park and a
school and it’s not the right fit. He appreciates the work done and the Planned Community. He doesn’t
think what is presented tonight is consistent to their general plan. He is not opposed to high density but
doesn’t think this is the right area clustered together.

Sandra Steele noted that there were plans for more high density coming to the south area of the city.

Kara North had a question, were we already over the percentages given in Prop. 6?

Kimber Gabryszak said they hadn’t updated it lately so she wasn’t aware what the exact status was. If that
housing isn’t built for 10 years than there is unknown, they only know the situation of things being built to
date. It’s a difficult discussion because it will be different in a few years.

Kevin Thurman thinks a good approach would be to look at those percentages and see if they are being
exceeded in this project. Also keeping in mind there are bigger interests here and is it worth preserving
MVC at this time for the tradeoff.

Kara North wanted a quick run of thoughts on monument height,

Sandra Steele wanted to cap it.

Hayden Williamson would be in favor or letting developer do it.

Jeff Cochran was closer to Sandra Steele’s thoughts,

Kirk Wilkins wanted to see more conformity with city standards.

Nathan Shipp wanted the opportunity to come back with village plans and more of a plan for the monuments.
So they can see more of the details.

Kimber said they could remove that page and put a condition. that entry signage standards shall be reviewed as
part of the village plan containing the entrance to the development.

Hayden Williamson wanted to add a condition that we limit units to ERU’s and not just residential units.

Suggested verbiage: shall be defined as based on ERU’s as per city water utility ordinance, and not residential
nnit’s.

Kimber Gabryszak asked that we add those requirements that were added in the presentation: 7. Second
access requirements shall be met and addressed through phasing so that no more than 50 lots may be
constructed on any road until a second access is provided. 8. Where side setbacks of five feet or less are
utilized no side yard fencing between homes shall be permitted.

Kevin Thurman reminded Commissioners that City Council would need to weigh if it was worth the change in
zoning for the benefits it may bring.

Motion by Kara North Based upen the information and discussion tonight I move to forward a positive
recommendation to the City Council for the amendment to the Riverbend MDA, increasing the
maximum density from 58 units to 62 units, with the following findings and conditions contained in

the staff report. Seconded by Sandra Steele. Aye: Sandra Steele, Hayden Williamson, , Kirk

Wilking, Kara North. Nay: Jeffrey Cochran. Motion passed 4 - 1.
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Motion by Kara North to forward a positive recommendation to City Council for the Wildflower
Community Plan with the findings and conditions contained within the report as well as the
following conditions: that the minimum lot frontages shall be established prior to approval of the
village plan; that no side yard fencing between homes with 5° setbacks or less shall be allowed; side
access garages shall provide 24° for maneuvering; parkways as defined by the community plan shall
not be included in required open space; the way findings signs for different home builders shall be
removed within 90 days of the last home in that particular plat being sold; the way finding signs
shall be no higher than 20 feet and shall comply with 19.18.09 including off premise directional sign
and on premise directional signs; also plats within % mile of Camp Williams shall have recorded on
their plats information alerting to the purchaser that this area has high noise and high vibrations
due to periodic training at Camp Williams; and that density shall be defined based on ERU’s as per
the City Water and Utility ordinance, not residential units; and that entry and monuments signage
standards shall be reviewed as part of the village plans with respect to the entrance of that
development; 7. Second access requirements shall be met and addressed through phasing so that no
more than 50 lots may be constructed on any road until a second access is provided. (8. Where side

setbacks of five feet or less are utilized no side yvard fencing between homes shall be permitted.)
With the request that applicant and city staff work to provide densities percentages according to the

Community plan te the City Council. Seconded by Sandra Steele,

Kimber Gabryszak noted a condition missed - Off street guest parking shall be provided for the
multifamily products and any products with less than 20’ driveway at the rate of .25 spaces per
unit,

Kara North accepted that condition.

Aye: Sandra Steele, Hayden Williamson, Kirk Wilkins, Kara North. Nav: Jeffrey Cochran .
Motion passed 4-1.

7. Approval of Reports of Action.
Kimber Gabryszak had a Report for Riverbend, she reviewed with Planning Commission.

Motion by Havden Williamson to approve the Réport of Action for Riverbend Townhomes. Seconded
by Kirk Wilkins. Ave: Sandra Steele, Hayden Williamson, Jeffrey Cochran, Kirk Wilkins, Kara

North, Jarred Henline, Motion passed unanimously.

Motion by Hayden Williamson to approve the Report of Action for Wildflower, Second by Sadra Steele.

Avye: Sandra Steele. Hayden Williamson, Jeffrey Cochran, Kirk Wilkins, Kara North, Jarred
Henline. Motion passed unanimously.

8. Approval of Minutes:
1. October 23, 2014.

Motion by Kara North to approve the Minutes of October 23™, 2014 with the changes sent to the
Recorder by Sandra Steele to be made. Seconded by Sandra Steele. Avye: Sandra Steele, Hayden
Williamson, Jeffrey Cochran, Kirk Wilkins, Kara North, Jarred Henline. Motion passed

unanimously.

9. Commission Comments. — None at this time.
10. Director’s Report.

Kimber Gabryszak - had a quick update of items upcoming for meetings. Eric Reese has resigned from
Planning Commission as he is moving.
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Meeting adjourned without objection by Jeff Cochran

Adjourn 11:03 p.m.

D e ,

ate of Approval
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Exhibit D
City Countil Written Minutes with Adopted Findings and Conditions

City of Saratoga Springs
City Council Meeting
February 24, 2015
Regular Session held at the City of Saratoga Springs City Offices
1307 North Commerce Drive, Suite 200, Saratoga Springs, Utah 84045

Policy Session Minutes

Present:
Mayor: Jim Miller .
Council Members: Shellie Baertsch, Rebecca Call, Stephen Willden, Bud Poduska
Staff: Mark Christensen, Kimber Gabryszak, Kevin Thurman, Spencer Kyle, Nicolette Fike, Jeremy Lapin
Others: Nate Shipp, Mindi Tate, Chris Porter, Jennifer Klingonsmith, Rob & Stefani Bailey, Troy Herold,
Milt Shipp :

Call to Order 6:00 p.m.

Roll Call - Quorum was present

Invocation / Reverence - Given by Councilwoman Baertsch
Pledge of Allegiance - led by Councilman Willden

Public Input— Opened by Mayor Miller
No input at this time.
Public Input - Closed by Mayor Miller

1. Continued discussion and possible approval of the Rezone, General Plan Amendment, Master
Development Agreement and Community Plan for the Wildflower development located 1 mile west of
Redwood Road, west of Harvest Hills, DAI/Nathan Shipp, applicant.

Kimber Gabryszak gave a review of the changes since the last meeting. The dedication of open space will not -
be called out ahead of time in the Community Plan or MDA but when they come in for plats it could be
considered. There is no guarantee of impact fee credits mentioned, one reference to it. There is a
conceptual open space base level; they will need to comply with the development code.

Jeremy Lapin commented that he thinks it should be changed so it doesn’t limit us for reimbursement
options, it should not specify how we are participating but make it broader.

Kevin Thurman agreed, it won’t always be adding something for system improvement; it could have impact
fee credits for other things as well.

Councilwoman Baertsch said the upper example (open space base level) was not what they would normaily
accept for the city.

Kevin Thurman thought you could add additional language to reference the codes, 19.26.

Kimber Gabryszak noted that there is a clear statement that it is conceptual. She continued with the updates
and changes. The developer is not improving the UDOT detention basin at the request of the city. There
were notes concerning limitation of temporary development signage, water tank name change and they
removed primarily from references to single family and strike out recreational needs on page 12.

Councilwoman Baertsch noted many of her comments have been addressed in the changes. She asked if they
wanted to include the pit/mine in their notifications.

Nate Shipp commented that they would much rather have adequate noting than not. He will reference
existing mining and blasting operations.

Councilwoman Baertsch would like more clarification on pg. 46 about which evergreens they would be
willing to accept, and note that shade trees can be used in other areas. They may need an evergreen table.

Kimber Gabryszak suggested they could address that at the Village Plan level,

Nate Shipp said they can add it,

Councilwoman Call was concerned with not having a table added now.

City Council Mgeting February 24, 2015 lof 6
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Kevin Thurman said they could just refer back to the code so that it is not too specific in the Community
Plan.

Councilwoman Baertsch suggested leaving “shade trees shall be used in public right of ways” and removing
pg 47 and 48 from the Community Plan so they could be addressed in the Village Plans.

Nate Shipp noted a tank that was misnumbered. The tank closest to Redwood road should be tank 5.

Councilwoman Baertsch had concerns about wording on the open space and making sure we are not tying
ourselves prematurely into some of those amenities.

Councilwoman Call asked how they would deal with the acreage being deeded to UDOT if it wasn’t the
exact acreages called out.

Kevin Thurman said if it’s only a few acres that would be covered, as things were conceptual in nature, but if
it was a large change that is where they would want to amend the Community Plan,

Councilwoman Call was concerned with Planned Community Zone and she didn’t want to confuse the
definition, it may be too specific. On the open space plan, she wants to make sure that we are not Just
saying our open space is only a network of trails. It needs to add that it is not limited to trails, and
includes parks, open space and a trail network. She asked if they wanted to call out Camp Williams
specifically in the dark sky initiative.

Kimber Gabryszak thought it was covered in 19.11

Councilwoman Call they don’t establish all the parameters for buffering for Camp Williams and MVC and
all the things, it’s kind of piece meal, is there a way to bring it all together in the buffering area. She
thinks ERUs could be referenced differently in the table on pg. 14. On pg. 21she notes it doesn’t say
when the density transfer may happen, that needs to be included.

Kimber Gabryszak said most likely it would be at Village Plan time.

Kevin Thurman noted in the Village Plan section of the code it notes it needs to have detailed transfer density
of non-residential sq. ft. provisions.

Councilwoman Call continued pg. 25 Regional Commercial should reference exhibit 2. On pg. 25 she had
concerns with wording about ERUs, change to within the allowable ERUs. pg. 26 she was concerned that
accessory structures should all be required to meet the City Code. Remove “not requiring a building
permit.” Pg. 29 change higher density use to medium density use. On pg. 30, add on setback met at
Village Plan “per Section 19.26.” She would like more parking than .25 spaces for guest parking. Pg. 35
we don’t need to see the WDRC internal process. Remove the single family home approval process. Pg.

- 37, thanks for the note about housing styles, could we carry that over to each plan, it’s just on the
Contemporary page now. Pg. 45 Landscape Philosophy, she would like something that talks about parks.

Kimber Gabryszak said this page was discussed quite a bit, it was originally confused between landscaping
and open space; we would like them to be separate and reference the appropriate sections of code. We
don’t want them blurred together too much. She suggested removing the last paragraph and rewording
the first sentence to read “landscaping and open space” and then reference “19.06 and 19.26
respectively.”

Councilwoman Call alse wanted the last paragraph just be put in the CCR’s. On pg. 46 she shared the
concern with the shade and ornamental evergreens. On pg. 51 she appreciated removing the note about
city accepting trails and that it’s conceptual. Pg. 52, if there was a way to encompass all of the buffer
concerns, it appears it should. Community plan is required to identify and dictate what buffering will be
but it doesn’t say that it is going to be. Call out buffering from Camp Williams. Pg. 53 Park Standards
put in something that it will “meet recreational needs as per section 19.26.” Pg. 54 also include “meet
recreational needs” and also on pg. 55. On pg. 56 if the area is subject to credit for open space, she
doesn’t want it to be counted now only to have it be widened later into a road. Define as counting as
open space only if it’s outside the right of way. Pg. 57 it says regional trails need to meet city standards,
but all trails need to comply.

Kimber Gabryszak noted that some of the trails would not be given to the city but they may meet their needs
as an HOA.

Councilwoman Call does not want 3f. trails. They do not meet code

Councilwoman Baertsch we need to plan for the future and plan as if we have to take them over someday (if
an HOA fails) We need to make sure they meet the needs down the road.

City Council Meeting February 24, 2015 2of 6
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Jeremy Lapin suggested “regional trails identified on the City’s master plan shall meet city standards, all
other trails shall meet below standards.”

Kimber Gabryszak put that in the notes and that they would delete the 3’ option and the parentheses options,

Councilwoman Call appreciates the note on signage she would also like pg. 59 to include the note that all
signage will be part of the Village Plan, or remove the page.

Nate Shipp would like to preserve this conceptual graphic in the plan. This monument is one exception they
would really like to have.

Councilwoman Baertsch noted the current sign height allowed is 20 feet for signs and she will stick to that
but it could be addressed at Village Plan. ‘ '

Councilman Poduska doesn’t understand where the objection is, he thought this was an attractive monument,
and wondered if there was something that denied this type of monument.

Kimber Gabryszak cited in Section 19.18 under Residential Uses that there shall be permitted one monument
sign for each major entrance to the development. It talks about materials and incorporation, then: When
reviewing the design of proposed entry features signs, staff shall determine whether the scale of the sign
is consistent with the surrounding natural and built features. There is nothing in there about height.

Councilwoman Baertsch said where the location is not nailed down she feels it shouldn’t be included now.
We can leave it as concept and we will address it at Village Plan.

Councilman Willden agrees that it could be addressed at the later time.

Nate Shipp would like to have language included that allows them to go forward with the design they would
like, that will prevent them from doing an ordinance change later. They did do language that prohibits
billboards, this is conceptual now. This is just specific to the monument sign.

Councilman Willden suggested that City Council may consider it later.

Councilwoman Call likes the way the ordinance currently reads about it being contextual.

Nate Shipp asked could we just tie it to the code as it currently stands.

Councilwoman Call doesn’t want to get backed into a corner because it’s in the Community Plan.

Kimber Gabryszak noted they could reference the current code “When reviewing the design of proposed
entry features signs, staff shall determine whether the scale of the sign is consistent with the surrounding
natural and built features.” There is nothing in there about height.

Mark Christensen thought they might want to look at the sign in a different way, where there are actual
words on the monument that would meet our sign code and the rest is an artistic element.

Councilwoman Call what would stop a developer from changing the top to a sign later.

Mark Christensen thought it could be considered as an architectural feature, not a sign.

Councilwoman Call asked if the applicant be willing to be locked into this design.

Nate Shipp replied it is engineered and ready to go and he would be willing to be locked into this design.
They think it’s a beautiful aspect to the community.

Councilwoman Call would he be willing to put conditions in that include things like “including grading shall
not be above a certain height.”

Nate Shipp asked if it could be relabeled to change the name to an entrance feature instead of sign.

Councilwoman Baertsch still has a hard time not knowing where it would be placed.

Kevin Thurman indicated we could make a condition that it’s not within so many feet of residences or
obstruct views of existing or future residences.

Councilwoman Baertsch is concerned it would be high up and a beacon that would be seen too far away.

Nate Shipp commented that while it is a sign to let people know where they are it is mainly to set a tone for
the neighborhood.

Councilman Willden stated the developer’s property is very close to existing homes. If we locked in the
design and height, a tower could’ve placed 100 ft from existing homes. Councilman Willden would not
support approval of a large entry monument without verifying the location so existing homes are not
looking at a large lighted monument from their back windows.

Councilman Poduska asked if they had an idea where they would like to place it.

Nate Shipp noted they would like to put it at the entrance off of MVC to the north and just as you come in on
the South past the commercial area.

Kimber Gabryszak noted on the map the areas they were looking at.
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Kevin Thurman suggested they could add a note that the location of the following sign shall be determined at
Village Plan stage and shall be based on the following factors: distance to future and existing residential
homes, signs shall be located no closer than 100 ft. to existing and future homes, signs shall not
unreasonably restrict use of existing and future residential homes, Signs shall comply with chapter 19.11
of city code,

Council and staff discussed the merits of adding the condition. They felt since they didn’t know the exact
location that it would be better to leave it as it is and address concerns at Village Plan.

Councilwoman Call noted on pg. 61 to add buffer and fencing treatments for the MVC.

Councilwoman Baertsch asked about them fencing the full perimeter, do they not waant one consistent
product throughout the neighborhood; it seemed there were different fences options.

Nate Shipp is anticipating building different fences for different components but it should all have a
consistent feel. Along a collector road may be difference than along a trail. We could remove perimeter
of the property reference and say fencing shall be a consistent feel.

Kevin Thurman thought it would be fine the way it was as it was a concept,

Councilman Poduska had his concerns resolved earlier today after reviewing changes and meeting briefly
with Kimber Gabryszak.

Councilman Willden noted that the council is very sensitive when any development comes in that has a
potential of significantly impacting existing residents. The Planned Community Zone is very challenging
and requires special attention and detail because we are creating new code as part of the rezone. He
appreciates the thoroughly and detailed review from staff and the attention to detail from the other
council members to ensure we have a good product that protects future and current residents.

Kevin Thurman noted the change to the MDA about billboards will run with the land and be binding on
UDOT as well. Also under the mining area the language is less restrictive; it will allow them to grade
and process and sell products off site,

Councilwoman Baertsch asked the developer to define the grading that will need to happen.

Naie Shipp said there are sorne steep areas they will probably need to be left alone. Most of it will be
smoothed out. The majority of what they will be cutting will be on the west side. Long term it will help
fix drainage issues and alleviate flooding concerns.

Councilwoman Call noted a few corrections that needed to be made on the MDA. She wanted to include
“dedicate in some cases with approval from city council” in 10.a. She also wanted in b. to add
“subsequent approved Village Plans.” In 11. private trails, she wondered if they would be keeping
private trails that public was not allowed on.

Nate Shipp replied that if the HOA was maintaining the trails then they should be private, if the public was
using them then the public should upkeep it.

Councilwoman Call noted there were trails in the city that were HOA maintained but the public did use them.
Kevin Thurman noted this was the same langnage that was used in the Legacy Farms MDA. HOA’s may not
be stopping people from using their trails, but it is a pet-peeve of theirs. Are we going too far, we are
requiring them to install and maintain in perpetuity, yet grant public access, it could be interpreted as an

illegal action.

Councilwoman Call thought maybe they could get Open Space credit or something; she doesn’t want people
being kicked off the trails like kids walking home from school. Where there is this much acreage and
developments on both sides she doesn’t want to prohibit transportation through that except on trails

. deeded to the city.

Kevin Thurroan said we would have to see our code for parks and trails and see if that is prohibitive. If it’s
on our master plan, than that is going to be a public trail.

Councilwoman Call on page 14 there is no east west connection on public trails if she is reading that
correctly. 1f we could entertain a public right-of-way easement or public accessibility at Village Plan
than she is ok.

Nate Shipp said that is how they anticipated it.

Jeremy Lapin indicated that on the extension of Providence they only had a sidewalk on one side. He wanted
to make sure they were ok with that. There is a rule that there should be a walk on both sides.

Kimber Gabryszak noted that they didn’t finalize the change to the language for open space on 51.

Jeremy Lapin replied to say “subject to city for participation” and delete inclusion of parks and trails.
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Councilwoman Baertsch said she would like to see two sidewalks.

Nate Shipp thinks it would give some continuity between Harvest Hills and Wildflower to keep the one.

Councilman Willden states that the one side walk is an annoyance to residents; therefore, he would support
two sidewalks.

Nate Shipp clarified it would be a 5°sidewalk within the 9° park strip.

Jeremy Lapin said it would be helpful to have a title other than just a right-of-way.

Kimber Gabryszak reviewed the Report of Action with the Council members. She reviewed changes made
by council and staff and made changes as needed. The Condition changes to the Community Plan were:
2. The Community Plan shall be edited as follows:

TR R o

TrrE@E o

~

°

Emw 1D

y.

Z.

Page 9 — add “parks and open space” before trails

Page 10 — add disclosures for mining blasting.

Page 12 — “appropriate...as appropriate”, remove one “appropriate”

Page 14 — reformat table to put ERUs at the top, and just numbers in the table without repetitive
ERUs

Page 21 - state that density transfers will be settled at time of Village Plan approval

Page 22 — after “Master Plan™ under Commercial add “see Exhibit 2”

Page 25 — “as long as nuraber of ERUs”, change to “within the allowable ERUs”

Page 26 — remove “not requiring a building permit” from footnote

Page 29 — change “higher density” to “medium density”

Page 30 — when stating that setbacks for townhomes are approved at Village plan, add “per Section
19.26” :

Pages 34-35 —remove the Single-Family WDRC process specifics, keep the first two paragraphs
Housing style pages — add “final housing styles to be determined by WDRC and approved at each
Village Plan” to top of each page

Page 45 — remove last paragraph and reword first sentence to read “landscaping and open space” and
then reference “19.06 and 19.26 respectively”

Page 46 — remove second sentence completely from second bullet point

Pages 47 and 48 — remove entire pages

Page 51 — change 19.09 to 19.26, and clarify open space statement to read “subject to City
participation” instead of inclusion in the Impact Facilities Plan. Also delete last sentence in the
statement,

Page 52 — call out buffering from Camp Williams and mining operations.

Page 53 — add “meet the recreational needs of residents” somewhere

Page 54 — pocket park section, add “meet the recreational needs™

Page 55 - neighborhood park section, add “meet the recreational needs”

Page 56 — define parkway as only counting as open space if outside of the full pavement build out
width

Page 57 — clarify note to read “trails identified oo the City’s master plan shall comply with City
standards, and all other trails shall comply with the standards below”, and remove the 3’ width
option from the private trails as well as the items in parentheses.

Page 61 — add fencing and buffering standards for MVC

Page 73 —re-label eastern tank 4 to tank 5

Open space in the Mountain View Housing shall be defined at time of Village Plan to ensure that
such open space is useable.

Second access requirements shall be met and addressed through phasing, so that no more than 50 lots
may be constructed on any existing road until a second access is provided per Section 19.12.

3. Arequest to amend the Transportation Plan to reflect the proposed road layout shall be submitted and
approved, prior to Village Plan approval(s).

4. No Village Plan approval shall be granted until the MVC property is transferred to UDOT, and
verification received from UDOT.

5. Staff may edit the Community Plan for typos based on the changes required by these conditions.
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Motion made by Councilwoman Call that based on the information and discussion tonight I move to
approve the General Plan Amendment and Rezone of the Wildflower property from Low Density
Residential and R-3 to Planned Community, as identified in Exhibit 1, of the staff report dated
February 17, 2015 with the Findings and Conditions in the staff report as listed on the screen.
Seconded by Councilman Poduska. Aye: Councilman Willden, Councilwoman Baertsch,
Councilwoman Call, Councilman Poduska. Motion passed unanimously.

Motion made by Councilwoman Call to_approve the Wildflower MDA with the Findings and
Conditions as specified on the screen. Seconded by Councilwoman Baertsch. Ave: Councilman
Willden, Councilwoman Baertsch, Councilwoman Call, Councilman Poduska. Motion passed

unanimously.

Motion made by Councilwoman Call to approve the Wildflower Community Plan with the Findings
and Conditions on the screen including all the changes made tonight and by staff prior to the
meeting. Seconded by Councilman Willden. Aye: Councilman Willden, Councilwoman Baertsch,
Councilwoman Call, Councilman Poduska. Motion passed unanimously.

Motion by Councilman Willden to approve the report of action as presented. Seconded by
Councilwoman Baertsch. Aye: Councilman Willden, Councilwoman Baertsch, Councilwoman
Call, Councilman Poduska. Motion passed unanimously.

2. Motion to enter into closed session.
This item was not addressed tonight.

Policy Meeting Adjourn 8:15 p.m.

/(//MC/\ <. 30/ <H e B

“ Date of Approval “——=—=Mayor Jim Miller

atesf City Recorder .
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Exhibit E
Report of Action (with Staff Report)
- . TYPE OF ITEM
Saratoga Springs City
1 i Concept Discussion
Clty Council Preliminary Plat
For Discussion Only
. Site Plan
Report of Action Resone —<
Ordinance
General Plan D S
Code Amendment
Plat Amendment
Meeting Date:  February 24, 2015 Road Vacation
g * ebruary 24, Conditional Use
Development Agmt. X
ITEM #1. Wildflower — Rezone, General Plan Amendment Minor Subdivision
Community Plan, MDA Other (Community Plan) __ X_
ACTION OF CITY COUNCIL

The following action was taken by the City Council on theéabove-described iters:

. Approval with Conditions

STAFF PRESENTATION
The Staff report dated February 17, 2015 to the City Council provides details of the facts of the case and the
Staff's analysis, conclusions, and recommendations. Key points addressed in the Staff's presentation to the City
Council included the following:

* See Staff Report dated February 17, 2015,
» Added modifications to the Community Plan since February 17, 2015.
* Discussed biliboard prohibition in MDA.

APPLICANT PRESENTATION
Key points addressed in the applicant's presentation to the City Council included the following:
* Reviewed changes to the plan, and answered questions from the City Council.

CONCERNS RAISED BY PUBLIC ,
Any comments received prior to completion of the Staff report dated February 17, 2015 are addressed in the
Staff Report to the City Council. Key issues raised in verbal comments received subsequent to the Staff Report
or public comment during the public hearing included the following:
e Public comment was provided at the December 2, 2015 public hearing and is contained in the minutes
for that meeting.

CITY COUNCIL DISCUSSION
Key points discussed by the City Council included the following:

* Baertsch

Wildlower GP, Rezone, MDA, Community Plan — CC Report of Action 2-24-2015 Pape 1
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c Appreciate changes in response to previous input, and inclusion of evergreens, but asked for
table and requested that shade trees may be used in other areas.
o Requested additional changes to pages 27, 10, 46, 73, and removal of 47-48
* Call-
o Asked questions about numerous pages.
o Also requested changes to pages 9, 12, 14, 21, 22, 25, 26, 29, 30, 34-35, all housing style pages,
45, 52, 53, 54, 55, 56, 57, 59, 61

*«  Poduska
o Concerns have been addressed
s  Willden

o Addressed all the staff comments
o Addressed all of the Council comments
o Thanked Councilmembers Baertsch and Call for thorough review

MOTIONS

General Plan and Rezone:
Councilmember Call made the following motion: “Based upon the information and discussion tonight, I
move to approve the General Plan Amendment and Rezone of the Wildflower property from Low:
Density Residential and R-3 to Planned Community, as identified in Exhibit 1 of the staff report dated
February 17, 2015, with the Findings and Conditions in the staff report and outlined below:”

Findings

1. The General Plan amendment and Rezone will not result in a decrease in public health,
safety, and welfare as outlined in Section G of the staff report dated February 17, 2015,
which section is hereby incorporated by reference.

2. The rezone is consistent with Section 19.17.04 of the Code, as articulated in Section H of the
staff report dated February 17, 2015, which section is hereby incorporated by reference.

Conditions:

1. Ali requirements of the City Engineer shall be met.

2. The rezone shall not be recorded until accompanied by a finalized Community Plan and
MDA. The Community Plan shall in all respects be consistent with the MDA,

3. Any other conditions added by the Council.

4,

Councilmember Poduska seconded the mbtion.

VOTE (4 TOO0)

Stephen Willden AYE
Shellie Baertsch AYE
Michael McOmber ABSENT
Rebecca Call AYE

Bud Poduska AYE
Mayor Jim Miller Non-voting

Wildlower GP, Rezone, MDA, Community Flan ~ CC Report of Action 2-24-2015 Page 2




ENT 21748:201%5 p6 151 of 187
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Councilmember Call made the following motion: “I also move to approve the Wildflower MDA with
the Findings and Conditions below:”

Findings:

1. The MDA is consistent with the proposed Community Plan.

2. The MDA is consistent with the agreement contained in Exhibit 5 of the Staff Report dated

February 17, 2015.

3. The MDA is consistent with the General Plan as articulated in Section F of the Staff report

dated February 17, 2015, which Section is incorporated herein by reference.

Conditions:

1. The MDA shall not be recorded until accompanied by an approved Community Plan. The
Community Plan shall in all respects be consistent with the MDA,

2. Any other conditions or modifications added by the City Council:

Councilmember Baertsch seconded the motion.

VOTE

(4TO0)
Stephen Willden AYE
Shellie Baertsch AYE
Michael McOmber ABSENT
Rebecca Call AYE
Bud Poduska AYE
Mayor Jim Miller Non-voting

Community Plan
Councilmember Call made the following motion: “I also move to approve the Wildflower Community
Plan with the Findings and Conditions below:”

w N

Findings

1. If the General Plan is amended to PC, the application is consistent with the General Plan, as
articulated in Section G of the staff report dated February 17, 2015, which section is
incorporated by reference herein. Specifically,

a. the preservation of the land for the future Mountain View Corridor is of public benefit
and justifies the allowance of higher densities on ~61 acres through the transfer of
density from the said corridor, and

b. the majority of the property consisting of single-family residential development is
consistent with the intent of Proposition 6.

The Community Plan is consistent with the agreement in Exhibit 5 of the Staff Report.

With appropriate modifications, the application complies with Section 19.26.05 of the
Development Code as outlined in Section H of the staff report, which section is incorporated
by reference herein. Particularly:
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a. The application is consistent with the goals, objectives, and policies of the General
Plan, through particular emphasis placed upon policies related to community identity,
distinctive qualities in communities and neighborhoods, diversity of housing,
integration of uses, pedestrian and transit design, and environmental protection;

b. The 1468 residential units is consistent with the lowest density category contemplated
in the General plan;

c. The application contains sufficient standards to guide the creation of innovative
design that responds to unique conditions;

d. The application is compatible with surrounding development and properly integrates
land uses and infrastructure with adjacent properties;

e. The application includes adequate provisions for utilities, services, roadway
networks, and emergency vehicle access; and public safety service demands will not
exceed the capacity of existing and planned systems without adequate mitigation;

f. The application is consistent with the guiding standards listed in Section 19.26.06;
with the exception of a requested exemption from standard 5.

g. The application contains the required elements as dictated in Section 19.26.07.

Conditions:

1. All requirements of the City Engineer shall be met, including but not limited to the
conditions in the report attached as Exhibit 2 of the staff report dated February 17, 20135.

2. The Community Plan shall be edited as follows:

Page 9 — add “parks and open space™ before trails

Page 10 — add disclosures for mining blasting.

Page 12 — “appropriate. ..as appropriate”, remove one “appropriate”

Page 14 — reformat table to put ERUs at the top, and just numbers in the table without

repetitive ERUs

Page 21 - state that density transfers will be settled at time of Village Plan approval

Page 22 - after “Master Plan” under Commercial add “see Exhibit 2”

Page 25 — “as long as number of ERUs”, change to “within the allowable ERUs”

Page 26 — remove “not requiring a building permit” from footnote

Page 29 — change “higher density” to “medium density”

Page 30 — when stating that setbacks for townhomes are approved at Village plan, add

“per Section 19.26”

Pages 34-35 - remove the Single-Family WDRC process specifics, keep the first two

paragraphs

1. Housing style pages — add “final housing styles to be determined by WDRC and
approved at each Village Plan” to top of each page

m. Page 45 — remove last paragraph and reword first sentence to read “landscaping and
open space” and then reference “19.06 and 19.26 respectively”

n. Page 46 — remove second sentence completely from second bullet point

0. Pages 47 and 48 — remove entire pages

p- Page 51— change 19.09 to 19.26, and clarify open space statement to read “subject to
City participation” instead of inclusion in the Impact Facilities Plan. Also delete last
sentence in the statement.

q. Page 52 — call out buffering from Camp Williams.

r. Page 53 — add “meet the recreational needs of residents” somewhere

o o

TrrpE e

~

Wildlower GP, Rezone, MDA, Community Plan — CC Report of Action 2-24-2015 Page 4




ENT 21748:2015 P6 1593 of 187

s. Page 54 — pocket park section, add “meet the recreational needs”
t. Page 55 - neighborhood park section, add “meet the recreational needs”
u. Page 56 — define parkway as only counting as open space if outside of the full
pavement buildout width
v. Page 57 - clarify note to read “trails identified on the City’s master plan shall comply
with City standards, and all other trails shall comply with the standards below”, and
remove the 3” width option from the private trails as well as the items in parentheses.
w. Page 61 - add fencing and buffering standards for MVC
x. Page 73 —relabel eastern tank 4 to tank 5
y. Open space in the Mountain View Housing shall be defined at time of Village Plan to
ensure that such open space is useable.
z. Second access requirements shall be met and addressed through phasing, so that no
more than 50 lots may be constructed on any existing road until a second access is
provided per Section 19.12.
3. Arequest to amend the Transportation Plan to reflect the proposed road layout shall be
submitted and approved, prior to Village Plan approval(s).
4. No Village Plan approval shall be granted until the MVC property is transferred to UDOT,
and verification received from UDOT.
5. Staff may edit the Community Plan for typos based on the changes required by these
conditions.

Councilmember Willden seconded the motion.

VOTE (4 TO0)

Stephen Willden AYE
Shellie Baertsch AYE
Michael McOmber ABSENT
Rebecca Call AYE

Bud Poduska AYE
Mayor Jim Miller Non-voting

er, Saratoga Springs City Mayor

Exhibit 1: Staff Report Dated February 17, 2015
Exhibit 2: Community Plan Dated February 24, 2015 at 5:20pm — referenced in page numbers in conditions
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City Council
Staff Report

Wildflower

Rezone, General Plan Amendment, MDA, and Community Plan

Tuesday, February 17, 2015

Continued Discussion

For the convenience of the Council and Public, background information remains in this report for reference
while information that has changed since December 2, 2014 is highlighted in yellow.

Report Date:
Applicant:
Owner:

Location:
Major Street Access:
Parcel Number(s) & Size:

Parcel Zoning:
Adjacent Zoning:
Current Use of Parcel:
Adjacent Uses:
Previous Meetings:

Previous Approvals:
Land Use Authority:
Type of Action:
Future Routing:
Author:

A, Executive Summary:

Tuesday, February 10, 2015

Nathan Shipp, DAI Utah

Sunrise 3, LLC; Collin’s Brothers Land Development; Collin’s Brother’s
Oil; Easy Peasy, LLC; Tanuki Investments, LLC; WFR 3, LLC

1 mile west of Redwood Road; West and North of Harvest Hills

State Road 73, future: Redwood Road and Mountain View Corridor
(Note: parcel numbers are shifting as ownership is transferred and as a
result acreages are approximate. The Alta survey of the entire project
reflects just under 800 acres, and parcel numbers will be verified
throughout the process and at recordation.)

58:021:0143 - 157.14 58:021:0152 - 187.47
58:021:0151-153.9 58:022:0123 — 80.97
58:033:0184 - 1.56 58:033:0308 — 46.5
58:033:0346 — 88.05 58:033:0183 -11.09
58:033:0327-11.3 58:033:0317 - 20.03
58:033:0187 - 18.39 58:033:0193-7.9
58:033:0192-1.45 58:033:0194 - 0.04
Total: approx. 800 acres

R-3 and RC

RC, A, R-3,R-18

Vacant

Residential

Gilead Rezone/Master Plan application submitted 2011; not finalized.
PC Hearing November 13, 2014

CC Hearing December 2, 2014 (decision tabled)

CC Work Session December 16, 2014

CC Work Session January 20, 2015

CC Continued Discussion February 3, 2015

None

Council

Legislative and Administrative

Village Plans to Planning Commission and City Council
Kimber Gabryszak, AICP

The applicant is requesting approval of a General Plan Amendment and Rezone to change the designations
of the property to Planned Community (PC), and also a Community Plan (CP) and Master Development
Agreement (MDA) to master plan the approximately 795 acre property for residential and commercial uses.

Kimber Gabryszak, AICP, Planning Director
kgabryszak@saratogaspringscity.com

1307 North Commerce Drive, Suite 200 « Saratoga Springs, Utah 84045

801-766-9793 x107 « 801-766-9794 fax
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The CP lays out general densities and configurations, however future approvals must be obtained prior to
construction, including Village Plans and subdivision plats. These future approvals will involve additional
Planning Commission public hearings and City Council meetings, and will give the neighbors additional
opportunities to see more specific plans prior to finalization.

Recommendation:

Staff recommends that the City Council discuss the Rezone, General Plan Amendment, Community
Plan, and MDA, and choose from the options in Section I of this report. Staff’s recommendation is
conditional approval of the General Plan Amendment, Rezone, and MDA, with the decision on the
Community Plan continued to a future meeting pending significant revision. The Council can also choose
from alternatives including approval of all or some of the applications and with or without modifications, or
continuance or some or all of the applications, or denial of all or some of the applications.

Background: The property is currently zoned R-3, with a maximum density of three units per acre. In
2011, Master Development Plan applications were submitted for a variety of housing and commercial
development on the property including 1892 residential units with commercial development on the
southern portion of the property. These applications did not obtain final approval, however remained open
and active.

The current applicant began meeting with Staff in the fall of 2013, and various plans and options were
discussed. An official revised application was submitted in May of 2014; the applicants have been working
internally to finalize proposals for a rezone to the Planned Community Zone, and the related draft
Community Plan.

The Planning Commission held a public hearing on November 13, 2014 and forwarded a positive
recommendation with a 4:1 vote to the Council for the General Plan Amendment and Rezone to Planned
Community, and the Community Plan. The Report of Action containing a summary of their discussion and
recommendations is attached. The Planning Commission also held a public hearing on the MDA on
February 12, 2015; their Report of Action will be provided to the City Council prior to the February 17,
2015 meeting.

The City Council held a public hearing on December 2, 2014 and voted to table the application pending
additional information concerning the acquisition of property by UDOT for the future Mountain View
Corridor (MVC), as well as other changes to the CP. The Council also held a work session on December
16, 2014 where they gave additional feedback on information and changes needed to render a decision, and
a work session on January 20, 2015 to discuss UDOT and DALI appraisals and potential densities.

Based on the appraisals and impact to the MVC, the Council held a policy session on January 27, 2015 at
which time a maximum density of 1468 units was approved, instead of the 1765 requested by the applicant.
1468 was calculated at 2.5 units per acre, which density is typically obtained in the R-3 zone, instead of the
full 3 units per acre requested by the applicant. The resulting agreement is attached.

The applicant agreed to the density limits set by the Council. Of the 1468 units, a maximum of 442 units of
multi-family housing was approved, limited to approximately 53 acres on the west side of the future MVC,
Additional details are included in the proposed CP.

The City Council discussed the applications on February 3, 2015 in work session; the applicants have made
several revisions based on Council input and they will outline the changes to the Council at the meeting.

The most recent CP draft was submitted to Staff on February 10, 2015. Staff conducted an initial review on
February 11, 2015, and has provided comments to the applicants. Multiple revisions are still necessary to
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finalize the CP, including significant changes to open space and roadway improvements along with other
content changes throughout the document.

Specific Request:
The application covers approximately 800 acres and proposes residential and commercial development as
shown in Exhibit 4:
* Residential: 1468 equivalent residential units on ~395 acres
o ~144 acres for future Mountain View Corridor
o ~265 acres for single-family housing
o ~61 acres for multi family housing
=  Maximum of 442 units, or average of ~8.3 units per acre
o ~7 acres of sensitive lands
*  Open space:
o ~132acres
* Commercial:
o ~200 acres to be developed in the future per Regional Commercial zone standards

Process:

General Plan Amendment and Rezone

Section 19.17.03 of the City Code outlines the requirements for a rezone and General Plan amendment;
first is a formal review of the request by the Planning Commission in a public hearing, with a
recommendation forwarded to the City Council. The Planning Commission has held a public hearing, and
forwarded a recommendation; the City Council has held a public hearing to formally approve or deny the
rezone and General Plan amendment requests. The decision was continued to a future date pending changes
to the proposal. ‘

Community Plan
Section 19.26 of the Code describes development in the PC zone:

1. For a large-scale planned community district, an overall governing document is first approved,
known as the District Area Plan (Section 19.26.13).
»  The property does not exceed 2000 acres, therefore no DAP is required.

2. A Community Plan is then proposed and approved (Sections 19.26.03-19.26.08). The Community
Plan lays out the more specific guidelines for a sub-district within the DAP.
*  The applicant has proposed a Community Plan for the entire property, which plan contains
proposed guidelines for the property.

3. Following and / or concurrently with the Community Plan, a Village Plan is proposed and
approved (Sections 19.26.09 — 19.26.10). The Village Plan is the final stage in the Planned
Community process before final plats, addressing such details specific to the sub-phase as open
space, road networks, and lots for a sub-phase of the Community Plan.

*  The applicants are not yet proposing their first Village Plan(s); such plan(s) will come at a
later date and be reviewed according to 19.26 of the Code and also according to the
standards in any approved Community Plan.

The approval process for the Community Plan includes:

1. A public hearing and recommendation by the Planning Commission (held November 13, 2014, with
a positive recommendation forwarded)
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2. A public hearing and final decision by the City Council {19.26 states that the process is per Section
19.17, which addresses Code amendments / rezones and requires hearings with the Council.} (Held
December 2, 2014, hearing closed and decision continued.)

The Community Plan and MDA will vest the property in terms of density and general configuration and
overarching themes and standards, however future approvals of Village Plans and subdivision plats will be
required prior to beginning construction. Both of these approvals require Planning Commission and City
Council review, and will provide the public additional opportunities to review the plans and provide input
as specific subdivision layouts and phasing plans are proposed and finalized.

Community Review: This item is a continued decision from a previously noticed public hearing. That
hearing, held on December 2, 2014, was noticed in the Daily Herald, and mailed notice sent to all property
owners within 300 feet. As of the date of this report, public input was received at the November 13, 2014
Planning Commission meeting and December 2, 2014 Council meeting.

The applicants also conducted a neighborhood meeting on November 5, 2014, with notices sent to all
residents within 500 feet (Harvest Hills) and notice provided to the HOA. The meeting was attended by
approximately 60-80 people, with feedback including:

*  Generally positive support for the proposed plan to place single family homes adjacent to the
existing neighborhood, and keep higher density farther away

* A few expressions of opposition to the project

* Concern over the potential for density to be shifted from the multi-family area to locations
closer to existing residences

» Concern over the potential for lot sizes adjacent to existing residences to be incompatible (too
small)

*  General questions about the layout, future plans, Mountain View Corridor design and timing,
and assurances that the higher density units will not occur adjacent to existing homes.

An additional public hearing was held on the MDA before the Planning Commission on February 12, 2015.
A report of action will be provided to the Council following this meeting.

Review:

History

An application for a Master Planned Development was submitted in 2011, requesting approval of 1892
residential units, and commercial development on the southern portion of the property. This application
went through review with the City, but was not finalized nor approved. While inactive, the application
remained open throughout the succeeding period, until revisions were proposed in the early fall of 2013.

Mountain View Corridor

The applicants are working with UDOT to preserve approximately 144 acres within the residential portion
of the project (a total of 180 acres when including the right of way through the commercial portion) for the
future Mountain View Corridor (MVC). The MVC, as proposed by UDOT, cuts through the center of the
Wildflower development, making access and infrastructure for the western portion of the development
more difficult. The applicant recognizes the benefit to the community that will come from the MVC,
however, and is willing to work with both UDOT and the City to ensure the preservation of this corridor.
The City Council and Staff have met with UDOT and the applicant several times to review the corridor
preservation, appraisals, evaluations, price, and impacts.
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Density

The Planned Community Zone does not identify a specific density, as densities are approved and managed
by the governing Community Plan. The applicant originally requested a density based upon the current R-3
zone of the property, which, at 3 units per acre, results in a total of 17635 units.

Due to the loss of residential land to the Mountain View Corridor, the applicants have asked to transfer the
residential density from these acres to the rest of the project. The result will be single-family lots on the
remainder of the developable property that range in size from 4500 sq. ft. to 12,000 sq.ft., and multi-family
housing in the southwest corner of the project. The multi-family housing is not proposed adjacent to any
existing development, and in fact would be located on the opposite side of the MVC from existing
neighborhoods. The City Council agreed to transfer the density, however based the calculation on 2.5 units
per acre across the entire property instead of 3 units per acre. 2.5 units per acre is the density that most
projects in the City are able to obtain after accounting for roads, lot sizes, lot widths, open space, and other
requirements. This calculation resulted in a reduction of units from 1765 to 1468, and limited most multi-
family housing to ~60 acres with a maximum of 442 units. On January 27, 2015, the City Council approved
an agreement to this effect, which is attached.

The proposed breakdown of acreages and development types is below:

*  Multi-family: limited primarily to ~60 acres

 Single-family: balance of residential area, average ~2.8 units per acre, lots ranging from 4500 sq.ft.
to 12,000 sq.ft.

*  Overall density including MVC property: ~2.5 units per acre

» Commercial; ~200 acres to remain primarily subject to the City’s Regional Commercial zone. No
density transfer from the MVC requested, as there is no base density within the RC zone to
transfer.

Community Plan (CP) and MDA

The proposed CP includes standards and plans that will be specific to this development. These include lot
sizes, lot frontages, modified setbacks, overall density, height limits, design review processes, architectural
themes, community-level open space, trail networks, community-level infrastructure such as storm water
and sewer plans, fencing, street light details, and so on. More detailed standards will be outlined in the
future Village Plans, which will be reviewed for compliance with the CP, and with the Development Code
where no standards are contained in the CP.

Several amendments to the CP, as required by the Planning Commission or recommended by Staff, have
already been made. Other pending amendments remain, and Staff recommends conditional approval of the
MDA and continuance of the CP in order to bring the CP into a final form prior to approval.

General Plan:
Land Use Designation
The applicant is requesting approval of a rezone and General Plan Amendment to designate the property as

Planned Community. The Planned Community Land Use Designation is described in the General Plan
below:
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k. Planned Community. The Planned Community designation includes
large-scale properties within the City which exceed 500 acres in size. This
area is characterized by a mixture of land uses and housing types. 11 is
subject to an overall Community Plan that contains a set of regulations
and gulidelines that apply to a defined geographic area. Required Village
Plans contain regulations that apply o blocks of land and provide specific
development standards, design guidelines, infrastructure plans and other
elements as appropriate. Development in these areas shall contain
landscaping and recreational features as per the City’s Parks, Recreation,
Tralls, and Open Space Element of the General Plan.

The property exceeds 500 acres in size, and thus qualifies for consideration under the PC zone and
designation. The proposal includes a Community Plan that contains regulations for the development of the

property.

Staff analysis: if the rezone and GP amendment are approved, and the proposed CP is modified as directed,
the CP and MDA will be consistent with the Planned Community Land Use Designation.

Proposition 6

Per Proposition 6, which was approved in November 2013, the General Plan has been amended to limit the
percentage of multi-family dwelling units in the City. In this category type (multi-family attached, 2 or
more stories) the limit is no more than 7% of all units in the City. Based upon an analysis of the existing
approved units in the City, this 7% limit has already been exceeded.

The proposal includes ~61 acres of development intended for multi-family development with an average
density of ~8 units per acre, with the remainder primarily single-family. The specific layout of these units
has not yet been provided, and will be reviewed at a later date following the finalization of the Community
Plan, however townhomes and stacked units are expected in order to achieve the proposed densities. Multi-
story townhomes and stacked units (aka condos or apartments) would fall into the category of “multi-
family attached, 2 or more stories.”

The Planning Commission requested a breakdown of the percentages within the project itself. Based on
total units, as proposed the development itself would contain approximately 40% multi-family units, and
60% single family. If the breakdown is calculated on acreage instead of units, the development contains
approximately 16% multi-family development and 84% single family.

While the limit in the General Plan for these unit types has been exceeded, the Council may consider
permitting them, in this case, for several reasons:

* The CP and MDA ceodify an application was submitted prior to Proposition 6 (in 2011), which
application also included multi-family units.

* The General Plan is advisory, and with a finding of good cause, the Council may choose to
approve a development that is not fully consistent with the General Plan. Such good cause would
be the preservation of land for the future Mountain View Corridor, which road connection will be
of great benefit to the City as a whole.

*  The majority of the project acreage will be single-family homes, consistent with the intent of the
Proposition, and place all higher density development away from existing neighborhoods.

Staff analysis: consistent. The Council has found that the preservation of the MVC is of benefit to the

public, and that the majority of the property being single-family development is consistent with the intent
of Proposition 6, and has required a significant reduction in the number of multi-family units to minimize
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the increase in multi-family housing in the City. Therefore, if the General Plan is amended then the MDA
and CP will be generally consistent with the General Plan.

Code Criteria:

Rezone and General Plan Amendments

Rezones and General Plan amendments are legislative decisions; therefore the Council has significant
discretion when making a decision on such requests, and the Commission when making a recommendation.
Therefore, the Code criteria below are provided as guidelines, and are not binding requirements.

Section 19.17.04 outlines the requirements for both a rezone and a General Plan amendment, and states:

The Planning Commission and City Council shall consider, but not be bound by, the following criteria
when deciding whether to recommend or grant a general plan, ordinance, or zoning map amendment:

1. the proposed change will conform to the Land Use Element and other provisions of the General
Plan;
Consistent. The application conforms to the Planned Community category identified in the
General Plan.

2. the proposed change will not decrease nor otherwise adversely affect the health, safety,
convenience, morals, or general welfare of the public;
Consistent. The proposal provides residential development in a manner that is compatible with
adjacent neighborhood development, and transitions into higher densities once away from
existing neighborhoods. The proposal will also be required to mitigate all negative impacts
and ensure that infrastructure capacities are not impinged by the new development.

3. the proposed change will more fully carry out the general purposes and intent of this Title and
any other ordinance of the City; and
Consistent. The application respects the current zoning of the property with an overall density
of 3 units per acre, and through transitioning to higher densities once farther away from
existing neighborhoods.

4. in balancing the interest of the petitioner with the interest of the public, community interests
will be better served by making the proposed change.
Consistent. The applicant is keeping an overall density of 3 units per acre, only placing higher
densities on a small portion of the property; this density is the result of preserving land for the
Juture MVC, which will be of benefit to the City in the future.

Community Plan

Section 19.26.06 — Guiding Standards of Community Plans
The standards for a Comrmunity Plan are below:

1. Development Type and Intensity. The allowed uses and the conceptual intensity of development in
a Planned Community District shall be as established by the Community Plan.
Staff finding: complies. The Community Plan contains general densities and locations,
capped at an overall maximum density.

2. Equivalent Residential Unit Transfers.

Staff finding: may comply with medifications. The Community Plan contains a maximum
of 1468 units, and a provision for density to be transferred between Village Plans within
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the development area. The proposed transfers include fimitations to ensure that lot sizes
will nat be overly affected, and maximum percentages to prevent overuse. Modifications
needed include a prohibition of transfers into the Mountain View Neighborhood.

3. Development Standards. Guiding development standards shall be established in the Community
Plan.

Staff finding: may comply with modifications. The Community Plan contains standards
and regulations to govern the development within future Village Plans and then
subdivision plats and site plans. The majority of the project will be subject to the standards
in the Development Code, with some items such as density, lot size, signage, sethacks, and
architecture governed more specifically in the Community Plan. Modifications are needed
to ensure consistency between the MDA and CP, a quality development throughout, and
compliance with general standards of the Code and City.

4. Open Space Requirements.

Staff finding: may comply with medifications. The Code requires 30% of the project to be
placed in protected open space. The applicant is proposing a plan that meets this
requirement, per the proposed Community Plan definitions of allowable open space and in
accordance with the limitations in Section 19.26 of the Code. The proposed improvements,
however, are contingent upon City participation with impact fees and reimbursements.
Modifications are needed to ensure that the plan complies with the base standards of the
Code should City participation not occur, and to remove statements that guarantee the
City will offer reimbursement.

5. No structure (excluding signs and entry features) may be closer than twenty feet to the peripheral
property line of the Planned Community District boundaries.

a. The area within this twenty foot area is to be used as a buffer strip and may be counted
toward open space requirements, but shall not include required back yards or building set
back areas.

b. The City Council may grant a waiver to the requirement set forth in this Subsection upon a
finding that the buffer requirement will result in the creation of non-functional or non-
useable open space area and will be detrimental to the provision of useful and functional
open space within the Project.

Staff finding: up for discussion. Much of the plan complies, and in portions the
applicants have requested a waiver to this requirement to reflect the provision of
property for the MVC, along with trail corridors along the MVC property.

19.26.07 — Contents of Community Plans
The items summarized below are required to be part of a Community Plan:

AR e

Legal Description. Provided — needs modification

Use Map. Provided

Buildout Allocation. Provided

Open Space Plan. Provided — needs modification

Guiding Principles. Provided — needs modification

Utility Capacities. Provided — needs additional information

Conceptual Plans. Other elements as appropriate - conceptual grading, wildlife mitigation,
open space management, hazardous materials remediation, fire protection. Provided,
Additional Elements.

responses to existing physical characteristics of the site Provided

findings statement Provided

environmental issues Basic information provided

means to ensure compliance with standards in Community Plan Provided

eO opR
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9. Application and Fees. Provided

19.26.05 — Adoption and Amendment of Community Plans
The criteria for adoption of a Community Plan are below:

a. is consistent with the goals, objectives, and policies of the General Plan, with particular emphasis
placed upon those policies related to community identity, distinctive qualities in communities and
neighborhoods, diversity of housing, integration of uses, pedestrian and transit design, and
environmental protection;

Staff finding: consistent. See Section G of this report.

b. does not exceed the number of equivalent residential units and square footage of nonresidential
uses of the General Plan;
Staff finding: complies. The General Plan does not identify ERUs or square footage, and
the overall density proposed carries forward the allowable range under the existing Low
Density Residential land use designation. Square footages of commercial development will
be guided by the Regional Commercial zone.

¢. contains sufficient standards to guide the creation of innovative design that responds to unique
conditions;
Staff finding: under review, modifications needed. The proposed standards will guide the
development and will permit the proposed densities and maintain guality of design.
Additional review is needed and input from the Commission and Council on any additional
standards or content is required. Staff comments and corrections are also pending.

d. is compatible with surrounding development and properly integrates land uses and infrastructure
with adjacent properties;
Staff finding: complies. Adjacent developed residential properties have similar densities
to the densities proposed along the eastern edge of the development, and the proposal will
transition into higher density away from existing homes.

e. includes adequate provisions for utilities, services, roadway networks, and emergency vehicle
access; and public safety service demands will not exceed the capacity of existing and planned
systems without adequate mitigation;

Staff finding: pending and modifications needed. The applicants are working with staff to
ensure that adequate infrastructure can be provided, and identifving appropriate
mitigation as necessary.

f. is consistent with the guiding standards listed in Section 19.26.06; and
Staff finding: up for discussion. The application complies with standards 1-4, however the
project is requesting a partial exemption from standard 5.

g. contains the required elements as dictated in Section 19.26.07.
Staff finding: complies. The application contains the minimum required items.

Recommendation and Alternatives:
Staff recommends that the City Council discuss the applications and choose from the options below.

Staff further recommends that the Council choose Option 1 for the Rezone and General Plan
amendment, Option 1 for the MDA, and Option 2 for the Community Plan.

Page 9 of 74
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OPTION 1: CONDITIONAL APPROVALS

“Based upon the information and discussion tonight, I move to conditionally approve the General Plan
Amendment and Rezone of the Wildflower property from Low Density Residential and R-3 to Planned
Community, as identified in Exhibit 1, with the Findings and Conditions in the staff report.”

Findings

1. The General Plan amendment and Rezone will not result in a decrease in public health, safety,
and welfare as outlined in Section G of the staff report, which section is hereby incorporated by
reference.

2. The rezone is consistent with Section 19.17.04 of the Code, as articulated in Section H of the
staff report, which section is hereby incorporated by reference.

Conditions:

1. All requirements of the City Engineer shall be met.

2. The rezone shall not be recorded until accompanied by a finalized Community Plan and MDA,
The Community Plan shall in all respects be consistent with the MDA.

3. Any other conditions added by the Coungcil.

4.

“I also move to conditionally approve the Wildflower MDA with the Findings and Conditions below:”

Findings:
1. The MDA is consistent with the proposed Community Plan.
2. The MDA is consistent with the agreement contained in Exhibit 5.
3. The MDA is consistent with the General Plan as articulated in Section F of the Staff report,
which Section is incorporated herein by reference.

Conditions:
1. The MDA shall not be approved by the City Council unless the General Plan Amendment and
Rezone to the Planned Community Land Use Designation and Zone is approved.
2. The MDA shall be modified as directed by Staff in the attached draft, in Exhibit 9.
3. The MDA shail not be recorded until accompanied by an approved Community Plan. The
Community Plan shall in all respects be consistent with the MDA.
4. Any other conditions or modifications added by the City Council:

Staff recommends that the Council continue of the CP due to significant revisions needed, If the Council
chooses to conditionally approve the CP, a potential motion and conditions are below:

“I also move to approve the Wildflower Community Plan with the Findings and Conditions below:”

Findings

1. If the General Plan is amended to PC, the application is consistent with the General Plan, as
articulated in Section G of the staff report, which section is incorporated by reference herein.
Specifically,

a. the preservation of the land for the future Mountain View Corridoer is of public benefit
and justifies the allowance of higher densities on ~61 acres through the transfer of
density from the said corridor, and

b. the majority of the property consisting of single-family residential development is
consistent with the intent of Proposition 6.

2. The Community Plan is consistent with the agreement in Exhibit 5.

Page 10 of 74
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3. With appropriate modifications, the application complies with Section 19.26.05 of the
Development Code as outlined in Section H of the Staff report, which section is incorporated
by reference herein. Particularly:

a. The application is consistent with the goals, objectives, and policies of the General
Plan, through particular emphasis placed upon policies related to community identity,
distinctive qualities in communities and neighborhoods, diversity of housing,
integration of uses, pedestrian and transit design, and environmental protection;

b. The 1468 residential units is consistent with the lowest density category contemplated
in the General plan;

¢. The application contains sufficient standards to guide the creation of innovative design
that responds to unique conditions,

d. The application is compatible with surrounding development and properly integrates
land uses and infrastructure with adjacent properties;

e. The application includes adequate provisions for utilities, services, roadway networks,
and emergency vehicle access; and public safety service demands will not exceed the
capacity of existing and planned systems without adequate mitigation;

f. The application is consistent with the guiding standards listed in Section 19.26.06; with
the exception of a requested exemption from standard 5.

g. The application contains the required elements as dictated in Section 19.26.07.

Conditions:

1.

L FS)

All requirements of the City Engineer shall be met, including but not limited to the conditions
in the report attached as Exhibit 2.
2. The Community Plan shall be edited as follows:

a.

b.

™o

e @

k.

1.

Clearly define the open space in the Mountain View Housing to ensure that such open
space is useable.

Add phasing standards to ensure that amenities and open space are improved
appropriately with each residential phase.

Second access requirements shall be met and addressed through phasing, so that no
more than 50 lots may be constructed on any existing road until a second access to that
road via the MVC frontage road is provided.

Add statement ensuring that the detention basins will be improved, and have
community access and amenities.

Street names shall be modified to comply with the Code standards for street names.
The landscaping plant list shall be reviewed to ensure trees with damaging root
systems are not included.

Where side setbacks of five feet or less are utilized, no side yard fencing between
homes shall be permitted.

Side access garages shall provide 24° of maneuvering space.

Parkways as defined by the CP shall not be included in required open space.

A requirement shall be added stating that plats within "2 mile of Camp Williams shall
have recorded on their plats information alerting buyers that this is a high noise and
vibration area due to periodic live fire exercises.

All required edits as provided by staff on February 11, 2015, and other pending
required edits, shall be made.

Entry signage shall be removed and addressed in subsequent Village Plans.

Fire standards of the Wildland Urban Interface shall be met,

A request to amend the Transportation Plan to reflect the proposed road layout shall be
submitted and approved, prior to Village Plan approval(s).

No development to the west of the proposed MVC shall be permitted until the MVC property is
dedicated to UDOT, and verification received from UDOT.

Page 11 of 74
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6. Wayfinding signs for different homebuilders shall be removed within 90 days of the last home
in a particular phase being sold.
7. Wayfinding signs shall be no higher than 20" and shall comply with 19.18.09, including off
premise and on premise Development Information Signs.
8. The Community Plan shall also be edited as directed by the Council:
a.
b. .
9. The Community Plan shall not be recorded unti! a final version is presented to the Council
including all changes in these conditions.
10. Any additional conditions articulated by the Council:

OPTION 2: CONTINUANCE
Staff recommends that the City Council choose this option for the CP, however the option is also available
for any and all of the other requests:

“I move to continue the [rezone, General Plan amendment, Community Plan, MDA] for Wildflower to the
March 3, 2015 meeting, with direction to the applicant and Staff on information and / or changes needed to
render a decision, as follows:

LW

OPTION 3: DENIALS
To allow the applicant time to make necessary revisions, Staff does not recommend denial at this time.
However, the option is available for any and all of the requests:

“Based upon the information and discussion tonight, I move to deny the General Plan Amendment and
Rezone of the Wildflower property from R-3 to Planned Community, as identified in Exhibit 1 in the staff
report, with the Findings below:

1. The applications are not consistent with the General Plan, as articulated by the Council:

, OT
2. The applications do not comply with Section 19.17.04 of the Development Code, as articulated
by the Council: ,or

3. The applications do not further the general welfare of the residents of the City, as articulated by
the Council.

“I also move to deny the Wildflower Community Plan and MDA with the Findings below:

1. The applications are not consistent with the General Plan, as the current designation is Low
Density Residential and not Planned Community.
2. The applications do not comply with Section 19.04 of the Development Code, regarding Land
Use Zones, specifically:
a. the request exceeds the allowed density in the R-3 zone, specifically in the Mountain
View Neighborhood; and
b. the proposed townhomes are not allowed uses in the R-3 zone; and
¢. setbacks, lot widths, lot sizes, and other development standards are not consistent with
the R-3 zone; and
d. Community Plans are not permitted in the R-3 zone.

Page 12 of 74
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3. The Wildflower Community Plan and MDA do not further the general welfare of the residents
of the City, as articulated by the Council.

Exhibits:

1. Location & Zone Map (page 14)

2. City Engineer’s Report {pages 15-17)
3. 2011 Master Plan Proposal {page 18)

4. Density and layout based on January 20, 2015 Council Direction (page 19)

5. Agreement Dated January 27, 2015 (pages 20-24)
6. November 13, 2014 Planning Commission Report of Action (pages 25-33)
7. January 20, 2015 City Council Minutes (page 34)

8. January 27, 2015 City Council Minutes, DRAFT (pages 35-37)
9. Draft MDA (pages 38-72)
10. Public Comment from Western States Ventures regarding access (pages 73-74)
11. Community Plan — available in its entirety online:

www.SaratogaSpringsCity.com/Planning, under “Pending Applications” then "“Wildflower”

Page 13 of 74
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EXHIBIT F
Design Guidelines

The Wildflower Community Plan contains general architectural and design standards, and the
Village Plans contain specific unit styles with additional requirements in order to implement the
standards of the Community Plan. All homes shall be subject to the design standards and
guidelines outlined in the Community Plan and approved Village Plan(s).

Compliance with these standards will be verified by the Planning Department and in accordance
with the Community Plan prior to issuance of a building permit. With respect to single family
(including cluster) lots, the Planning Department may accept as proof of meeting the design
guidelines a letter from the Wildflower Design Review Committee (“WDRC”) indicating
compliance in lieu of Planning Department review of such design guidelines,

Page 35
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Exhibit G
Covenants, Conditions, and Restrictions

Concurrent with plat recordation or issuance of any building permit, covenants, conditions, and
restrictions (“CCRs”) shall be recorded for the project which shall run with the land, unless such
CCRs have already been recorded and meet the requirements of this exhibit. City shall approve
the CCRs, which approval shall not be unreasonably withheld, to determine compliance with the
within Agreement and this Special Condition. The CCRs shall include provisions that:

A. establish a property owners association for the project;

B. require the property owners associations to manage privately owned common areas
within the project, including the collection of necessary management fees;

C. limit occupancy in the project to one family per dwelling unit as such term is defined in
Section 19.02.02 of the City code, as amended;

D. limit the total number of motor vehicles owned, leased, or otherwise possessed by
occupants on property within the project which are parked on and/or operated therefrom
on the subject property by incorporating the same standard for public streets found in the
City Code;

E. require Developer, property owners associations, and any subsequent owners of the
Property or any portion thereof to notify potential owners and occupants within the
project of the foregoing parking and occupancy limitations prior to any purchase or lease
of any portion of the property, including any dwelling unit within the project;

F. require adoption of an enforcement policy that:

i. requires strict adherence to the occupancy and parking provisions included in
these Special Conditions and the policies of the property owners associations,
and

ii. has penalties for non-compliance; and

G. require that the foregoing occupancy and parking policies may not be modified or
removed without written approval from City.

The special conditions set forth in this exhibit shall run with the land and shall survive the within
Master Development Agreement, provided, however, that the parties to the within Agreement, or
their successors or assigns, may mutually elect to modify or remove the foregoing conditions on
the Property. Modification or removal of any condition herein shall be in written form mutually
agreed to and executed by each of the parties and shall constitute an amendment to the within
Agreement. The amendment shall be undertaken pursuant to a vote of the City Council.

Page 36
Wildflower Master Development Agreement
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Conditions C, D, and E above shall be included on each recorded plat for Property, including but
not limited to any condominium plat, if requested to by the City.

Page 37
Wildflower Master Development Agreement



Exhibit H

Chapter 19.26 of the City Code
Chapter 19.26. Planned Community Zone.
Sections:
19.26.01. Purpose.
19.26.02. Definitions.
19.26.03. Community Plan Required.
19.26.04. Uses Permitted within a Planned Community District.
19.26.05. Adoption and Amendment of Community Plans.
19.26.06. Guiding Standards of Community Plans.
19.26.07. Contents of Community Plans.
19.26.08. Effect of a Community Plan.
19.26.09. Village Plan Approval.
19.26.10. Contents of a Village Plan.
19.26.11. Master Development Agreement.
19.26.12, Subsequent Permits Required.
19.26.13. Large-scale Planned Community Districts.
19.26.01. Purpose.
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This Chapter is established to implement the General Plan and enable land to be planned and
developed in a coordinated manner to achieve:

1. a desirable living and working environment with unique identity and character;

2. an innovative integration of uses, such as residential, commercial, recreation,
entertainment, office, and light industrial uses;

3. focused development patterns that:

a. preserve sensitive areas, significant natural, features, and drainage patterns;
b. optimize open spaces; and
c. highlight significant natural features;

. a diversity of uses to meet the life cycle of residents, including a range of housing types
and densities and recreational, social, educational, service, and employment
opportunities;

. a variety of development and use standards, including a range of heights, setbacks,
densities, and lot sizes, to achieve innovative design patterns;

. safe pedestrian and bicycle travel that optimizes access from homes to services, shopping,
education, and transit facilities;

. a process for developers and the City to plan the potential capacity, intensity, and general
types of uses, while allowing flexibility to respond to changes in the market over long
build-out periods, with allowances for interim uses; and
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8. the coordinated, long-term build out of an area by multiple property owners.
19.26.02. Definitions.

For purposes of this Chapter, the following terms shall have the meanings defined in this
Section:

1. “Community Plan” means:
a. a zoning-level document as defined in Section 19.26.07 that contains a set of
regulations and guidelines that apply to a defined geographic area;
b. is general and conceptual in nature; and
c. provides a community-wide level of detail in enough specificity to determine the
size, scope, intensity, and character of subsequent and more detailed Village
Plans.

2. “District Area Plan” means a document required at the time property within a proposed
large-scale Planned Community District under Section 19.26.13 1s assigned the
designation of Planned Community Zone, which document shall contain the information
set forth in Section 19.26.13.

3. “Equivalent Residential Unit (ERU)”:

a. means a unit of measurement used to measure and evaluate development impacts
on public infrastructure including water, sewer, storm drainage, parks, roads, and
public safety of proposed residential and non-residential land uses; and

b. is intended to represent the equivalent impact on public infrastructure of one
single family residence.

4. “Planned Community District” means a geographic area to which the Planned
Community Zone designation has been applied that is subject to a Community Plan.

5. “Village Plan™:
a. means detailed plans for the development and implementation of an entire
Community Plan or individual phases or sub-areas of a Community Plan;
b. contains a set of regulations that apply to a defined geographic area; and
¢. combines specific development standards, design guidelines, infrastructure plans,
a Master Development Agreement, and other elements as appropriate into a single
document.

19.26.03. Community Plan, Village Plan and Detailed Infrastructure Study Required.

1. Community and Village Plans. An approved Community Plan for the entire Planned
Community District containing the elements listed in Section 19.26.07 shall be required
at the time of a zone change to the Planned Community Zone. A Village Plan shall be
required for each phase within the zoned area prior to the issuance of permits for the
subdivision of land, grading, or building.
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2. Additional Village Plan Requirements. In addition to the required elements of a Village
Plan listed in Section 19.26.10, the following shall be required prior to or in conjunction
with the first application for a Village Plan for any part of the property addressed in an
approved Community Plan and shall apply to and control the entire property addressed in
the Community Plan:

a. A detailed traffic study prepared by a traffic engineer and a backbone circulation
plan of highway, arterial, and collector streets including street classifications and
accompanying street sections with dimensioned travel lanes, medians, walkways,
bike paths, and landscaped areas. The traffic study shall evaluate impacts to both
on and off site intersections and major street networks.

b. A map depicting the general locations of backbone infrastructure systems (major
trunk line delivery and storage systems) for water (potable and non-potable),
sewer, and drainage (100-year 24-hour drainage flows, 10-year 24-hour storm
water flows) and a written assessment of the proposed sizing for and adequacy of
the infrastructure to serve the entire property.

c. Detailed architectural requirements and restrictions implementing the guiding
development standards established in the Community Plan pursuant to Section
19.26.06.3, including materials lists, pallets, and pattern books.

d. If applicable, details regarding the creation of an owners’ association, master
association, design review committee, or other governing body to review,
approve, and enforce architectural requirements and restrictions, and common
area maintenance obligations.

19.26.04. Uses Permitted within a Planned Community District.

1. Permitted and Conditional Uses. Since the character and land use designations of each
Community Plan may vary widely, a specific list of uses that are permitted by-right or
conditionally permitted is not dictated in this zone. Instead, the detailed list of uses that
are permitted by right or conditionally permitted shall be established in each Village Plan.
Generally, however, the establishment of uses that are permitted by right, or conditionally
permitted within a particular Village Plan, shall be guided but not limited to the following
Sections of the Land Development Code:

a. Agricultural: Subsections 19.04.08 (2) and (3).
b. Residential: Subsections 19.04.09 (2) and (3).
C. Neighborhood Commercial: Subsections 19.04.20 (2) and (3).
d. Mixed Use: Subsections 19.04.21 (2) and (3).
e. Regional Commercial: Subsections 19.04.22 (2) and (3).
f. Office Warehouse: Subsections 19.04.23 (2) and (3).
g. Industrial: Subsections 19.04.24 (2) and (3).
h. Mixed Lakeshore: Subsections 19.04.25 (2) and (3).
i. Business Park: Subsections 19.04.26 (2) and (3).
2. Interim Uses. Any use which has a valid conditional use permit prior to being zoned or

rezoned to the Planned Community Zone is permitted to continue prior to the approval of
a Village Plan, provided that the use may only be continued pursuant to the terms and
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conditions upon which the conditional use permit was approved by the prior zoning

authority.

a. The continuation of such an interim use after the approval of any Village Plan
may only occur with the express approval of the City Council, and on such terms
and conditions as the Council may dictate.

b. In approving the Village Plan, the City may require mitigation measures,
including buffers, transitions, or alternate access routes to ensure that the interim
uses are compatible with the other intended uses in the Village Plan and the
community as a whole.

3. Location of Uses. The pattern, arrangement, and location of each land use shall generally
be guided by the General Plan Land Use Map; however, in the Community Plan, the
applicant may refine the location and pattern of land uses shown on the General Plan
Land Use Map in order to improve design, accessibility, and marketability using the
General Plan as guidance for overall character and intent.

19.26.05. Adoption and Amendment of Community Plans.

1. No contiguous property of less than 500 acres shall be zoned as a Planned Community
District.

2. Community Plans require a recommendation from the Planning Commission and approval by
the City Council per Chapter 19.17 and as detailed throughout the rest of this Section.

3. Application for Community Plan. Concurrently with a zone change to Planned Community
Zone, the Planning Commission shall consider an application to adopt a Community Plan.
The Planning Commission shall review the application, hold a public hearing, and certify its
recommendation to the City Councii. Before certifying a recommendation of approval, or
approval with conditions, the Planning Commission must find that the Community Plan:

a. is generally consistent with the goals, objectives, and policies of the General Plan,
with particular emphasis placed upon those policies related to community
identity, distinctive qualities in communities and neighborhoods, diversity of
housing, integration of uses, pedestrian and transit design, and environmental
protection;

b. contains sufficient standards to guide the creation of innovative design that
responds to unique conditions;

¢. 1s compatible with surrounding development and properly integrates land uses and
infrastructure with adjacent properties;

d. includes adequate provisions for utilities, services, roadway networks, and
emergency vehicle access; and public safety service demands will not exceed the
capacity of existing and planned systems without adequate mitigation;

e. 1s consistent with the guiding standards listed in Section 19.26.06; and

f. contains the required elements as dictated in Section 19.26.07.

4. Adopted Community Plans. Adopted Community Plans shall be indicated on the Zoning
Map and maintained on file in the Planning Department.
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5. Community Plan Amendment. Modifications to the Community Plan text or exhibits may
occur in accordance with the following amendment process:

a. Major Amendments: If an amendment is deemed major by the Planning Director
(or in the case of a District Area Plan, by the Development Review Committee), it
will be processed in the same manner as the original Community Plan. Major
amendments are modifications that change the intent of the Community Plan such
as:

i. those that sigmificantly change the character or architecture of the
Community Plan;

11. those that increase or reallocate residential density and non-residential
intensity beyond any provisions for transfers provided within the
Community Plan, as provided in Section 19.26.06;

iii. those that matenially reduce the amount of land dedicated to parks, trails,
public use space, natural areas, or public facilities as shown on the
approved Community Plan; and

iv. modifications to development standards as allowed in the Community
Plan.

b. Minor Amendments. Minor amendments are accomplished administratively by
the Planning Director. Minor amendments include simple modifications to text or
exhibits such as:

1. minor changes in the conceptual location of streets, public improvements,
or infrastructure;

11. minor changes in the configuration or size of parcels;

1. transfers of density as described within the Community Plan, as provided
for in Section 19.26.06;

iv. minor modification of land use boundaries; and

v. interpretations that facilitate or streamline the approval of unlisted uses
that are similar in nature and impact to listed uses.

19.26.06. Guiding Standé_rds of Community Plans.

1. Development Type and Intensity. The allowed uses and the conceptual intensity of
development in a Planned Community District shall be as established by the Community
Plan.

2. Equivalent Residential Unit Transfers. Since build-out of 2 Planned Community
District will occur over many years, flexibility is necessary to respond to market
conditions, site conditions, and other factors. Therefore, after approval of a Community
Plan, residential density or non-residential intensity may be transferred within the
Planned Community District as necessary to improve design, accessibility, and
marketability. Guiding transfer provisions shall be provided in the Community Plan and
detailed transfer provisions shall be established in the Village Plans. Transfer provisions
shall adhere to the following standards:

a. The overall intent and character of the Community Plan shall be maintained and
the transfer of Equivalent Residential Units shall not materially alter the nature of
each land use, land use designation, or district established in the Community Plan.
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b. The maximum number of Equivalent Residential Units established in the
Community Plan shall not be exceeded.

c. The method to transfer Equivalent Residential Units shall be established within a
Community Plan, provided that the transfer of Equivalent Residential Units into
or out of any land use designation or district established in the Community Plan
shall not exceed fifteen percent without approval of the City Council. In no case
shall the transfer of Equivalent Residential Units into or out of any land use
designation or district exceed twenty percent of that established in the Community
Plan.

d. Equivalent Residential Units may not be transferred from a more intensive into a
less intensive land use designation or district established in the Community Plan
such that it exceeds the underlying maximum density and intensity limits.

e. Equivalent Residential Units may not be transferred into any open space, park, or
school unless said use is replaced elsewhere within the same district.

f. Each Community Plan shall identify the manner in which transfers of Equivalent
Residential Units shall occur.

3. Development Standards. Guiding development standards shall be established in the
Community Plan.

a. The Community Plan standards shall be sufficient to establish an overal! theme
and appearance for the entirety of the Planned Community District by establishing
a common landscape philosophy, common lighting, consistent fencing and buffer
treatments, signage, and a hierarchy of entry monuments.

b. The Community Plan shall establish common architectural guidelines meeting the
City’s design standards to address style authenticity, color, material, form and
massing, and building entry.

¢. The Community Plan shall establish a mechanism to assure architectural quality
and consistency throughout the Planned Community District.

d. Detailed development standards and regulations shall be contained in a Village
Plan and may replace or supplement the standards contained in the Land
Development Code, except where specifically provided in the Village Plan.

e. Any matters not specifically addressed in the Village Plan will be governed by
other applicable regulations and standards of the City.

4. Open Space Requirements. Open space, as defined in Section 19.02.02, shall comprise
a minimum of thirty percent of the total Planned Community District area.
a. Open space is defined as:

1. active open spaces such as parks, playgrounds, pathways and trails,
pavilions, community gardens, ball fields, community centers, swimming
pools, plazas, sports courts, and informal spaces which encourage the use
and enjoyment of the open space;

il. sensitive lands, including, but not be limited to: canyons and slopes in
excess of thirty percent, ridge lines, streams or other natural water
features, creek corridors, historic drainage channels, wildlife habitat,
native vegetation, wetlands, geologically sensitive areas, and significant
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views and vistas; however, no more than fifty percent of the required open
space area shall be comprised of sensitive lands;

iii. agricultural lands and equestrian facilities worthy of preservation for
continued use; and

1v. entry features and any portion of a park strip or landscaped median that
exceeds City standards, or other amenities, such as fountains and public
art, that creates attractive neighborhoods.

b. Open space shall not include:

1. lands occupied by residential, commercial, light industrial, office
structures, parking areas, streets or sidewalks;

ii. setbacks and spaces between buildings or parking areas or other hard
surfaces that have no recreational value; and

iii. areas between multi-family structures or similar treatments that are not
larger than 5,000 square feet, are not part of a community trail system, and
are not developed as a recreational or community amenity (e.g. park, pool,
community garden, and picnic area).

¢. Open Space shall be preserved and maintained through one or a combination of
the following:

1. dedication of the land as a public park or parkway system;

ii. dedication of the land as permanent open space on the recorded plat;

i granting the City a permanent open space easement on the private open
spaces to guarantee that the open space remain perpetually in recreation
use, with ownership and maintenance being the responsibility of an
owner’s association, master association, or other governing body;

iv. through compliance with the provisions of the Condominium Ownership
Act, as outlined in Utah Code Title 57, and which provides for the
payment of common expenses for the upkeep of common areas and
facilities; or

v. 1n the event the common open space and other facilities are not maintained
in a manner consistent with the approved plan, the City may at its option
cause such maintenance to be performed and assess the costs to the
affected property owners’ association, master association, or other
governing body.

5. No structure {(excluding signs and entry features) may be closer than twenty feet to the
peripheral property line of the Planned Community District boundaries.

a. The area within this twenty foot area is to be used as a buffer strip and may be
counted toward open space requirements, but shall not include required back
yards or building set back areas.

b. The City Council may grant a waiver to the requirement set forth in this
Subsection upon a finding that the buffer requirement will result in the creation of
non-functional or non-useable open space area and will be detrimental to the
provision of useful and functional open space within the Project.
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19.26.07. Contents of Community Plans.

Community Plans are general and conceptual in nature; however, they shall provide the
community-wide structure in enough detail to determine the size, scope, intensity, and character
of subsequent and more detailed Village Plans. Community Plans shall include:

1. Description. A metes and bounds legal description of the property and a vicinity map.

2. Use Map. A map depicting the proposed character and use of all property within the
Planned Community District. This map shall be of sufficient detail to provide clear
direction to guide subsequent Village Plans in terms of use and buildout. This map is not
required to specify the exact use and density for each area and instead, to allow flexibility
over the long-term, may describe ranges of buildout and ranges of uses.

3. Buildout Allocation. An allocation of all acreage within the Planned Community District
by geographic subarea or parcel or phase with ranges of buildout levels calculated based
on the City’s measure of equivalent residential units, including residential and non-
residential density allocations and projections of future population and employment
levels.

4. Open Space Plan. A plan showing required open space components and amenities.

5. Guiding Principles. A general description of the intended character and objectives of the
Community Plan and a statement of guiding land use and design principles that are
required in subsequent and more detailed Village Plans and are necessary to implement
the Community Plan. The guiding land use and design principles shall address:

a. Community-wide systems and themes including streetscape treatments, drainage
and open space corridors, pedestrian systems, park and recreation systems, and
public realm elements.

b. The desired character of the Community Plan, including conceptual landscaping
plan showing the general character and nature of live plant species and potential
design treatment of major features.

c. Guiding development standards critical to ensure the desired character of each
geographic sub-area or parcel or phase is maintained in the subsequent Village
Plans. Guiding standards shall include density and floor area ratio and, as
appropriate, guidance for standards addressing height, setbacks, parking
requirements, parking lot locations, and minimum private open space.

6. Utility Capacities. A general description of the current capacities of the existing on- and
off-site backbone utility, roadway, and infrastructure improvements and a general
description of the service capacities and systems necessary to serve the maximum
buildout of the Community Plan. This shall be accompanied by a general analysis of
existing service capacities and systems, potential demands generated by the project, and
necessary improvements.
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Conceptual Plans, Other elements as appropriate including conceptual grading plans,
wildlife mitigation plans, open space management plans, hazardous materials remediation
plans, and fire protection plans.

Development Agreement. A Master Development Agreement, as described in Section
19.26.11.

9. Additional Elements. The following shall be included in the Community Plan or submitted
separately in conjunction with the Community Plan:

a. description of and responses to existing physical characteristics of the site
including waterways, geological information, fanlt lines, general soils data, and
slopes (two foot contour intervals);

b. a statement explaining the reasons that justify approval of a Community Plan in
relation to the findings required by Section 19.26.05;

¢. an identification and description of how environmental issues, which may include
wetlands, historical sites, and endangered plants, will be protected or mitigated;
and

d. the means by which the Applicant will assure compliance with the provisions of
the Community Plan, including architectural standards and common area
maintenance provisions, and a specific description of the means by which phased
dedication and improvement of open space will occur to assure the adequate and
timely provision and tmprovement of open spaces.

10. Application and Fees. The following shall be submitted in conjunction with the Community
Plan:

a. completed Community Plan application;
b. fees as determined by the City Recorder; and
c. copies of submitted plans in the electronic form required by the City.

19.26.08. Effect of a Community Plan.

An approved Community Plan constitutes conceptual approval and entitles the applicant to
pursue Village Plan approval in accordance with the approved Community Plan. The density
allowances, uses, and conceptual development pattern granted in the Community Plan shall be
deemed a vested right of the applicant, subject to compliance with then existing City ordinances,
rules, and regulations, and engineering principles of common application.

19.26.09. Village Plan Approval.

1.

Application for Village Plan. Subsequent to the approval of a Community Plan, further
development of any phase within a Planned Community Zone District shall require
approval of a Village Plan. A Village Plan is a preliminary approval prior to subdivision
or site plan approval and is intended to commit and provide detailed standards to assure
compltance with the guiding principles and intent of the Community Plan and to further
commit land uses, supporting infrastructure, and design principles. The Planning
Commission shall review each Village Plan application in accordance with the provisions
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of Chapter 19.17 and certify its recommendation to the City Council. Before certifying a
recommendation of approval, or approval with conditions, the Planning Commission
must find that the Village Plan:

a. is consistent with the adopted Community Plan;

b. does not exceed the total number of equivalent residential units dictated in the
adopted Community Plan;

¢. for an individual phase, does not exceed the total number of equivalent residential
units dictated in the adopted Community Plan unless transferred per the
provisions of the Community Plan;

d. is consistent with the utility, infrastructure, and circulation plans of the
Community Plan; includes adequately sized utilities, services, and roadway
networks to meet demands; and mitigates the fair-share of off-site impacts;

e. properly integrates utility, infrastructure, open spaces, pedestrian and bicycle
systems, and amenities with adjacent properties; and

f. contains the required elements as dictated in Section 19.26.10.

2. Village Plan Amendment. A Village Plan is a zoning level approval, and modifications
may occur in accordance with the following amendment process:

a. Major Amendments: If an amendment is deemed major by the Planning
Director, it will be processed in the same manner as the original Village Plan.
Major amendments are modifications that change the intent of the Village Plan
such as:

i. those that significantly change the character or architecture of owners’

associations (if applicable);

ii. those that increase or reallocate residential density and non-residential
intensity beyond any provisions for transfers provided in the Village Plan,
as provided in Section 19.26;

iti. those that materially reduce the amount of land dedicated to parks, trails,
public use space, natural areas or public facilities; and

iv. modifications to development standards as allowed in the Village Plan.

b. Minor Amendments: Minor amendments are accomplished administratively by
the Planning Director and may be appealed to the Hearing Examiner. Minor
amendments include 51mple modifications to text or exhibits such as:

i. minor changes in the conceptual location of streets, public improvements,

or infrastructure;

ii. minor changes in the configuration or size of parcels;

iii. transfers of density as described within the Village Plan, as provided for in
Section 19.26.06;

iv. minor modification of land use boundaries; and

v. interpretations that facilitate or streamline the approval of unlisted uses
that are similar in nature and impact to listed uses.

19.26.10. Contents of a Village Plan.

Village Plans are detailed plans for the development and implementation of an entire Community
Plan or individual phases or subareas of a Community Plan. Village Plans shall include:
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Description. A legal description of the Village Plan area.

Detailed Use Map. A list of all permitted and conditional uses and a map depicting the
proposed land uses by type for all property within the Village Plan Area, and demonstrating
appropriate buffering from neighboring land uses, including uses within and outside of the
Planned Community District.

Detailed Buildout Allocation. An allocation of all acreage within the Village Plan area by
land use type and geographic subarea, parcel, or phase with maximum buildout levels
calculated based on the City’s measure of equivalent residential units, including residential
and non-residential density allocations and projections of future population and employment
levels.

Development Standards. Detailed development standards for each land use type including
specific provisions governing height, setbacks, parking requirements, parking lot locations,
and minimum private open space.

Design Guidelines. Detailed design guidelines for each land use type including specific
provisions governing density and floor area ratios.

Associations. If not previously established pursuant to Subsection 19.26.03.2.d., details
regarding the creation of an owners’ association, master association, design review
committee, or other governing body to review, approve, and enforce architectural
requirements and restrictions and common area maintenance obligations.

Phasing Plan. A conceptual phasing and maintenance plan for development of all uses and
supporting infrastructure and open space within the Village Plan Area.

Lotting Map. A conceptual plat map depicting conceptual lotting patterns.
Landscaping Plan. A landscaping plan and plant palette including a legend which includes
height, caliper, and numbers of all plant materials and is consistent with the Community

Plan.

Utility Plan. Utility and infrastructure plan that is consistent and links seamlessly with the
communitywide systems outlined in the Community Plan.

Vehicular Plan. Vehicular circulation and mobility plan that is consistent and links
seamlessly with the community-wide systems outlined in the Community Plan.

Pedestrian Plan. Pedestrian and bicycle mobility plan that is consistent and links seamlessly
with the community-wide systems outlined in the Community Plan.

Density Transfers. Detailed transfer of density and non-residential square footage
provisions.
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14, Additional Detailed Plans. Other elements as necessary to detail plans and direction
contained in the Community Plan, such as grading plans, storm water drainage plans, wildlife
mitigation plans, open space management plans, sensitive lands protection plans, hazardous
materials remediation plans, and fire protection plans.

15. Site Characteristics. A description of existing physical characteristics of the site including
any sensitive lands, waterways, geological information, fault lines, general soils data, and
contour data.

16. Findings. A statement explaining the reasons that justify approval of a Village Plan in
relation to the findings required by the Planned Community District.

17. Mitigation Plans. Plans describing the protection and mitigation of significant
environmental issues, such as wetlands, historical sites, and endangered plants, identified in
the Community Plan.

18. Offsite Utilities. An estimate of the cost to provide off-site utilities and other public
infrastructure facilities to the site.

19.26.11. Master Development Agreement.

Subject to the legislative discretion of the City Council pursuant to Section 10-9a-102 of the
Utah Code, a Master Development Agreement may be entered into upon District Area Plan or
Community Plan approval and shall generally conform to and include by reference, if
appropriate, the requirements found in Section 19.13.06, except for the following sections:

1. Plat. A final plat, record of survey, or Site Plan is not required until submission of the
subdivision application.

2. Declaration. Declaration of covenants and restrictions, declaration of condominium, or
architectural elevations are not required until the site plan review or submission of the
subdivision application.

3. Duration. Master Development Agreements shall run with the life of the Community
Plan.

19.26.12. Subsequent Permits Required.

1. Application Approval. The review and approval of applications prior to construction
within the Village Plan area will be governed by the City’s Ordinances. Notwithstanding
the foregoing, the Planning Director shall be authorized to review and approve a site plan
submitted for a proposed non-residential use where the proposed use is shown on and is
consistent with an approved Village Plan and the site plan does not require the dedication
or improvement of the public street access, or the alteration of any standard or
requirement of the approved Village Plan.
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2. Applications for Reuse. The review and approval of applications for the use, reuse, or
alteration or improvement of existing structures will be conducted through the provisions
established by this Code, as amended by the adopted Village Plan, and include:

a. necessary Conditional Use Permits, as prescribed in the provisions of the adopted
Community Plan and conducted per Chapter 19.15;

b. signage, as prescribed in the provisions of the adopted Community Plan and
conducted per Chapter 19.18;

¢. necessary business licenses as required by this Code;

d. Home Occupations per Chapter 19.08; and

e. all necessary grading, electrical, plumbing, building, energy, mechanical, and
occupancy permits as required by this Code.

19.26.13. Large Scale Planned Community Districts.

1. Applicability of Section. Planned Community Districts that include more than 2,000
acres (hereinafter referred to as “Large-scale Planned Community Districts™), affect the
City’s planning in unique ways and may involve a longer build-out horizon than smaller
Planned Community Districts. At the election of landowners seeking the application of
the Planned Community Zone to property exceeding 2,000 acres in size, and upon
approval of a District Area Plan, as set forth below, such property shall be designated a
Large-scale Planned Community District, and shall be governed by the provisions of this
Section 19.26.13, and other sections of this Chapter-as specifically indicated in this
Section 19.26.13. Large-scale Planned Community Districts may consist of multiple,
non-contiguous parcels.

2. Adoption and Amendment of District Area Plans. An approved District Area Plan
shall be required at the time property within a proposed Large-scale Planned Community
District is assigned the designation of Planned Community Zone. Prior to approval by the
City Council, a proposed District Area Plan shall be submitted to the Planning
Commission for review and recommendation. The District Area Plan shall cover the
entire proposed Large-scale Planned Community District, and shall contain the following
information:

a. Proposed name for the Large-scale Planned Community District;
b. A map depicting:
1. the location of the Large-scale Planned Community District;
ii. acreage;
ini. boundaries;
v. scale;
v. north arrow; and
vi. a conceptual layout of land use designations, major thoroughfares and
transit corridors;
c. Proposed land uses and place types, and allowable density and land use intensity
ranges for such proposed place types;
d. Planning criteria and guidelines as described in Subsection 3. below;
e. A table showing the proposed:
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1. number of residential units,
ii. total floor area (measured in square feet) of the various non-residential
land uses, and
1ii. total number of Equivalent Residential Units;

f. Major existing land uses, roads, waterways, utilities, easements and flood
boundaries;

g. Topography and significant geographical features on or adjacent to the property;
and

h. Other aspects of the plan for the property as desired by the applicant.

i. The proposed District Area Plan shall be submitted in both hard copy and
electronic form. The proposed District Area Plan shall constitute a land use
application for all purposes of Utah law. The adoption of the District Area Plan,
and any subsequent amendment thereof, shall be accomplished in the same
manner as the adoption and amendment of Community Plans under Section
19.26.05, except that the Planning Commission shall not be required to make the
findings set forth in Subsections 1.c. through 1.g. In addition, amendments shall
follow the process in subsection 19.26.13. Prior to adoption and approval, the City
Council, taking into account the recommendations of the Planning Commission,
may require such changes to the proposed District Area Plan, including without
limitation the addition or deletion of detail to or from the proposed District Area
Plan, as shall be necessary, in the discretion of the City Council, to justify the
vested entitlements associated with the District Area Plan under Section 7.

Planning Criteria and Guidelines. The District Area Plan shall include planning criteria
and guidelines generally governing the planning of the Large-scale Planned Community
District, and the preparation of one or more subsequent Community Plans and Village
Plans. Such criteria and guidelines shall be sufficient to establish the overall character of
the various land use designations. More detailed development standards and architectural
guidelines shall be required at the Community Plan and Village Plan stages. The
locations and boundaries of the various land use designations may be adjusted through
the approval of the subsequent Community Plans and Village Plans.

Approvals Required After District Area Plan Approval. The review and approval of
applications within a Large-scale Planned Community District after approval of the
District Area Plan and prior to construction shall be governed by the provisions of this
Chapter, including the Community Plan requirements of Sections 19.26.03 through
19.26.08, the Village Plan requirements of Section 19.26.03 and Sections 19.26.09
through 19.26.10, and the provisions of Section 19.26.12, except as specifically modified
herein.

Amendments. District Area Plans may be amended from time to time, and shall be
amended prior to or concurrent with the approvat by the City Council of a Community
Plan or an amendment to a Community Plan that in either case is inconsistent with the
then existing District Area Plan. If an amendment is proposed, it shall be processed in the
same manner as the original District Area Plan. Amendments may include the following:
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a. Significant changes in the conceptual layout of proposed land use designations,
major thoroughfares or transit corridors;

b. An increase in allowable density and intensity ranges for proposed land uses and
place types;

¢. Changes in the planning criteria and guidelines that significantly change the
character of the Large-scale Planned Community District; or

d. Changes that reduce the ranges of the amount of land dedicated to parks, trails,

public use space, natural areas or public facilities as shown on the approved

District Area Plan, or that reduce the total amount of open space set forth in the

District Area Plan.

A change in the name of the Planned Community District;

Minor changes in the conceptual layout of proposed land use designations, major

thoroughfares or transit corridors;

Minor changes in land use or other boundaries;

Changes that either reallocate or increase overall open space;

Changes that either reallocate or decrease densities or intensities of use,

Any change necessary to conform the District Area Plan to an approved

Community Plan; or

k. Any change necessary to conform the District Area Plan to a change in the City’s
General Land Use Plan, Parks & Trails Master Plan, and/or Transportation Plan.

e

= e

Open Space in Large-scale Planned Community Districts.
a. Alternative Open Space Requirements.
i. Open space shall constitute an integral part of Large-scale Planned
Community Districts.
1. Certain Large-scale Planned Community Districts may require a unique
and flexible approach to the issue of open space, given

1. the wide variety of anticipated land uses and place types, and the
disparate open space needs of the City within such varying land
uses and place types,

2. the long build-out horizon for the Large-scale Planned Community
as a whole, and the need to coordinate the inclusion of open space
elements across long time spans and among several construction
phases, and

3. the potential for the City’s open space needs and objectives to
change prior to full build-out.

1il. In cases such as those under Subsection 5.a.1i., the City Council, taking
into account the recommendations of the Planning Commission, may
elect, in lieu of the provisions of Subsection 19.26.06 4, to establish
alternative requirements for open space in accordance with this Section.
b. Approved Ranges. The District Area Plan may establish an acceptable range of
the percentage of land required to be dedicated to open space uses within each
identified land use or place type approved in the District Area Plan. Such ranges
may or may not reflect the general thirty percent requirement present in
Subsection 19.26.06.4. In approving such ranges, and any deviation from such
thirty percent requirement, the City Council, taking into account the
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recommendations of the Planning Commission, may take into account the
following factors:

i. minimum open space requirements, by place type, recommended by one
or more accredited and nationally-recognized planning organizations
acceptable to the City Council, taking into account the recommendations
of the Planning Commission;

ii. unique factors affecting the City’s open space needs and objectives that
may warrant deviation from such recommendations;

iii. any identified City objective to establish a unique identity through the use
of open space;

iv. walkability objectives;

v. wise water management;

vi. cost of long-term maintenance; and

vii. any other factors considered relevant by the City Council.

Precise Requirements Within Ranges. When evaluating the more precise extent
and design of open space at the Community Plan and Village Plan stages, within
the ranges approved in the District Area Plan, the City Council shall take into
account the following factors:

1. the desirability and balance, within certain place types, between active
open space and passive open space;

il. the intensity of programmed uses within the proposed open space (by way
of example, a public swimming pool on three acres may provide the same
open space benefit to the City as a park on ten acres),

iii. the capital requirements of the open space features (by way of example, a
skate park may satisfy the same open space requirement as a much larger
soccer field); _

iv. the shifting of open space from one place type to another (by way of
example, open space in a retail place type may be reduced to offset a
larger community park in another location within the District),

v. the accessibility and proximity of the open space;

vi. the quality of the open space;

vii. requirements for land dedication, capital improvement, maintenance, and
impact fees to ensure that cross-subsidization between the project and the
remainder of the City does not occur, in order that all City residents bear
their fair burden of the costs associated with such requirements; and

viii. any other factors considered relevant by the City Council, taking into
account the recommendations of the Planning Commission.

Elements of Open Space. Open space for purposes of Large-scale Planned
Community Districts may include any space, element, or feature deemed by the
City Council, taking into account the recommendations of the Planning
Commission, to advance the purpose for which the open space is required.

i. By way of example and not limitation, open space and accompanying
amenities may include community parks, pocket parks, fields,
playgrounds, tot lots, pathways, trails, bike paths, skate parks, pavilions,
community gardens, ball fields, cemeteries, community centers,
swimming pools, plazas, public squares, sport courts, dog parks,
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amphitheaters, fountains, water features, golf courses, theme parks,
waterways, irrigation canals, drainage detention basins, park strips,
planted medians, landscaping, nature preserves, wetlands, hillsides,
geologically sensitive areas, viewscapes, wildlife habitat, buffers, public
art, benches, and agricultural lands.

ii. Allowable open space elements may be approved in the District Area Plan,
or in subsequent Community Plans or Village Plans.

e. Preservation of Open Space. Open space shall be preserved and maintained
through one or more mechanisms designed to preserve its future use for the
purpose for which it is intended. Allowable methods of preservation include, but
are not limited to:

i. dedication of land to the City;

ii. recordation of restrictive covenants;

iii. granting to the City or other entity a permanent open space or conservation
easement;

iv. compliance with the provisions of the Condominium Ownership Act, as
outlined in Utah Code Title 57, and which provides for the payment of
common expenses for the upkeep of common areas and facilities; and

v. in the case of property belonging to school districts or other public or
private entities, the establishment of long-term contractual arrangements
which preserve the right of the public to use land or facilities.

f. Capital Costs. Nothing in this Subsection 5 shall be construed as imposing on the
applicant the responsibility of assuming the capital costs of constructing open
space features. The allocation of such costs shall be consistent with applicable
state and federal law and any applicable City impact fee ordinance and capital
facilities plan.

Interim Uses. Existing and new agricultural uses are permitted to continue prior to
approval of a Village Plan for the area in which the uses occur and may continue
subsequent to approval of a Village Plan if so permitted under the Village Plan. Sand and
gravel operations shall be a conditional use prior to approval of a Village Plan, and
thereafter to the extent required in support of development.

Effect of a District Area Plan. Approval of a District Area Plan for a Large-scale
Planned Community District constitutes a legislative decision of the City Council for all
purposes of land use review under Utah Law, and vests the entitlement to develop within
the Large-scale Planned Community District in accordance with the approved District
Area Plan, and in accordance with the process described in this Chapter 26.
a. Such vesting shall include the right to:
i. develop the approved number of dwelling units, non-residential square
footage, and equivalent residential units;
ii. develop the land uses; and
iii. provide open space within the ranges, each as set forth in the District Area
Plan.
b. The City Council, taking into account the recommendations of the Planning
Commission, may exercise legislative discretion at the Community Plan and
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Village Plan approval stages consistent with the District Area Plan, to determine
and establish the development standards, design guidelines, and specific land use
locations, configurations and allocations, provided that in exercising such
discretion, the City Council shall not direct development patterns in a manner that
unreasonably inhibits realization of the vested rights granted in an approved
District Area Plan.

9. Development Agreement. A Development Agreement governing the general principles
and terms of development may be executed between the City and the landowner
concurrent with the approval of a District Area Plan.

a. Such Development Agreement need not conform to the requirements of Chapter
19.13.

b. The City and a Master Developer may enter into Development Agreements
containing such other and further vesting provisions as the City Council, taking
into account the recommendations of the Planning Commission, finds will
promote the public welfare and will protect and enhance property values within
the area of the District Area Plan and surrounding areas.



