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DEVELOPMENT AGREEMENT
FOR THE
ZIONS BANCORPORATION PROJECT

THIS DEVELOPMENT AGREEMENT (this “Agreement”) is made and entered

. e - . .
effective as of the ‘ ‘ day of ] , 2020, by and between Midvale City, a

political subdivision of the State of Utah (the “City”), and Zions Center of Excellence, LLC, a
Delaware limited liability company (“Zions” and “ Developer”) sometimes referred to as a

Party or collectively as the Parties.

RECITALS
A. The capitalized terms used in these Recitals are defined in Section 1.2 below.
B. The City previously entered into that certain Master Development Agreement for

The Jordan Bluffs Project dated December 1, 2004 (“Original MDA™). The City and Gardner
Bluffs, L.C., a Utah limited liability company, as the master developer (“Gardner”), entered
into that certain Amended Master Development Agreement for The Jordan Bluffs Project Dated
September 5, 2017 (“2017 Amended MDA”). The City and Gardner entered into that certain
Amended and Restated Master Development Agreement for The Jordan Bluffs Project dated
April 4, 2019 (“Amended MDA”).

C. As of May 1, 2020, Zions Bancorporation, N.A., a national association (“ZBNA”)
purchased from Gardner a parcel known as “Lot 1, Jordan Bluffs Lot 201A Amended
Subdivision”, which lot is referred to herein as “Lot 1” and is more particularly described on
Exhibit A. ZBNA has entered into a long term ground lease with Zions and Zions is the entity
responsible for the development, construction, operation, and maintenance of the project for Lot
1.

D. Lot 1 is subject to the Amended MDA.
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E. The Amended MDA includes various subareas, including Subarea 1, which is
more particularly described as Jordan Bluffs Subareas 1-3 Development Zoning Designation as
set forth in §17-7-10.12 of the Midvale City Code and the other relevant provisions of Title 17
and Chapter 3 of the Midvale City Code (collectively the “JB Subarea 1 Zone”). The JB
Subarea 1 Zone is generally depicted on the attached Exhibit B, and Lot 1 is within the JB
Subarea 1 Zone.

F. The Midvale City Planning Commission approved a Large Scale Master Plan for
Lot 1 (the “LSMP”) on June 10, 2020. A copy of the LSMP is attached hereto as Exhibit C.
The LSMP details, among other things, the uses for the Project and provides the general layout
of the main infrastructure, building, building height, parking structure, landscaped areas,
pedestrian system, parking and vehicular circulation for the Project pursuant to and in
compliance with the JB Subarea 1 Zone.

G. Developer and the City desire that Lot 1 be developed in a unified and consistent
fashion pursuant to the provisions of the JB Subarea 1 Zone, the LSMP and this Agreement.

G.  Development of Lot 1 as approved pursuant to this Agreement is acknowledged by
the Parties to be consistent with the JB Subarea 1 Zone and to operate to the benefit of the City,
Developer and the general public.

H.  The Parties acknowledge that development of Lot 1 pursuant to this Agreement
will result in significant planning and economic benefits to the City and its residents by, among
other things requiring orderly development of Lot 1, addressing environmental issues and
concerns regarding Lot 1, and increasing property tax, sales tax and other revenues to the City

based on improvements to be constructed on Lot 1.
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L Development of Lot 1 pursuant to this Agreement will also result in significant
benefits to Developer by providing assurances to Developer that it will have the ability to
develop Lot 1 in accordance with this Agreement.

J. Developer and the City have cooperated in the preparation of this Agreement.

K. The Parties desire to enter into this Agreement to specify the rights and
responsibilities of Developer to develop Lot 1 and the rights and responsibilities of the City to
allow and regulate such development pursuant to the requirements of this Agreement.

L. The Parties understand and intend that this Agreement is a “development

agreement” within the meaning of, and entered into pursuant to the terms of Utah Code Ann.
§10-9a-102.

NOW, THEREFORE, in consideration of the mutual covenants contained herein,
and other good and valuable consideration, the receipt and sufficiency of which is hereby
acknowledged, the City and Developer hereby agree to the following:

TERMS

1. Incorporation of Recitals and Exhibits/ Definitions.

1.1.  Incorporation. The foregoing Recitals and Exhibits “A” , “B”, “C”,
and “D” are hereby incorporated into this Agreement.
1.2.  Definitions. As used in this Agreement, the words and phrases
specified below shall have the following meanings:
1.2.1 Buildout Means the completion of all of the development of
Lot 1 in accordance with the LSMP and this Agreement.
1.22  City means Midvale City, a political subdivision of the State

of Utah.
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123 Council means the elected City Council of the City.

1.2.4  Default means a material breach of this Agreement as
specified herein.

1.2.5 Developer means Zions Center of Excellence, LLC, a
Delaware limited liability company, and its assignees or transferees as permitted by this
Agreement.

1.2.6  Large Scale Master Plan or LSMP means the large scale
master plan for development of Lot 1 which was approved by the Planning Commission on
June 10, 2020.

1.2.7 Notice means any notice to or from any Party to this
Agreement.

1.2.8 Planning Commission means the City’s Planning
Commission.

1.29  Project means the total development to be constructed on Lot
1 pursuant to the LSMP and this Agreement with the associated public and private facilities,
and all of the other aspects approved as part of the LSMP and this Agreement.

1.2.10  Public Infrastructure means those elements of infrastructure
that are planned to be dedicated to the City as a condition of the approval of a Development
Application.

1.2.11 Agreement means this Development Agreement for Lot 1
including all of its Exhibits.

2. Effect of this Agreement. This Agreement shall be the sole agreement between

the Parties related to the development of the Project except as it may be modified by agreement
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of the Parties. The Parties further acknowledge and agree that Lot 1 may be developed as
provided herein and upon entry of this Agreement is not subject to any of the provisions of the
Original MDA, the 2017 Amended MDA, or the Amended MDA and that this Agreement
effects a novation of any prior development agreements with respect to Lot 1 but does not affect
the remainder of the Jordan Bluffs Property which is the subject of other agreements with other
parties.

3. Development of the Project.

3.1  Project Development. Development of the Project shall be in
accordance with the JB Subarea 1 Zone, the LSMP and this Agreement.

3.2  Large Scale Master Plan Approval. Pursuant to the provisions of §§
17-3-5 and 17-7-10.12 of the Midvale City Code and as part of this Agreement, the City has
approved the LSMP for the Project which is attached hereto as Exhibit C and incorporated
herein by this reference.

3.2.1 Vehicular and Pedestrian Access to Bingham Junction

Boulevard. The Project shall have one (1) vehicle connection from the Project to Bingham
Junction Boulevard and one (1) vehicle connection to Binary Way in the locations depicted on
the approved LSMP. Developer shall also maintain pedestrian access as generally depicted on
the LSMP.

33 Site Plan Approval. The Developer shall obtain a specific site plan
approval for the Project from the City prior to commencement of any development activity. The
site plan shall comply with the LSMP, all land use regulations of the JB Subarea 1 Zone, and
other applicable City ordinances. Each site plan shall provide more specificity as to building,

parking, and landscape configurations and other development details to supplement the
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development layout depicted on the LSMP. An amendment of the LSMP shall only be required if
a site plan proposes a major modification to the depictions of the LSMP. For purposes of this
section, a major modification means a change that significantly revises the configuration of
buildings, accesses, site circulation or parking areas, or changes in building massing and height,
but shall not mean the addition of features, improvements, or amenities to a site plan when
compared to the LSMP. The City’s Community Development Director shall have the discretion
to determine whether a site plan proposes a major modification that would require an amendment
of the LSMP. Development approval for the Project shall follow the applicable review processes
set forth in the JB Subarea 1 Zone.

34  Project Fees. The Parties acknowledge that the City does not currently
charge impact fees. Therefore, no impact fees will be assessed in connection with the Project,
however the Project may be subject to any impact fees that might be assessed by third party
service providers. The City retains the right to assess all other fees which are chargeable by the
City on all similar developments.

3.5  Design of Infrastructure Improvements. The Parties acknowledge and
agree that the following infrastructure improvements shall be designed and approved, and
construction timelines shall be set, on or before December 31, 2020, in accordance with the
provisions of the JB Subarea 1 Zone, the LSMP and this Agreement: (1) all crosswalks in the
Project and the Jordan River Parkway Trail connector; (i1) parking garage for the Project,
which design shall include, without limitation, extra width adjacent to columns, safe walking
routes to elevators, stairways, doors and the sidewalk system, and updated architectural
drawings providing required screening; (iii) parking lot for the Project; (iv) signage for the

Project on Lot 1 and the buildings on Lot 1; (v) landscaping within fifteen (15%) percent of the
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area devoted for surface parking lots; (vi) landscaping, courtyards, plazas and walkways
totaling 10% of the overall Project site; (vii) and setbacks for the Project; and (viii) an updated
anti-reflection study showing reductions to the number of hours or intensity of reflections from
the impacts shown in the staff report submitted with the approval of the LSMP. With respect to
the location of trees along Bingham Junction Boulevard, Zions shall plant trees in accordance
with the pattern set forth in the portion of the tree plan attached as Exhibit D, but only as to the
area adjacent to Lot 1 along Bingham Junction Boulevard.

3.6  Construction of Infrastructure Improvements. The Parties
acknowledge and agree that Gardner, or its contractors, have agreed to complete the following
infrastructure improvements on or before the first Certificate of Occupancy being issued for the
Project, in accordance with the provisions of the JB Subarea 1 Zone, the LSMP and this
Agreement: (1) Binary Way; (i1) traffic mitigation improvements on Binary Way, Bingham
Junction Boulevard, and Center Street; and (iii) landscape improvements and setbacks along
Binary Way, Bingham Junction Boulevard, and Center Street. The City agrees to look to
Gardner, and not Zions, for any remedies for the foregoing items should their completion be
delayed. The remaining infrastructure improvements, which are within the Project and on the
Property, included in the LSMP, including, without limitation, the building and parking garage,
shall be completed on or before the expiration of this Agreement.

3.7  Access and Maintenance Responsibilities for Public Amenity Areas.
The amenities described in the LSMP shall be maintained by Zions or an owner’s association
established by Gardner with the consent of Zions. Public use of the exterior trail depicted in
the LSMP and located within Lot 1 will be accommodated, but only to the extent that such use

does not interfere with the use of Lot 1 as determined by Zions or its successors in their sole
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discretion, or to the extent such use does not interfere with the maintenance of such trails by the
owners’ association, as determined by such association in its sole discretion.

3.8 Completion of Landscape and Amenity Areas. Prior to the first
Certificate of Occupancy being issued for the Project, Developer shall complete all landscape
and amenity improvements for the Project or post a bond for the completion of these
improvements. Any bonded for landscape and amenity improvements are to be completed by
the end of the next June after the last Certificate of Occupancy is issued. The bond amount
shall be 100% of the estimated cost of the materials and work to complete the specific
landscape and amenity improvement(s). The City shall use these bond funds to complete the
required landscape and amenity improvements if Developer fails to complete this requirement.
Bonds in the amount of Developer’s invoiced cost for any amenity component shall be
immediately released to Developer upon installation of such portion of the required amenity,
provided the City finds such improvements comply with the approved plan; to be clear, the
City will reduce the required bond amount as applicable amenity components are installed and
pass City inspection so that the required remaining bond amount matches the cost to install the
uncompleted landscape and amenity improvements or components thereof. All remaining
bonds shall be released to Developer upon the completion of the required landscape and
amenity improvements, following inspection and approval by the City. If Developer fails to
complete the required recreation amenity area, the remaining bonds shall be disbursed to the
City to cause completion of the required improvements.

4. Compliance With Institutional Controls. All construction activity on the

Property shall comply with the adopted Institutional Controls set forth in Chapter 8.10 of the

Midvale City Municipal Code, the Site Management Plan and Site Modification Plan Former
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Sharon Steel Superfund Site Operable Unit 1, Midvale, Utah, dated May 24, 2017. Developer
shall obtain approval from the EPA and the Utah Department of Environmental Quality for the
Project.

5. Vested Rights and Reserved Legislative Powers.

5.1 Vested Rights Granted by Approval of this Agreement. To the
maximum extent permissible under the laws of Utah and the United States and at equity, the City
and Developer intend that this Agreement grants Developer the right to develop and construct
the Project consistent with the uses as provided in the JB Subarea 1 Zone, the LSMP, and this
Agreement. However, the foregoing notwithstanding, the Parties acknowledge and agree that
further amendments to the JB Subarea 1 Zone may be adopted that do not adversely affect the
uses or other aspects of the Project approved as part of the LSMP. The Parties intend that the
rights granted to Developer under this Agreement are contractual and also those rights that exist
under statute, common law and at equity. The Parties specifically intend that the JB Subarea 1
Zone, the LSMP, and this Agreement, grant to Developer “vested rights” as that term is

construed in Utah’s common law and pursuant to Utah Code Ann. § 10-9a-509.

52  Reserved Legislative Powers. Subject to the provisions of § 5.1 above,
Developer and City acknowledge that the City is legally restricted in its authority to limit its
power by contract and that the limitations, reservations and exceptions set forth herein are
intended to reserve to the City all of its police power that cannot be so legally limited.
Notwithstanding the retained power of the City to enact legislation under its police powers,
Developer and the City acknowledge that any such proposed legislative changes affecting the
vested rights of the Project as an exception to the vested rights as set forth above must meet the

compelling, countervailing public interest standard set forth in Utah Code Ann. § 10-9a-5009.
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6. Term of Agreement. The term of this Agreement shall be until June 30, 2025.

This Agreement shall also terminate automatically at Buildout.

7. Utilities. Subject to adherence to the City’s standards and regulations and
approval by the City, the City shall permit Developer to connect to the City’s utility lines,
including water, sewer and storm drain systems.

8. Successors and Assigns of Developer in the Ownership or Development of

Any Portion of the Project. This Agreement sets forth covenants affecting real property and

shall be binding upon Developer and any successors-in-title of Lot 1. In the event of a transfer of
the Property, Developer shall obtain an assumption by the transferee of the obligations under this
Agreement and, in such an event, the transferee shall be fully substituted as Developer under this
Agreement and the Developer executing this Agreement shall be released from any further
obligations with respect to this Agreement.

9. Relationship of Parties and No Third-Party Rights. This Agreement does not

create any joint venture, partnership, undertaking, or business arrangement between the Parties
hereto and does not, unless otherwise stated, create any rights or benefits to third parties.

10.  Default. Neither Party shall be in default under this Agreement unless such Party
fails to perform an obligation required under this Agreement within thirty (30) days after written
notice is given to the defaulting Party by the other Party, reasonably setting forth the respects in
which the defaulting Party has failed to perform such obligation. If the nature of the defaulting
Party’s obligation is such that more than thirty (30) days are reasonably required for performance
or cure, the defaulting Party shall not be in default if such Party commences performance within
such thirty (30) day period (or, if such commencement is impossible to due Events of Force

Majeure (defined in the following sentence), commences performance when the Events of Force
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Majeure terminate) and after such commencement diligently prosecutes the same to completion.
“Events of Force Majeure” means any event or circumstance beyond the Developer’s or City’s,
as the case may be, reasonable control which delays or prevents the performance by Developer
or City, as the case may be, of its obligations under this Agreement, despite the Parties’ best
efforts to fulfill the obligation. The requirement that the Parties exercise “best efforts to fulfill
the obligation” includes using best efforts of any potential force majeure event (i) as it is
occurring and (ii) following the potential force majeure event, such that the delay is minimized
to the greatest event possible. “Events of Force Majeure” do not include financial inability of
Developer to complete any obligation under the provisions of this Agreement but do include
events related to riots, natural disasters, pandemics or epidemics, strikes, wars, acts of violence
or civil unrest, etc.

11. Rights of Access. For the purpose of assuring compliance with this Agreement,
upon reasonable advanced notice to Developer, representatives of the City shall have the right of
access to the Property and all buildings and structures thereon without charges or fees, during the
period of construction for the purposes of this Agreement. Such representatives shall comply
with all safety rules of Developer and its general contractor, including signing a standard
construction area release. In addition, upon reasonable advanced notice to Developer, the City
shall have the right to enter the Property or any buildings or improvements thereon at all
reasonable times for the purpose of exercising the City’s remedies, including cure rights
contained in this Agreement and for the construction, reconstruction, maintenance, repair or
service of any public improvements or public facilities located on the Property.

12.  Disputes. In the event that a dispute arises in the interpretation or administration

of this Agreement or if the default mechanism contained herein shall not resolve a default under
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this Agreement, then prior to taking any action to terminate this Agreement every continuing
dispute, difference, and disagreement shall be referred to a single mediator agreed upon by the
Parties. If no single mediator can be agreed upon, a mediator or mediators shall be selected from
the mediation panel maintained by the United States District Court for the District of Utah in
accordance with any designation process maintained by such court. The Parties shall mediate
such dispute, difference, or disagreement in a good faith attempt to resolve such dispute,
difference, or disagreement. The mediation shall be non-binding. Notwithstanding the foregoing,
the Parties agree that the City retains the right to exercise enforcement of its police powers in the
event Developer is in direct violation of a provision of this Development Agreement or of any
Applicable Law.

13. Remedies. In the event of any legal action or defense between the Parties hereto
arising out of or any way related to this Agreement, or any of the documents provided for herein,
the prevailing Party or Parties shall be entitled in addition to the remedies available at law and
equity, if any, awarded in such proceeding, to recover their costs and reasonable documented out
of pocket attorney’s fees, expert witness fees, fax, copy, telephone, and other incidental charges,
but not damages.

14. Mortgagee Protections.

14.1 Definitions. As used in this Section, each of the following terms shall
have the indicated meaning:
a. “Mortgage” means a mortgage, or a deed of trust, or other security

agreement recorded in the Official Records.

BK 11002 PG 1129



b. “Mortgagee” means the mortgagee under a mortgage, the beneficiary
under a deed of trust or the secured party under any security agreement recorded with
respect to the Property or any portion thereof in the Official Records.

C. “Official Records” means the official records of the Salt Lake County
Recorder, State of Utah.

d. “Qualified Mortgagee” means a Mortgagee of which City has been given
written notice, including such Mortgagee’s name and address. A Qualified Mortgagee
shall be a Mortgagee of public record as evidence by a title report delivered to the City.

12.2  Obligations of Mortgagee. Unless and until it enters into possession or

acquires title pursuant to foreclosure or any arrangement or proceeding in lieu of foreclosure, any
Qualified Mortgagee shall have no obligation to take any action to comply with, and may not be
compelled to take any action to comply with this Agreement.

a. Notices; Right to Cure. On delivering to Developer any notice, demand or
other communication pursuant to the provisions of this Agreement, City shall at the same
time deliver copies of such notice to each Qualified Mortgagee at the latest address
provided to City by such Qualified Mortgagee. Although otherwise effective with
respect to Developer, no notice delivered to Developer shall affect any rights or remedies
of a Qualified Mortgagee unless a copy of such notice has been delivered to such
Qualified Mortgagee in accordance with the immediately preceding sentence. Each
Qualified Mortgagee shall have the right to remedy a default, or cause the same to be
remedied within the time allowed to Developer, plus, in the case of monetary defaults, an
additional thirty (30) days and, in the case of non-monetary defaults, an additional thirty

(30) days to cure (or commencement or completion of cure within the specified period is
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impossible due to an Event of Force Majeure), each Qualified Mortgagee shall have the
right to remedy such default if such Qualified Mortgagee promptly commences such cure
and thereafter diligently prosecutes such cure to completion.

b. Performance. A Qualified Mortgagee shall have the right to act for and in
the place of Developer to the extent permitted by the applicable Mortgage or otherwise
agreed to by Developer in writing. City shall accept performance by or on behalf of a
Qualified Mortgagee as if the same had been performed by Developer. A Qualified
Mortgagee shall have the right, to the extent Developer agrees in writing, to appear in a
legal action or proceeding on behalf of Developer in connection with the Property.

C. Recognition. Within thirty (30) days of a written request therefor,
together with evidence as City may reasonably require, that a proposed Qualified
Mortgagee in fact meets the requirements of a Qualified Mortgagee as set forth herein,
City agrees to execute, acknowledge and deliver to such Qualified Mortgagee an
instrument stating that such Qualified Mortgagee is a “Qualified Mortgagee” entitled to
the benefits of this section.

d. Estoppel Certificate. Within thirty (30) days after a request by Developer,
a Qualified Mortgagee, or a proposed Qualified Mortgagee, City shall issue a certificate
confirming that: (i) this Agreement is in full force and effect; (i1) no default (or event
which with the giving of notice of passage of time, or both) exists on the part of
Developer or City under this Agreement; and (ii1) such other matters pertaining to this
Agreement as may reasonably be requested. The person requesting the certificate shall

be entitled to rely on the certificate.
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13. Non-liability of City Officials or Employees. No officer, representative, agent,

or employee of the City shall be personally liable to Developer or any successor-in-interest or
assignee of Developer in the event of any default or breach by the City or for any amount which
may become due to Developer or its successors or assigns for any obligation arising out of the
terms of this Agreement.

14. Counterparts. This Agreement may be executed in multiple counterparts, which
together shall constitute one and the same document.

15. Status Report. Developer and the staff of the City shall give an status report to
the City Council with regard to the matters contemplated by this Agreement upon request of the
City Council.

16. Notices.

16.1 Notice Addresses. All notices required or permitted under this
Agreement shall, in addition to any other means of transmission, be given in writing by certified
mail and regular mail to the following address:
To the Developer:
Zions Center of Excellence, LLC
One South Main, Suite 1100
Salt Lake City, Utah 84133
Attention: Corporate Legal Department
With a copy to:
Wade Budge
SNELL & WILMER
15 West South Temple, Suite 1200
Salt Lake City, UT 84101

To the City:

Midvale City
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Attn: Community Development Director
7505 South Holden Street
Midvale, UT 84047

With copies to:

Midvale City

Attn: City Manager

7505 South Holden Street
Midvale, UT 84047
Midvale City

Attn: City Attorney

7505 South Holden Street
Midvale, UT 84047

16.2  Effectiveness of Notice. Except as otherwise provided in this Agreement,
each Notice shall be effective and shall be deemed delivered on the earlier of:

16.3 Hand Delivery. Its actual receipt, if delivered personally, by courier
service, or by facsimile provided that a copy of the facsimile Notice is mailed or personally
delivered as set forth herein on the same day and the sending Party has confirmation of
transmission receipt of the Notice). If the copy is not sent on the same day, then notice shall be
deemed effective the date that the mailing or personal delivery occurs.

16.4 Electronic Delivery. Its actual receipt if delivered electronically by email
provided that a copy of the email is printed out in physical form and mailed or personally
delivered as set forth herein on the same day and the sending Party has an electronic receipt of
the delivery of the Notice. If the copy is not sent on the same day, then notice shall be deemed
effective the date that the mailing or personal delivery occurs.

16.5 Mailing. On the day the Notice is postmarked for mailing, postage

prepaid, by First Class, return receipt requested, or Certified United States Mail and actually

deposited in or delivered to the United States Mail. Any Party may change its address for Notice
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under this Agreement by giving written Notice to the other Party in accordance with the
provisions of this Section.

17. Appointment of Representatives. To further the commitment of the Parties to

cooperate in the implementation of this Agreement, the City and Developer each shall designate
and appoint a representative to act as a liaison between the City and its various departments and
the Developer. The Parties may change their designated representatives by Notice. The
representatives shall be available at all reasonable times to discuss and review the performance
of the Parties to this Agreement and the development of the Project.

18. Mutual Drafting. Each Party has participated in negotiating and drafting this

Agreement and therefore no provision of this Agreement shall be construed for or against either
Party based on which Party drafted any particular portion of this Agreement.

19.  Applicable Law. This Agreement is entered into in Salt Lake County in the State

of Utah and shall be construed in accordance with the laws of the State of Utah irrespective of
Utah’s choice of law rules. In interpreting and applying City requirements to the Project, in the
event of a conflict, the more specific provisions of this Agreement and the JB Subarea 1 Zone
shall take precedence over other City ordinances and land use regulations. In the event of a
conflict in interpreting this Agreement, the terms of this Agreement shall control over any
conflicting term in the Exhibits.

20. Venue. Any action to enforce this Agreement shall be brought only in the Third
District Court for the State of Utah, Salt Lake County.

21.  No Waiver. Failure of any 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 date any such right or any other right it may have.
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22. Severability. If any provision of this Agreement is held by a court of competent
jurisdiction to be invalid for any reason, the Parties consider and intend that this Agreement shall
be deemed amended to the extent necessary to make it consistent with such decision and the
balance of this Agreement shall remain in full force and affect.

23. Entire Agreement. This Agreement, and all Exhibits thereto, is the entire

agreement between the Parties and may not be amended or modified except either as provided
herein or by a subsequent written amendment signed by all Parties.

24. Recordation and Running with the Land. This Agreement shall be recorded in

the chain of title for Lot 1 and shall be deemed to run with the land.

25.  Authority. The Parties to this Agreement each warrant that they have all of the
necessary authority to execute this Agreement. Specifically, on behalf of the City, the signature
of the Mayor of the City is affixed to this Agreement lawfully binding the City pursuant to

Resolution No. 2010~ @- 32 adopted by the City on July 21, 2020.
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IN WITNESS WHEREOF, the Parties hereto have executed this Agreement by and through their

respective, duly authorized representatives as of the day and year first herein above written.

CITY:

Y 7,
Roagi/ L. A‘l{dreason, MMC
City Recorder

Lisa Garrfé’ C1ty Attorney

STATE OF UTAH )
: SS.
COUNTY OF SALT LAKE )

On this _| H—day of«A]Q’@/, 2020, personally appeared before me Robert M. Hale, Mayor of
Midvale City, who executed the foregoing instrument on behalf of Midvale City.

RORI L ANDREASON Q i/éJMC}’cWW

G N
NOTARY PUBLIC-STATE OF UTAR NO ARY ‘PUBLIC

COMMISSION# 691938 | ReSldmg at:
COMM. EXP. 11-01-2020
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DEVELOPER:

Zions Center of Excellence, LLC,
a Delaware limited liability company

By: Regency Service Corporation,
a California corporation
Its: Manager

e K) N;/. /Z/b

Name: Jennifer &mitht”
Title: President

STATE OF UTAH )
: SS.
COUNTY OF SALT LAKE )

On this 3) ﬂ{li day of r"’ ‘_Jf [\) 54,},2020, personally appeared before me Jennifer Smith, President of
Regency Service Corporation, a California corporation, as manager of Zions Center of
Excellence, LLC, a Delaware limited liability company, who executed the foregoing instrument

on behalf of said limited liability company.

NOTARY PUBLIC QQ‘UMM

Thals B.A Sha
S onarp NOTARY PUBLIC |/
My Cornmission Expires 1di :
06/23/2022 Residing at: SC\M? l q ICO
STATE OF UTAR

BK 11002 PG 1137



ZBNA CONSENT

Zions Bancorporation, N.A., a national association, as fee simple owner of Lot 1 of the
Jordan Bluffs Lot 201 A Amended Subdivision ("Lot 1"), hereby consents to Zions Center of
Excellence, LLC, a Delaware limited liability company ("ZCOE"), entering into the
Development Agreement for the Zions Bancorporation Project by and between Midvale City, a
political subdivision of the State of Utah and ZCOE, and assuming and accepting the rights and
responsibilities of Developer (as defined therein) in connection with the development of Lot 1.

Zions Bancorporation, N.A.,
a national association

by S Bpoier,”

Name: Kurt Froerer
Its: Vice President

STATE OF UTAH )
! ss.

COUNTY OF SALT LAKE )

On this OG!A’ day of August, 2020, personally appeared before me Kurt Froerer, Vice
President of Zions Bancorporation, N.A., a national association, who executed the foregoing

instrument on behalf of said association.

NOTARY P%J/B/
Residing at: \ions/ Rk - AEAD oEFICG.

NOTARY PUBLIC
Casey L. Gibsen
701703
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Exhibit “A”
Exhibit “B”
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EXHIBIT A
LEGAL DESCRIPTION OF LOT 1

Lot 1 of Jordan Bluffs Lot 201 A Amended Subdivision plat recorded in the records of the Salt
Lake County Recorder on April 10, 2020, as Entry No. 13239660.
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EXHIBIT B
DEPICTION OF JB SUBAREAS

SUE AREA 4

2f 25
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EXHIBIT C
LARGE SCALE MASTER PLAN

[See Attached]
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LOT 183 ACRE 78.6%
OFFICE 2.8 ACRE 14.3%
GARAGE 1.4 ACRE 71%

LOT COVERAGE 21.4%
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HALES g ENGINEERING

innovative transportation solulions

EXECUTIVE SUMMARY

This study addresses the traffic impacts associated with the proposed View 78 development
located in Midvale, Utah. The proposed project is located south of 7800 South and west of 700
West.

Included within the analyses for this study are the traffic operations and recommended mitigation
measures for existing conditions and plus project conditions (conditions after development of the
proposed project) at key intersections and roadways near the site. Future 2025 and 2040
conditions were also analyzed. The evening peak hour level of service (LOS) was computed for
each study intersection. The results of this analysis are shown in Table ES-1. Recommended
storage lengths are shown in Table ES-2.

= o - TABLE ES-1

l . -LOS Analysis - Evening Peak Hour
| Midvale - View 78 TIS

Bingham Junction Blvd 7 7800 South C C C c D C C E D
Holden Street / 7800 South B B B B C B D E D
Wasatch Street / 700 West b b b b b b b b b b b

ivy Drive / Bingham Junction Blvd A A A A A A A A A B B
lvy Drive / 700 West A A A A A A A A A A B
Bingham Junction Blvd / 700 West B B B C C C C D B C C
700 West / 3000 South C C C D D D E D b
Sandy Parkway / 8000 South D D E D D E -
Zions N & Parc View Accesses / Bingham Junction Bivd | a a a a a a a e
Road A / Bingham Junction Blvd - - a - e b - - d
Road B & Seghini Dr / Bingham Junction Bhd - - a a b b a a B
Road C & Seghini Drive / lvy Drive - - - a a a a a a a a
Road C / Bingham Junction Blvd - - - - - a a - -
Zions S Access / Road A - - - - - ¢ a - N

805 = HRckoconnt PO g Proie 3 PRien See 5 gipnapl e Fienaliaeg preerhn pherhas e f et o e nalivest v st

fMidvale - View 78 Traffic Impact Study i
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HALES g0 ENGINEERING

innovative transportation solutions

TABLE ES-2 v
Recommended Storage Lengths
: - Midvale - View 78 TIS

Bingham Junction Bivd / 7800 South | 350 - 300 200 350 200 300 200
Holden Street / 7800 South . - 300 200 250 200 175
ivy Drive / Bingham Junction Blvd . - . . 200 100
Bingham Junction Blud / 700 West | 250 100
250 400 250 400 200 400 250

SUMMARY OF KEY FINDINGS/RECOMMENDATIONS

The following is a summary of key findings and recommendations:
e The Sandy Parkway / 9000 South intersection is currently operating at LOS F during
the evening peak hour.

Recommendation:

o Sandy Parkway / 9000 South:

» Install dual left-turn lanes on the northbound and southbound
approaches of the Sandy Parkway / 9000 South intersection. This may
not be necessary if the City builds a thru U-turn intersection.

¢ The development will consist of townhomes, condos, and office space.

o At full build, the View 78 project is anticipated to generate 24,642 weekday
daily trips, including 2,008 morning peak hour trips and 2,218 evening peak
hour trips.

* All study intersections are anticipated to operate at an acceptable LOS during the
evening peak hour with project traffic added.

¢ Hales Engineering added trips from other nearby developments for future conditions
including Holmes Homes on Bingham Junction Boulevard, the Sandy Transfer Station
on 700 West, the 7-Eleven and office building at the 700 West / 9000 South
intersection, and the remainder of the Parc View multi-family project.

Midvale « View 78 Traffic Impact Study ii
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HALES g ENGINEERING

innovative transportation solutions

o The Sandy Parkway / 900 West intersection is anticipated to operate at LOS E during
the evening peak hour in future (2025) background conditions.
Recommendation:
o Sandy Parkway / 9000 South;
= Install eastbound right-turn pocket.
» Several intersections are anticipated to operate at poor levels of service during the
evening peak hour in future (2025) plus project conditions
Recommendations:
o Bingham Junction Boulevard / 7800 South:

= |nstall northbound dual left-turn lanes and increase left-turn storage. As
planned in the signal design, the second northbound left-turn lane can
take the place of a southbound receiving lane

o 700 West / 9000 South:

» |nstall southbound dual Ileft-turn lanes and northbound
permissive/protected left-turn phasing.

» Implement right-turn overlap (right-turn arrow) phases on westbound
and southbound approaches.

o Sandy Parkway / 9000 South:
= Convert the northbound right-turn lane to a shared thru-right lane.
o Road A/ Bingham Junction Boulevard:

» Install left-turn acceleration lane for eastbound-to-northbound left-turn
vehicles to turn into directly. This lane would lead directly to one of the
northbound left-turn lanes at the Bingham Junction Boulevard / 7800
South intersection

o Coordinate the traffic signals on 7800 South to reduce delays and gqueueing
+ Several intersections are anticipated to operate at poor levels of service during the
evening peak hour in future (2040) background conditions.
Recommendations:
o 7800 South:
« Extend seven-lane cross-section from Bingham Junction Blvd to
Holden Street.
o Bingham Junction Boulevard / 7800 South:
= [Install southbound dual left-turn lanes.
o 700 West / 9000 South:

» [Install eastbound and northbound dual left-turn lanes. The eastbound
dual left-turn lanes require two receiving lanes on 700 West. Based on
this and the projected volumes, it is recommended that a five-lane
cross-section be installed on 700 West.

o Sandy Parkway / 9000 South:

Midvale - View 78 Traffic Impact Study iii
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innovative transportation solutiong

= Even fully built-out, the intersection is anticipated to operate poorly. It
is recommended that UDOT and Sandy City consider installing an
innovative intersection such as a thru U-turn intersection design at this
location. Funding for this concept is already being requested.
o Holden Street / 7800 South:
= [nstall southbound dual left-turn lanes.
o Bingham Junction Boulevard / 700 West:
= Add a westbound right-turn pocket when the property on the northeast
corner redevelops. With an improved Sandy Parkway / 9000 South
intersection, excessive westbound queueing (>1,500 feet) is
anticipated at the Bingham Junction Boulevard / 700 West intersection
without this right-turn lane.
o Several intersections are anticipated to operate at poor levels of service during the
evening peak hour in future (2040) plus project conditions.
Recommendations:
o Bingham Junction Boulevard / 7800 South:
= Add eastbound and westbound right-turn pockets.
* |nstall second southbound through lane with southbound right-turn
pocket and southbound right-turn overlap phase (right-turn arrow).
e This will likely require removing the park strip along Bingham
Junction Boulevard near 7800 South.
o Holden Street / 7800 South:
= Install eastbound dual left-turn lanes.
o Road B & Seghini Drive / Bingham Junction Boulevard Intersection:
= |nstall traffic signal.
o Bingham Junction Boulevard / 700 West:
= |mplement right-turn overlap phase on eastbound approach.
*  Convert the westbound right-turn lane to a shared thru-right lane.
o 700 West /9000 South:
= Implement right-turn overlap phase (right-turn arrow) on southbound
and westbound approaches of 700 West / 9000 South intersection.
= |Install southbound right-turn channelized lane with free movement to
westbound 9000 South.
e |t is anticipated that most study intersections will operate at acceptable levels of
service with the proposed mitigation measures.
o The developer could also consider obtaining access north of the Zions site to
7800 South directly as a right-in, right-out access or just a right-out access, to
reduce stress on Bingham Junction Boulevard.

iflidvale - View 78 Traffic Impact Study iv
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EXHIBIT D
LANDSCAPE PLAN
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