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MASTER DEVELOPMENT AGREEMEN%ECORDED FOR SARATOGA SPRINGS CITY
FOR SARATOGA SPRINGS DEVELOPMENT (LAKESIDE)
PLATS 14, 16A, 25, 26, AND 27

THIS MASTER DEVELOPMENT AGREEMENT (“Agreement”) is made and entered
into on Mgyth 29, 20 J4. by and between the City of Saratoga Springs, Utah, a Utah municipal
corporation, hereinafter referred to as “City,” Wardley Properties, LLC, and AY Lakeside LLC
(formerly Wardley/WDF/AY, LLC), hereinafter referred. to as “Developers” collectively or
*“Developer” individually. .

RECITALS:

WHEREAS, Developers are the owners and developers of unrecorded parcels in the
development known as Saratoga Springs Development in Saratoga Springs, Utah (the
“Property”), which is more fully described in Exhibit “A” attached hereto and incorporated
herein; and

WHEREAS, Wardley Properties, LLC owns Plats 14 and 16 A and AY Lakeside, LLC
owns Plats 25, 26 and 27; and

WHEREAS, Developers, or their predecessors in interest, entered into a Master
Development Agreement dated April 13, 2000, and an Amended Master Development
Agreement on December 14, 2004 (“original MDAs"”); and

WHEREAS, the original MDAs have expired and Developers have no vested rights
under the original MDAs because, per their terms, the owners had not received final approval of

any subdivisions and site plans and had not recorded such prior to the expiration of the original
MDAs; and

WHEREAS, Plats 14, 16A, 25, 26, and 27 of the Property are currently zoned R-3 with a
PUD Overlay, which zone was granted per the original MDA and

WHEREAS, the City Council has the legislative discretion to rezone the Property to the
prior zone of R-3 with no PUD Overlay zone due to the fact the original MDAs have expired;
and

WHEREAS, Developers wish to enter into this Agreement to ensure that the Property
remains subject to the current regulations applicable to properties located within the R-3 zone
with a PUD Overlay zone (“PUD R-3"), which request shall hereinafter be referred to as the
“Zoning Request”; and

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

WHEREAS, the City desires to enter into this Agreement because this Agreemenf
establishes planning principles, standards, and procedures to eliminate uncertainty in planning
and to guide the orderly development of the Property consistent with the City General Plan, the
City. Code; and the conditions imposed by the Planning Commission and City Council; and

WHEREAS, to assist the City in its review of the Zoning Request and to ensure
development of the Property in accordance with Developers’ representations to City, Developers
and City desire 1o voluntarily enter into this Agreement, which sets forth the processes and
standards whereby Developers may develop the Property; and

WHEREAS, this Agreement shall supersede and replace the Original MDAs and all of
its accompanying exhibits; and

WHEREAS, on , 2014, after a duly noticed public hearing, City’s
Planning Commission recommended approval of Developers’ Zoning Request, this Agreement,
and a new Master Development Plan 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 “B”; and

WHEREAS, on , 2014, the Saratoga Springs City Council (“City
Council”), approved Developer’s Zoning Request, this Agreement, and the new Master
Development Plan, subject to the findings and conditions contained in the Staff Report and
written minutes attached hereto as Exhibit “C”; and

WHEREAS, this Agreement constitutes the Master Development Plan as provided for in
City Code § 19.13.08 and identifies the land uses, densities, obligations for construction of
utilities, improvements, and infrastructure, and general phasing of the development; and

WHEREAS, to allow development of the Property for the benefit of Developers and to
ensure that the development of the Property will conform to applicable ordinances, regulations,
and standards, Developers and City are each willing to voluntarily abide by the terms and
conditions set forth herein; and

WHEREAS, pursuant to its authority under Utah Code § 10-9a-101, et seq., and after all
required public notice and hearings, the City Council, in exercising its discretion, 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.
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AGREEMENT:

Now, thereforé, 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 Developers agree as follows:

! : |
1. Effective Date. This Agreement shall become effective on the date it is executed by

Developer and the City (the “Effective Date™). The Effective Date shall be inserted in

the introductory paragraph preceding the Recitals.

2. 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 26 below. No other property may be added to or
removed from this Agreement except by written amendment to this Agreement executed
and approved by Developers and City.

3. Zone Classification and Permitted Uses. Subject to the terms of this Agreement, the
future development of the Property shall be subject to the provisions of the PUD R-3
zone as they exist on the effective date of this Agreement. However, the land uses
allowed on the Property shall be governed by Title 19 of the City Code in effect at the
time of preliminary plat application, except to the extent this Agreement is more
restrictive. In the event of a conflict between the R-3 zone and PUD Overlay zone
requirements of Title 19, the PUD Overlay zone requirements shall take precedence.

4. Applicable Code Provisions. All provisions of Title 19 of the City Code as constituted on
the effective date of this Agreement shall be applicable to the Property except to the
extent this Agreement is more restrictive. The parties acknowledge that in order to
proceed with development of the Property, Developers shall comply with the
requirements of this Agreement, Title 19 of the City Code, and other requirements
generally applicable to development in the City. In particular, and not by way of
limitation, Developers shall conform to the requirements of Chapter 19.04 (Establishment
of Land Use Zones and Official Map), Chapter 19.07 (PUD), the City’s engineering
standards and specifications, and the project plan approval processes therein. In the event
of a conflict between the R-3 zone and PUD Overlay zone requirements of Title 19, the
PUD Overlay zone requirements shall take precedence.

5. Reserved Legislative Powers. Nothing in this Agreement shall 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 legislation under its police

. powers, such legislation shall not modify Developers’ vested rights as set forth herein
“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
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Equities, Inc. v. City of Logan, 617 P.2d 388 (Utah 1988), or successor case law or
statute. Any such proposed change affecting Developers’ vested rights shall be of
general applicability to all development activity in City. Unless Cityideclares an
emergency, Developers 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. Provided the Zoning
Request is granted, and subject to the terms and conditions of this Agreement,
Developers shall have the vested right under this Agreement to develop under the PUD
R-3 zone as it exists on the effective date of this Agreement if the requirements of that
zone are met. Developers shall be required to apply for and obtain approval for each
subdivision or site plan provided for in the Master Development Plan and to otherwise
comply with all provisions of the City Code, except as otherwise expressly provided in
this Agreement, Developers’ vested right of development of the Property pursuant to this
Agreement and the PUD R-3 1s expressly subject to and based upon strict compliance and
performance by Developers of ali of the terms, conditions; and obligations of Developers
under this Agreement, City ordinances, regulations, specifications, and standards
(hereinafter “City regulations™), and the Exhibits attached to this Agreement.

Densities and Minimum Lot Sizes.

a. Pursuant to the PUD Overlay Zone (Chapter 19.07 of the Land Development
Code), Developers are entitled to develop separate phases that exceed the density
of the PUD R-3 zone for a particular phase but only if the approved overall plan

: does not exceed the maximum allowable density of the PUD R-3 zone. The City
Council hereby finds that the overall density of the Property will not exceed 4
units per acre. This section 7 shall qualify as the Phasing Plan required pursuant
to Section 19.07.10.

b. Developers shall be entitled to develop up to 268 single family lots. Plat 14 shall
be allowed to develop up to 35 single family lots, Plat 16A shall be allowed to
develop up to 4 single family lots, and Plats 25-27 shall be allowed to develop up
to 229 single family lots. The ability of a Developer to reach the maximum
number of lots depends on the physical constraints of the property, the location of
utilities and improvements, and the required minimum lot sizes herein.

c. Lot sizes of Plats 14 and 16A shall be a minimum of 10,000 square feet. Lot sizes
of Plats 25-27 shall be a minimum of 7,000 square feet. For the 7,000 square foot
lots, the City Council finds that granting the variation does not adversely affect
the rights of adjacent landowners or residents, will not adversely affect the public
health, safety, or general welfare, and is not contrary to the general spirit and
intent of Chapter 19.07 of the Land Development Code or the Land Use Element
of the General Plan. ' :
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4
Dedication of Water. Developers shall convey to or acquire from the City water
rights sufficient for the development of the Property according to City regulations
lin effect at the time of plat recordation. 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 Developers, 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

Water Facilities for Development. At the time of plat recordation, Developers
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 Developers’
Property in accordance with the City regulations and this Agreement. The
anticipated water improvements required for the entire Property are set out in
Exhibit “D” to this Agreement. This exhibit is the City’s best estimate at this time
as to the required improvements and is not intended to be an exhaustive list. 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 exhibits herein but
may be adjusted in accordance with current City regulations and this Agreement.

City Service. City shall provide service to Developers’ property and maintain the
improvements intended to be public upon Developers’ installation of the
improvements, Developers” dedication 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 requirements of any applicable special service district.

Water Infrastructure, Dedications, and Fees.
a,
meet City regulations.
b.
c.
Sewer. Storm Water, and Roads.
a.

At the time of plat recordation, Developers 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 Developers’ Property in
accordance with the City regulations and this Agreement. The anticipated
improvements required for the entire Property are set forth in Exhibits E, F, and
G. These exhibits are the City’s best estimate at this time as to the required
improvements on Developers’ property and are not intended to be exhaustive lists.
The required improvements for each plat shatl be determined by the City Engineer
at the time of plat submittal and shall primarily be based on the exhibits herein but
may be adjusted in accordance with current City regulations.
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b. Except for improvements to Redwood Road, all roads improvements required to
be installed shall remain private road improvements and shall be dedicated to a
Homeowners Association for perpetual maintenance. City shall not be obligated
to maintain any of these private roads. | ‘ \ w

c. City shall provide service to Developers’ property and maintain the improvements
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 City
regulations and the requirements of any applicable special service district.

Parks, Trails, and Open Space Improvements.

a. Per the requirements of Title 19, Developers shall be responsible to develop and,
in some cases, dedicate to public use certain parks, trails, and open space in an
amount as required by the current zone of each parcel of property. The location
of and required improvements for each plat shall be determined by the City at the
time of plat submittal and shall be based on current City regulations. Except as
provided otherwise in Exhibit “H” below, Developers shall also comply with the
City’s Parks, Recreation, Trails, and Open Space Master Plan. The location of
some of the required parks, trails, and open space ts specified in Exhibit “H”

b. Developers shall ensure that a homeowners association assumes maintenance and

operation responsibilities of all parks, trails, and open space improvements, and
Developers shall provide written documentation to City of such. If Developers
are unable to immediately provide such documentation, Developers 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.

c. Some of the required parks, traiis, and open space improvements are intended to
be accessed by the public but installed by Developers and maintained by and
dedicated to a homeowners association. For these improvements, Developers will
be required to grant public access easements according to City regulations

Street Lighting SID. At the time of plat recordation, the 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. Developers shall

consent to the Property being included in the SID as a condition to final plat approval.

The SID is not for the installation of street lights but for maintenance by the City. In all

cases, Developers shall be responsible for installation of street light improvements. In

addition, should the Property be included in the SID, Developers shall be responsible for
dedication to the City of the street lighting improvements, after which the City shall

maintain the improvements. .
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Performance and Warranty Bonds. For any improvement required to be installed
pursuant to this Agreement and City regulations, Developers shall be required 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, which shall
occur concurrently with recordation of each plat. Each bond agreement shall be recorded
against the portion of the Property to which it applies.

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

Upsizing of Improvements/Master Planned Improvements. The parties acknowledge and
recognize that the Property is large in size, will be developed in multiple phases, and is
owned by multiple Developers. As a result, there is a direct connection between: (a) the
development of an individual Developer’s property; and (b} the entire Property and the
need to provide master-planned improvements and facilities, including the need to upsize
improvements and facilities. As specified in this Agreement and exhibits, and as
determined by the City at time of plat submittal, Developers may be responsible for the
upsizing of improvements to service mere than an individual Developer’s land within the
Property. In such a case, Developers shall first be required to cooperate with each other
to coordinate the funding and construction of upsizing where multiple properties are
benefited so that no single Developer shall be responsible for upsizing all of the
improvements that are required to service multiple properties. In the event a Developer is
unsuccessful at securing other Developers’ cooperation after reasonable efforts, the
Developer may be eligible for a reimbursement or pioneering agreement with the City, to
be compensated for additional or incremental expenses over and above the requirements
relating to that Developer’s property, in accordance with City regulations and if approved
by the City in writing. Developers may only be eligible for reimbursement/pioneering
agreements for the following improvements: 10” looped secondary water line upsizing
and the sewer pump and force main.

Title — Easement for Improvements. Developer shall acquire, improve, dedicate, and
convey to the City all land, rights of way, easements, and improvements for the public
facilities and improvements required to be installed by Developers pursuant to 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 under this Agreement. Developers shall also be responsible for
paying all property taxes including rollback taxes prior to dedication or conveyance and
prior to acceptance by City. Developers 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. Developers 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. '
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Sewer Fees. Timpanogos Special Service District (“TSSD”) requires the City to pay a
Capital Facilities Charge, which is billed to the City on a monthly basis and is subject to
change from time to time. The Capital Facilities Charge is currently collected by the City
with monthly utility billing to utility users, but may hereafter be collected directly by
TSSD and may hereafter be collected as a Capital Facilities Charge.” This is a separate
and distinct charge from the TSSD impact fees. The City also imposes and collects sewer
connection fees and sewer impact fees on development. Developers acknowledge and
agree that the said TSSD Capital Facilities Charge or impact fee is separate from and in
addition to the City’s sewer connection fees and sewer impact fees and that payment of
both the TSSD Capital Facilities Charge and impact fee and the City’s impact and
connection fee for each connection is a condition to the City providing sewer service to
the lots, residences, or other development covered by this Agreement. Developers
reserve to themselves the opportunity to challenge any fees collected by TSSD

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.

Plat, Site Plan, or Development Plan Approval. In the event the City Council approves
the Zoning Request and Developers are ready to proceed with preliminary plat or site
plan submittal and approval, Developers shall submit preliminary or site plan applications
for all or a portion of the Property. Such application shall include project plans and
specifications (including site and building design plans) (referred to in this Section 17 as
“Plans™) for the portion of the Property being developed.

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

i. be in sufficient detail, as reasonably determined by City, to enable City to
ascertain whether the project meets City regulations (including the size,
scope, composition of the primary exterior components, on- and off-site
vehicular and pedestrian access, and general project design) and in
accordance with the terms and conditions of this Agreement;

1i. comply with all City standards and requirements applicable to drainage,
utilities, traffic, etc.;
1il. 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 the adopted staff reports and official written
. minutes; and
iv. comply with all City codes, ordinances, regulations, and standards; and
V.. Comply with the Design Guidelines as outlined in Exhibit “I”.

b. Developers shall:
!

1. comply with the conditions of approval of this Agreement, Master
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Development Plan, and the Zoning Request as set forth in Exhibits B

through C;
ir. . comply with all City codes, ordinances, regulations, specifications, and
! v standards; .
iii. . record Covenants, Conditions, and Restrictions that substantially meet.the
! ¢ requirements in Exhibit “J”; and
v provide other information as City may reasonably request.
V. note any requirement herein on all final plans and final plats for the

I 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. The City shall approve the Plans if such Plans meet the
standards and requirements enumerated herein and conforms with City
regulations and, in particular, conforms to the design guidelines set forth in
Exhibit “I” and any condition in Exhibits B through J attached to this Agreement.
City shall accept as prima facie proof of meeting the design guidelines and the
covenants, conditions, and restrictions a letter from the applicable homeowners
association(s) indicating complhiance. Developers 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. Developers shall not commence site
preparation or construction of any project improvement on the Property 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, Developers may
proceed by constructing the project all at one time or in phases as allowed in City
regulations.

Changes to Project. No material modifications to the Plans shall be made after
approval by City without City’s written approval of such modification.
Developers may request approval of material modifications to the Plans from time
to time as Developers may determine necessary or appropriate. 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; (ii)
substantially changes the exterior appearance of theiproject; (iii) reduces the total
percentage of open space areas and public improvements by any amount that is
not de minimus; or (1v) changes the functional design of the project in such a way
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that materially and negatively affects traffic, drainage, or other design
characteristics. Modifications to the Plans which do not constitute material
modifications may be made without the consent of City. In the event of a dispute
between Developer and City as to the meaning of “material modification,” no
modification shall be made without express City approval. Modifications shall be
approved by City if such proposed modifications are consistent with 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 or delayed and shall be made in accordance with procedures applicable to the
PUD R-3 zone, the City’s Land Development Code, and City codes, ordinances,
regulations, and standards.

Termination of Agreement. The term of this Agreement shall commence on the 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
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, provided that the City has
proceeded in good faith to review the submissions or site plans within a reasonable time.
This Agreement shall also terminate at such time as all development covered by this
Agreement 1s approved and completed and all obligations of Developers have been met,
at which time the City and Developer may execute a “Notice of Termination/Expiration”
to be recorded against such portion of the Property to which this Agreement no longer
applies. Upon expiration of this Agreement or breach by Developers in accordance with
section 21 below, the zoning for the Property (or portion thereof owned by a breaching
Developer in the event of an uncured breach by one Developer) shall automatically revert
to the R-3 zone with no PUD Overlay zone for such portions of the Property that have not
received final approval and have not been recorded. One or more Developers and City
may extend this Agreement beyond its 10 year term by mutual agreement of the parties.

Successors and Assigns.

a. Change in Developer. This Agreement shall be binding on the successors and
assigns of Developers. 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
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above, the Transferee shall be substituted as a 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.

i ' b. Individual Lot or Unit Sales. Notwithstanding the provisions of subsection 20.a.,
a transfer by a 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.

22. Default. !

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

i a warranty, representation, or statement made or furnished by a Developer
under this Agreement 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 a
Developer has not complied with one or more of the material terms or

! conditions of this Agreement; or

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

b. Procedure Upon Default.

i. 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 with 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, the non-defaulting party may declare the other party to be in
breach of this Agreement and may take the action specified in subsection
21.c. herein. Failure or delay in giving notice of Default shall not

. : constitute a waiver of any Default. !
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ii.; 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
the reasonable control of the party obligated to perform, shall excuse the
performance by such party for a period equal to the period during which
any such event prevented, delayed, or stopped any required performance
or effort to cure a Default.

c. : Breach of Agreement. All parties shall work in good faith to comply with this
Agreement. Upon Default as set forth in subsections 21.a. and 21.b. above, City
may, after providing notice of Default as provided in Section 27.g declare the

1 defaulting Developer to be in breach of this Agreement and City, until the breach
has been cured by the defaulting Developer, may, for the property owned by the
defaulting Developer, do any of the following: (i) refuse to process or approve
any application for subdivision or site plan approval; (11) withhold approval of any
or all building permits or certificates of occupancy applied for in the Property, but
not vet 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. Furthermore, if the Default is not cured
and this Agreement is terminated, the zoning of the portion of the Property of the
defaulting Developer shall automatically revert to R-3 zone with no PUD Overlay
zone. In addition to such remedies, City or Developers may pursue whatever
additional remedies it may have at law or in equity, mcludmg 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 development 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’s

ordinances.

Entire Agreement. Except as provided herein, 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 thls Agreemem and incorporated herein
for all purposes:

a. Exhibit “A” Property Description ] }
+ Exhibit “A-17 Overall Plat Exhibit
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Exhibit “A-2"

+ Exhibit “A-3”

Exhibit “B”

Exhibit “C”

Exhibit “D”
Exhibit “D-17
Exhibit *D-27

Exhibit “E”
Exhibit “E-1”

Exhibit “F”
Exhibit “F-17

Exhibit “G”
Exhibit “G-1"

Exhibit “H”
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Plats 25, 26, and 27 Exhibits .

Wiltshire (Plat 14), Plat 16 A Exhibits
; |

Planning Commission Staff Report and Written

Minutes with Adopted Findings and. Conditions
: |

City Council Staff Report and Written Minutes

with Adopted Findings and Conditions

Water Facilities
Waterline Infrastructure Exhibit
Secondary Water Infrastructure Exhibit

Sewer .
Sewer Line Infrastructure Exhibit

Storm Water
Storm Drain Infrastructure Exhibit

Roads
Roadway Infrastructure Exhibit

Parks, Trails, and Open Space

Parks and Open Space for Plats 25, 26, and 27
Trails for Plats 25, 26, and 27

Bird Watching Tower

Design Guidelines

Covenants, Conditions, and Restrictions

Federal and State Requirements. The Property is located in areas with sensitive lands

that are regulated by state and federal laws and covered by certain agreements between

Developers 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.

General Terms and Conditions.

a.

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.
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Recording of Agreement. This Agreement shall be recorded at Developers’
expense to put prospective purchasers or other interested parties on notice as to
the terms and provisions hereof.

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, 1n its performance, inconsistent with state or federal law or
is declared invalid, this Agreement shall be deemed amended to the extent
necessary to make it consistent with state or federal law, as the case may be, and
the balance of the Agreement shall remain in full force and effect. 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
Developers violate the rules, policies, regulations, or ordinances of City or violate
the terms of this Agreement, City may, without declaring a Default hereunder or
electing to seek an injunction, and afier 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 Developers have used their reasonable best
efforts to cure such violation within such thirty days and is continuing to use their
reasonable best efforts to cure such violation), take such actions as shall be
deemed appropriate under law until such conditions have been rectified by
Developers. City shall be free from any liability. arlsmg out of the exercise of its
rights under this section.

No Waiver. Failure of a party hereto to exercise any right hereunder shall not be
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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 modified or amended
except in written form mutually agreed to and signed by each of the parties. 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.

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): Wardley Properties, LLC
Attn: Lynn Wardley
5296 Commerce Dr., #303
Murray, UT 84107

and
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AY Lakeside, LLC
Attn: Dinna Bayangos
s c¢/o 1065 East Hillsdale Blvd., Suite 105
! \ Foster City, CA 94404

'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 and evidence of execution is made by facsimile copy, then an original
shall be provided to the other party within seven days of receipt of said facsimile

copy.

Hold Harmless and Indemnification. Developers agree 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
approval of any development of the Property, the direct or indirect operations of
Developers or their contractors, subcontractors, agents, employees, or other
persons acting on their behalf which relates to the Project, or which arises out of
claims for personal injury, including health, and claims for property damage.
This includes any claims or suits related to the existence of hazardous, toxic,
and/or contaminating materials on the Property and geological hazards.

Nothing in this Agreement shall be construed to mean that Developers 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 (1) 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 !

. ; !
Relationship of Parties. The contractual relationship between City and
Developers 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
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of the terms and conditions of this Agreement shall be reserved to City and
Developers; (ii) development of the Property is private development; (iii) City. has
no interest in or responsibilities for or duty to third parties concerning any
improvements to the Property; and (iv) Developers shall have the full power and
exclusive control of the Property subject to the obligations of Developers set forth
in this Agreement. The Developers further agree that they are each separate
entities, are not joint developers or joint venturers, and that they have individual
and separate rights under this Agreement which may be enforced by any one of
the Developers without the requirement to obtain the consent or agreement of the
remaining Developers. It is further agreed that the obligations of the Developers
are not joint and several, and that the Developer of Plats 14 and 16A will be
responsible only for obligations related to Plats 14 and 16A and not for
obligations related to Plats 25, 26, and 27. The Developers of Plats 25, 26 and 27
will be responsible only for obligations related to Plats 25, 26, and 27, and not for
obligations related to Plats 14 and 16A. Default by one Developer shall not
constitute default by the other Developer, and no remedies, sanctions, or
enforcement action shall be taken against one Developer because of the default or
alleged default of the other.

Annual Review. City may review progress pursuant to this Agreement at least
once every twelve months to determine if Developers have complied with the
terms of this Agreement. 1f City finds, on the basis of substantial evidence, that
Developers have failed to comply with the terms hereof, City may declare
Developers (or any one of them) to be in Default as provided in section 21 herein.
City’s failure to review at least annually Developers’ 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 Developers 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. Developers expressly warrant and represent to City that
Developers (1) own all rights, title, and interest in and to the Property, or (ii) have
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
1 otherwise transferred to any entity or individual other than to Developers.
Developers further warrant and represent that no portion of the Property is subject
to any lawsuit or pending legal claim of any kind. Developers warrant that the
undersigned individuals have full power and authority to enter into this
Agreement on behalf of Developers. Developers understand that City is relying
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on these representations and warranties in executing this Agreement.

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

Agreement.

IN WITNESS WHEREOQF, this Agreement has been executed by City and by a duly authorized
representative of Developer as of the date first written above.

City of Saratoga Springs, a political subdivision of

Attest:
the State of Utah i

/

Its: [ ;;Mm epfrhve

State of @( l ﬁ'ﬂl N
County gﬁf 20N MO'GO

R

before me this {Q day of

ety R

The foregoing inStrument was acknowledg}c'l

W\/\,\\{Jf\ 204 bxdrng Gesfln_of 705

goqaingus
oo SHILPA DHIR
,QL -~ bl 4 A COMM. # 1948055 CS
i I 1 ) i NOTARY PUBLIC « CALIFOR

Notary Public S\ 4y wemcoumlv "

) X Wy Comm Expites AUG 16, 2015 (
By:
Its:

State of Utah

County of
The foregoing instrument was acknowledged before me this _ day of
20__ by of
Notary Public !
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on these representations and warranties in executing this Agreement.

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

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.

Attest: City of Saratoga Springs, a political subdivision of
the State of Utah
By:

City Recorder Mayor

DEVEIAPPERS:
Its: '
State of Utah

County of Salt Lake

The foregoing instrument was acknowledged before me this 20 day of

Marchh 2014 by Ly Wavdlay of _SSO

N

CARISS DESPAIN

\ NOTARY PUBLIC-STATE OF UTAH
/3] commssions 605735

otary Public
COMM. EXP. 01-28-201§
By:
Its:
State of Utah
County of
The foregoing instrument was acknowledged before me this _ _ day of
20 by of
Notary Public
Page 18
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Exhibit “A”
Property Description

Phase 28 Legal Desctiption
Degitning at a point that 1s South 89745 38" wast 51947 fet and Nodh 1,019.31 t22t from the
EastQuarter Comer of Section 12, Tawnship 6 Squth, Range 1 West, SaltLake Base & Meridian,
and nning

thence South 67°04'04" Wt 42 57 feet;

thence Scuth 62°09'41" \West 56.00 feet;

thence Soutt 62 44'21" el 78.37 feet;

thenes Souwth 63°01'55" Wodd 105 26 Toak;

hence S5 nigh 79745905 Wast 11111 98 fert,

thenice North B7°59"1 0" West 107 .27 feet

thenta Narth 78¢30'35" Wast 160 67 fest;

thence Norlh B8°03'08" Vest 155485 feet;

thence Narth 78%92'58" West 16.105 feet;

thence North 1550°32" Wiest 161,62 feet;

thence Narth 72°91'27" Sast 18.60 f2et

thente northeasterly 33 .47 feet along the aT of 3 539.50 foot radlus curve to the 12 (certer
bearsNarh 19*10'17" West and the chord bears Marth 23*48'32" East B4.7 5 feet with a cerral
angle of 9G~0D'21");

thence Morth 16°10'27" Wast 12.00 ‘eet;

thence weslerly 186 .92 feet slong the arc of 3 53 .50 foot radius curve to the eft (cenler
bears South 74°4928* Westand the chor bears South 74°99'28* West 119.00 fest with a cenoal
angle of 180°00'00;

thence southwesterly 24.25 feet along the arc of a 15.49 foot radius curve © the right
(center bear: South 7454727 Vst @nd the chom! bears South 23°49 37" West 21,92 featwith 3
central angle of 30°02'21%),

thence South 74°00'08" West 45 1 5 feet,

thente westerly 90.16 feet aong the arc of a 372.00 foot radius curve to the right (center
bears Narth 15°10'28" Vst and the chord hezrs South 78°41'1 8" wWest 50.12 feet with 2 ¢entral
angle of 07%43'31");

thence North 22°11'51" YWest B1 80 ‘eet;

thence Narth 14752'07" East 103.78 feet;

thente North 35°04'55" East 161.85 feet:

TENCE Narti 21°33'19" East 198.29 reat

thence N arth 0959'06" East 190 63 feet:;

thence North 01°32'33" East 108.96 feet;

hente Noarth 04°44'48" West 76.75 ‘BEt

thence Naorth 13°22'44" Sast 146.59 feet;

thente South B3°40'32" East 54 .75 {est:

Uereee Nk 45°15°13" Sasl 52 .03 (zed,

thence South d4°44'47" East Z0.738 lest;

hente sout 49°58't 1" East T83.61tzet;

thence Soulh 37*45'47" Sasl 269.4% f=et;

thence Soulh 225506 Eas1 483 .78 128l tn the pairt of bhecinning.
Containg 22.777 acres
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Phase ZE Legal Description

Beginning at ths East Quarter Corner of Section 12, Townsnio 6 South, Range 1West, Salt Lake
Base & Mendian, and running

thente 5outh 8974936 Wast 1,108.42 faat;

thente North 52°31'08" East 142.57 feet;

thetice Norlh 33%28'20° Vest 109.73 feet;

thence South 56*3140" Wesl 1.74 feet

thence N orth 33728'20" Wast 56 01 feat;

thence northery 23.56 feet along the it of a 15,00 foot radius cuive th the left (canter
bears Narth 33*28'51" West and the chard bears Marth 11°31'40" East 2121 fest whh a ceriral
angle of B9°53'58");

ence North 33°28'20" vwWest 31 65 fesr;

thence ncrthery 190.28 feet along the arc of @ 228.00 foot radius curve to the right (center
bears North 56°31°'42" East and the chord bears N orth 09433'45" West 104.81 feet with a central
angle of 47°49'05"),

thence notheestely 23 52 feat dong the arc of a 15.00 foot radius curve ta the led (center
hears W aith 75°28'29" Wiest and the thord bears Narth 33°11'32" West 21 04 feet with a central
angle of 33°04'05");

thence North 15°16'08" East 34,00 feet:

thence MNorth 74°43'32" West 0.03 feet

thence North 15°16'08" East 34 .00 feet;

thante nartheasiedy 238.5¢ feet along the arc of a 15.00 faot radius curve ta the 2Rt icerier
bears Narth 15*15'37" Cast and the chord hears Mot 60°15°08" East 21.21 fest with 3 central
ancle of B9*28'38"),

thence Soutn 7474392 East 28.00 fest;

thente South 15*16'08" Wast 9.61 feet

thence South 74%43'52" £ast 28.00 fest;

thence southeasterly 24.39 rest Aovg the arc of @ 15.00 faot radius curae (o the lelt fcenter
bears Soulh 7474393 Easl and Ihe chard bears Suuth 31°18%91" East 21.79 2l wilh & central
angle of 93°03'35"),

hence eastzrly 126.20 feet along the arc of & 272.00 foot radius cuUive to the lett (¢ erter
hears Narth 12°06'32" East and the chord bears MNorth 88%47'48" East 123.26 feet with a central
angle ot 26%27'28");

thence North 75°23'08" East 140.78 feet;

thence northeasterly 245 56 feet along the arc of 2472.00 foot radius curve b the left
({center bears North 14°3055* West and the chom bears Marth 60°33'22% East 243,19 feetwih a
ceniral angle of 29°51'27%)

thence Morth 89°11'02" Yest 110.00 fzet;

thence North 37°53'92" Wast 128.20 teat

hense Nortn 13°1%25" West 10647 fee

thence North 13903'10" East 102 61 feet;

thence MNortn 2070633 ° £ast §9.24 feet,

thence North 24°94'44° East 179,161 fect;

thence M orth B5°35'19" East 134.388 feet:

thenee northeny 76 07 red alnng the zm of a 476.73 font radili: curva t the [eft (center
bezrs South 84°49720° Veest and the chor bears Narth 03°4348" wWest 75.99 feet with = central
angle of 09*08'19");

thente North 14°23'00 Vast 20 24 feat:

thenice northerdy 219.28 feet along the arc of & 883 00 fool radius curve to the lght (Lenter
brarg Narth 75*39'0A" East and the chore bears North 07*16'23" \West 218,72 (eat wilh a centrz!
annle of 14°08'A"):

herice mortherty 203 57 teet along the 2tt of 3 42200 feet radius curve o iz e (center
hezrs South Be*4AN2" ‘West and tre chnrd hears North 1440 1'08" West 201 60 r2et with a cantral
angle or 27°38'20%);

thente Nort 62°0241" East 66.00 feet;

thenue Morth 67°04'54" East 42.57 Teet,

thence South 22°5308" East 105,87 feet;

thence Souh 28°15%58" East BE3 OF feet;

hente Soutt 40 52" East 172,18 feet;

thence S0uin 02°30°20" East 1,005 §5fest 1D the paint of beginning
Contains 25 853 acras,
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Phase Z7 Leqal Cescription

Beginning L a point that is South 89-49'36" West 1,108 44 feet from the East Quarter Correr of
Sectlon 12, Township 6 South, Range 1 West, 53t Lake Base & Meridan, and rurning

thence Gouth 89°99'36" Vweat 436 A41 fest;

thence Norh 23°52'13" West 41 49 feet,

thence nothwestely 52.20 feet along the arc at 2 2,090 00 faat radlus curve tathe left
icerter bzars South 86°0747" West and the chiord bears Narth 24°35'14° West 52 .30 teet with a
central angle of 01°26'02),

therce North 25°18'19" \Wast 414.28 feet;

thence nothwestery 397 87 feet along the arc of a 5,122 63 foot radius curve o theright
vcerier bzars North 64°45'02" East anc the chord Dears Narth 22°0120° West 397.77 feel with 2
central angle of 04°27'00%),

thence nothsrestedy 430 48 feet 2longthe are of a 1,795 65 foat radlus curse to the |eft
ieerler bears Suuh 831515 Wesl anid the chaand biegrs Noilh 27°354 74 Whesl 429 46 freet with 2
central ange of 13°44'05%,

theree North 34°26'53" West 101,13 feet;

thence Marth S6°36'48" East £5.28 feet

thence Norh 53°02'33" East 12915 feet;

Ihente SOuth B0 E5'02" E3st 49 .38 feet

therce South 60°07'19" East B3 .SE feet;

theree South 65°75'4 1" East £3 .27 feef;

thence South 66°08'33" East £5.02 feet

thence South 65424'27" East £8.91 feef,

thence South §7°47'24" East 50930 feet;

thence South 43°39'16" East 30,01 feet

neree Scuth 31°52'09" E3x1 6B.73 =28

thence South 23*05'15" East 53 40 feer,

thence South 15°35'1D" East 52 4F feet

thence westery 7 47 feet along the ar of 3 472 .D0toolraclius curve 1o the right (¢ enter
bears North 15°25'13" Wast and the charg bears South 75°01'54" West 7 .47 testwith a central
angle of 00°54'24%);

thenge South 73°29'05" Yeest 140,78 feer,

Iherce westily 126 39 fest @long Lhe arc of 2 272.00 fuct radius curve to he right (center
bezars Norh 14°30°65" Wast end the chora bears Soutii 8824743 \west 125.26 toxt with a contra
angle of 26°37'28%),

thence nothwestedy 24 20 feet along the arc ol @ 15.00 footradius curyz to Lhe nght(center
hears Norh 12°0A'32° East and the chord bears Marth 31°18'40° Wesat 21 72 feet with # central
angie or 93°09'35";

thernee Norh 74°43'92" West 20.00 feet

therce North 15°i5'08" East 561 feet;

Ihence Norm 74°43'52 Wsast 28 .00 feet,

thence southwesterdy 23 .56 feet zlong the arc of a 15.00 foat radius curee to the rght (center
bears North 74°4321" Wast end the chorg bears South 607 16803" West 21.21 fEEt with 2 central
angie of 89"98'98");

thence South 15°16'03" Wwiest 34 10 feat

thence South 74°43'92" East 0.03 feet:

thence South 15°16'83" Vvest 34 00 feet,

lhence southeastedy 23.22 feet glong the arc of @ 15.00 foot racius cury= te the right {center
tigars Sonithy 15° 1624 West and the chortd bears 5 okh 0% 1'33° Eagt 21.04 teel with @ cantral
angle of B3*N4'05");

thenie southerly 190.28 feet a ong the arc of 3 228.00fo0t radius curve B the (8% (center
tezrs South 7573211 8" East 2rid the chord bears South 083347 Exsl 184 .51 feet with 2 cental
anah oF 47°49'05;

themce Souih 33°28'20" Egst 21 .65 Test,

thence southerly 23.96 feet along the arc o a 15.00 root radius curve to the rigrt (cener
besrs South 96°32'1 1" West and the chord bears South 11°3140" West 21,21 feet with 2 central
angle of B3 58'58"),

thence South 33°328'20" E3st 56,00 feef

trience North 56°31'40° East 1 74 feet:

thence South 33°28'20" East 109.73 fest,

thence South 52°31'06 Yvast 147 57 fret 1 the poirt of beginning.
zontaing 21 524 anes.
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WILTSHIRE LEGAL DESCRIPTION

A parcel of land., situate in the Southwest Quarter of Section 36 and the Southeast Quarter of Section 35, Township 5 South, Range 1 West, and in the Northwest Quarter of
Section 1 and the Northeast Quarter of Section 2, Township 6 South, Range 1 West, Salt Lake RBase and Meridian, mare particularly described as follows:

Beginning at 2 point of tangency on the north line of Centenntal Blvd,, which is located North 56°06'02" West 80,77 feet from the Southwest Corner of said Sectlen 36,
Townshlp 5 South, Range | West; and running

thence North 18°40'52" West 225.46 feet along the north line of said Centenntal Bivd;

thence Northwesterly 200.95 feet along the arc of a 400,00 foot radius curve to the left {zenter bears South 71°19'07" West and the chord bears North 33904'24" West
198.84 feet with a central angle of 28"47°02") alang the north Line of safd Centennial Blud;

thence North 33°01°23" Fast 384.22 feet;

thence North 02°55'49" West 34.56 feet;

thence South 47°07°13" East 390.20 feet;

thence South 59°51°56™ East $68.34 feel;

thence South 58°24'39" East 322.40 feet;

thence South 60°01°02" East 238.87 feet;

thence South 89*38'49” East 47,16 feey;

thence South 5840°50" East 1B0.64 feet;

thence South 44*56'15" West 380 83 fect to the northerly boundary line of Saratoga Springs No.13;

thence North 40°23'55" West 52.24 feet along the portherly boundary line of said Saratoga Springs Na. 13;

thence North 87°31'41° West 209.31 feet along the northerly boundary line of sald Sarataga Springs No. 13;

thence South 44*35'57" West 75.91 feet along the northerty boundary line of sald $aratoga Springs No. 13;

thence Rorthwesterly 393.18 feet along the arc of a 608.00-foot radius non-tangent curve to the lefi {center bears South 36°3213* West and the long chord bears North
69°59'20° West 306.36 feet, through a central angle of 37°03'05"), along the nonth line of said Centennial Blvd.;

thence North 88°30'52" West B3.77 feet along the northerly line of said Centennlal Boulevard;

thence Northwesterly 514.35 feet along the arc of a 422.00-Foot radius tangent curve to the right (center bears North 1°29'08" East and the lang chord bears North
53735'52" West 483.09 feet, through a central angle of §9°50'01%) along the northerly line of said Centennia) Bowlevard to the point of beginning.

Pareel contalns: 825,191 Square Feet or 1894 Acres

PLAT 16A LEGAL DESCRIPTION

A parcel of land, situate in the Northwest Quarter of Section 1, Township 6 South, Range 1 West, Salt Lake Base and
Meridian, more particularly described as follows:

Beginning ata point which is located South 89°38°49" East 1179.56 feet along the Section line and South
58°40°50" East 180.64 feet from the Northwest Corner of sald Section 1, Township 6 South, Range 1 West, and
running:

thence South 58°40°50" East 44.76 feet;

thence South 47°44'15" East 200.23 feet;

thence South 48°10'38" West 419.37 [eet;

thence North 40°23'55" West 220.54 feet;

thence North 44°56'15" East 380,88 feet to the point of beginning,

Parcel contains: 93,455 square feet or 2.15 acres.



2014 PG 248 of 92

25414

ENT

v LgIiHX3

ORI N

NOLlvam-d
i

A1)
fed
LCoMDESTHY

plie]
1

TIVEEA0
——

R

HYL1 'SONRHdS YOOLYHYS
301S3a¥v

S HYLTROENT MM

BhFYSSZ 100 @A
S5 108 00yg
20¥8 LN “ipureg

005 8975 5 0000L M S

L=l

e
u;.Q

.., G Wil )
ww_mnm, A

008=.) ‘3TVOS

~

-P

V.,

lIgIHX3

R

(T

T e




2014 PG 27 of 92

J36414:

ENT

&-v 11g1HX3

NOSIYA Y

NOSLYM '
18
EMZL

™
HEEORSIN
R

SLUEIHI 22 ONY
6252 SV

HYLA ‘SONI¥AS YOOLYHYS
3AISIHV

PO NLTHASNT

BYFYSST LR Xy
EISVE52 109 800
040w 111 Rpueg

005 8005 5 006C: M G

27 of 92

2
§
L

i) ST WIOL R W0

= =] P—— s
ITVIE PIHIYED STuow B
ShaDv L

36414:201 4

ENT

/

Gvay Go0m 03y

FAVIHYLIN

-N

V.

SHNAD 4109

1189iHX3

P S L 1 R S ] O DD AU i [T 0% PG ae
AL LIU 30 0D T T IS ¥ A 1 AL B e I G2 Asamn amr
5 59 L K09 AL T A0S add

LAtivd b o pe

U3 ¥ 108 133, 18 M1 WP L TEL0 WG DIRAL £ Bl B I ] LS T A
EEJIT ELE B TEET I R Y M EESTTCT A=t =ryeer)

T

e 1B 1L M2 O LOT S IR 0D MDA K o g wreg

* o

rlsauwi.lu_.a..!d.. o

Mdbaed b e S5 12, (B 0 DL T LR, SRE 04T BAL P IBEAL LTt AUON LS
A1 B L A ik 0O 0 S1 % 0 A 4 BRI 144 5 CL A 2

L B 0n PR 12 W T AL NN A G B L ) TTMZE W
90 A B LAY W S LW B o B S i AR 0 g

Toragas o sive

TBUI0 w530 AT SR 1 P A ROK LR DIDUY I U T SOTE b | WL 0
K] 1A R O 3 L ey O 728 9 3 ek |y 2 90 AETSIe 3 0
B £ O] A N0 2

AP A P . 0 L LS USRI E ) g P JeRy O15_T]ULEW S
L DU EE A TO TS NIRRT "t =9 bl |

FNE EIE

WA 1§ 5 10T LT 109 s anmg
b, 2 33 A 7 g A nma
2000 2 €3 A 3.1 Clotn ko 3 e

St 16 Rk A g 4N aried
Leaie el oot xoms
¥ L A o BGE

A O amn
Brma et o 30000 i O o 9 G 65 ) LA L0 05 amg

Lrdea> nae
PN B AT 1T B TP SR G LIS L |, TG0 TS Gy
’l_.rgﬂseﬁm‘l.u..! r 110 3 W unt (ol 15 DT Ao kg

I IR LG D1 S S W LD DAL M Bk e A I A 1D
S s ) fan O Qup e ey B Ry g A b il

OO P | oA 2R L6 D TRER

LD I A

AR A BP0 D LT £TOF MO Sro) s D U K84 0L O (BT SR s
L 208 B SRl 61 5 47 1 10 Al Bt 353) 8 31 AR 2
R O KD I0ALGL ek Snsat

L%y E R o e

FUUMIR LT e 8 3T (01 R P I LS M) DR P DT | UL TN R
SN M LN IR D0, T LT D 3 LD ) B K24 AL ouar

L% 455 0 b

L2 G L LR L LE IS A MDD 3 A LI 4 kv S e
R L 0] A ) RS DR B 3 B o B e, 5 b A 2330
Wom TR P LG5FbL OFDS SRR
Wy 18 o 901 5L 05 A
VU WG T LG4 bE oS Tmsap

L £5.80 .0 whrm

Ao e 1212 WED Q0T 08 ULl AN B DAI AL IS PR L CLL | LUD Uk
A G S BN ENDU KCH OB 51 € 0 26 g S 133y 0G 6T AR § L

DU € LI B T B0 201105 U B 0 B A S0 EE:IS
LI TN A AT S O G €0 2 Sl e 3 7%, £ Meareson.

B eRRAS i T 3 AT | FP 4 A i, 07 Y e e § L
LBIZN K MO Rk
§50 T L 6T Xave VL U L e 2 B 1O W 8 AR
ET RN PUTETE P T PP o e

1T 300 [ £ B PSSP [N 6 R8T U A/ T LROS T A mapmnh
U AT T W 3 00 960 'E & 10 3 Baoer 0 O 15 AKREAMIY 330
VY G 1 R L 62 T 23 m
W, | HO Ir Nk A s 8 aaed

o Bl VA3 § T WY G e M L 40U M 8 RGO T W

2w A P AL W 13) i1 e, 9 5150 P08 2 M) Reod £ P eg

LEROURE] RO (E e

354N02 37109

—
-
——

—
——

FIAVTHYLL

o N IT P DL LS e e

L FEC At

DS LE 1L P O L Lk ke B SEFUR A LGB N Ry
.l.a:i!sui“s!insn.nniﬂus..u&:.ng.ﬁ_-

[ e T
AV Wehon L Mt U 9 2L 0L TIPS 1D e P S 1 Bdialeg

VORI RO BZ U

PN D16 KM 1S 1LLEE LD 3a

LI, 0m ahs

A S L0 DA L FEZ DY LS DIOUS R Cuk Maar LI 51 LV 4 A
) s B0 240 PRI ) O . R 4 L Bt Ll 4 A = sy

AR A L. L B o REZ YT CN CaT  R A J2L¥E TS 3,050 s
T 21D 340 U100 ¥ P F A 1 B G 1034 PE AR IWPs Py

L0091 0 4

PR P BN 1 A R 5,72 UTWY G0 TN S0 PP Vs AL LIPS 1930
S O BT TS ;654 50 IO - 04 91 A2 6 SRBAY.
DD Base LD S Ag

s e e

E-Qillor"usiiigglmt 4 1L LI b

) g ) o

83 09 #1503 £ L1428 vow g
320} S61 55 Faaw LEELE| VD a0m
i 0L T4 T3 ML) ks Shre

A
‘ahinp Y S6TE S G T | S U AL Ti UGS ) em S amar a3

A 30 [ ELR | A S o BAC A A4 gt T Buneafag
ACTADCAC FAr £T MBS



£V L181HX3

WOSLYM Y

NOSLYMH
ok el
bR

an
10esRsEIN
[ty

SUAHG
k oL 191
v

| 1914 JuIHSLUMA
.|

HYLN 'SONRAS VOOLVHYS
3AISIHV

ey

RNy o
SODRYLYY Yitu]
ity

CLBr v M IS0
S0P QATE ITVOS TN 3 6001
RO VL ¥ TYAY
"

L]
ROTHYLHOENT k.

S 6577108 B
SIRIT 108 3o
0205 LN Kpueg

005 305 "5 000H Mr

NOISNT

N L4

364142001 4 PG 28 of P2

ENT

£0€=.1 3TVIS

.

D G172 10 133) arnbs S51'56 FUITIUGS faaEg

BirewFaq ;0 mod 341 01139 BT GHE 1573 5T 5.4k YUON 3303
) G DTE FAM LS5, [k YUOY 210G

Ty LT b B B8 R0S ey

W £7002 I ST, kel \ANOS 3

593} 974 5T 05, 0b.BS 1AACS 2L

Fumuny
PuE Fap, [ #fory nog 5 AIGSUMOL | DORIIG FITS [0 JPUIGT BIMUHON 2 10 139/ 1081 BT 1S Ah.85
INCE PUE HU1| UNIIS MR AU0E 332 95°GLT [ IST AbAEHR NS PR1EIS) 51 uaiym juiod e 3z Jujuundag

SMRI) T2 PaLDSIR Krrpomared asom TerpL
Ppuzaseq A Y[es s | vBuey nog g diysiwo | ‘] uopaas 4o A3LAMY SAMION MR U) AT Pue] yo [arsed ¥

NOLLIMIS30 TVIITV9L Lvld

$20Y §6RL 10 1333 b [61°EZA SUTRI00 |22

Bunsutiaq Jo 16100 a1 01 LUEAZROY [FILIANUAY Pirs 6 )] Areyiiod agy ue [, [0.05,69 0 #dur Enn v yARAIG 13 SITERY I, 2555.05
YHON SIPaq peoip Buog 3 puE 153 50,62, 1 KUON SrEa 131023] 1 ) 01 2am0 puadiees Snipes 100)-0A'ZZH £ 10 2 31 BU0KE 131 ST 1§ ARLRMILION STAMD
TPRAZ| IO (BRI PHES jo aun) S payirou g Tuore 133 £2°69 1520 25,0688 O ARIY
F{IAIG [EIUIINIT PLES J0 UI| GHOU 243 FUOTe ' 50,70,£ 1 Sf3u® jeau33 e yBnaIy) a3 9T ORE 150 02 65e50
GUON 173 Poga Buo| S PUE 124 £ 1.2 (05 FIN0S BIBAQ L2)1533) 3] H7) 07 345 1USIUBY-UON SIIPE) 300)-00°BO0 B J6 20t 1 BUSIE 159 B1'LaL Apnissmqioy sy
161 e sBends eoreaes prr jo uy Livpunog Apaglos s Suore 14 165 194 550, 1AN0S 00
'e1 'on sfunds eloreses pres jo aup Airpumog Asatiou S BUBE 135] § £607 1S9M L TH,1£.L8 YN Tuag
‘EL oN sluudg efoyereg pres jo sujp Liepunog Sanuon ap Buoje 103; $7°75 15948 LSS, EZ.0% Y10N 23UAYY
*£1 O sBuudg e8aieirs Jo au) AUTpunog ALION 243 01 132} ARTIAE 159M .S 1,85, IN0S 330313
T PIPL 57T OS5 0huES 1ines o
33 97 Ly WO ¥ G568 Tanog a0
1133 (FBET 157 20,1009 Yines u2y:
132 DK ZZE 15T 61, 12,85 SINOS L2Y1
333} 4B 1573 951565 P05 306
539] DIDGE WTH LET20.L¥ NS 3303y
133 YTHE 1M 0 quieN U
K ZEYBE 1S EE, LDGLE YLON Awag)
“Paj) PRI PTES 10 aur) qHoa a Suote (20,2 ¥,87 O ST (00 P Q1M 93 4ERET
1590, b2, $0.£C YHON SIFaQ PIOUD 310 BUE 152M 0,61, 1£ TIRDS W2 J3UR3) 9] #1101 3AITI SIHPES 100 DOOOH & J0 4T 3 SUO[E 133] §61007 Al4mis2mtuoy aauaq
‘PAIG |FIII2) PYES 2 2u7] LIDL AP BUoiE 333) S1°5ZT 1SIM 25,081 HHON ANIG)

Bujouma e e, | ST oS § digsuso],
"OF UGJLIAT PIES J0 JUI0] ISaM IROS BY1 W] 133) £1708 15IM _20,90.05 YHUN PIITI0| S| 43[4 "PAIT [EJUUSIUAD JO aE}| yiron ai uo Ayoafur jo ujod e e Sutuu@ag

TMO|IC] S¥ pAqUOLIp [URTTORIE Q10U LETDLI (AN Sy DYF] JES T9A | Ay YIne 9 Emsamn] 7 Bo0335 0 SILIERY SERLION A1 POE | D0R3IS
10 410 BAMIRION ) ] puT 163 | R0TY IA0S § ASUMD ] 'SE UORISE 0 AT ISPAANS XD PUE §f QOIS J0 ITLIERD) IAMYIOS 3T U1 NEMES P Jo (3316 ¥

NOLLAIYDS30 W) JHIHELTIM

Lol ]
#LLVIGUHE LM D

«&°V. LI8IHX3



N 36414:2014 76279 of 12
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. Planning Commission Staff Report and
. Written Minutes with Adopted Findings and Conditions
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Planning Commission Meeting

Thursday, August 22, 2013
Meeting held at the Saratoga Springs City Offices
1307 North Commerce Drive, Suite 200, Saratoga Springs

MINUTES

Work Session 6:33 P.M.

Present:

Commission Members: Jeff Cochran, Kara North, Sandra Steele, Jarred Henline, Kristen Hood

Absent Members: Earl Halvas, Eric Reese

Staff: Lori Yates, Sarah Carroll, Kevin Thurman, Jeremy Lapin,

Others: Dolan Sorensen, Paul Watson, Peter Staks, Cort Lambson, Ted Mickelsen, Nathan Novilla, Lars Anderson,
Greg Wilder, Jonathan Bower, Stephen Willden, Mitch Neibaur, Neil Infanger, Gerald Cooper, Dan and Lin Peterson,
Janay Glenn, Nancy Hart, Paul and Brenda Johnson, Hayden Williamson, Ty Phifer, Doug Horne, Roland Astoryn,
Stuart Collyer, Sean and Michelle Warren, Billie Hawkins, Alice Brown, Darlene Thompson, Gerry Thompson, Rich
Forester, Valerie Forester, Carole Landyn, Mel Landyn, Susan Peterson, Loma McKinnon

Jeff Cochran introduced Kimber Gabryszak as the City’s new Planning Director and Scott Langford, as the City’s
Sentior Planner,

Kristen Hood asked if the road concerns along Grandview Blvd have been addressed. Jeremy Lapin stated that Public
Works Department has been informed of the issues and plan to address it.

Pledge of Allegiance led by Kara North

Jeff Cochran opened the public input.
Janay Glenn asked if the City could work with UDOT on changing the speed limit along Redwood Road because it can

take up to 10 minutes to exit Sergeant Court during rush hour. She also would like to see parking requirements be
2.5 for Sergeant Court and that each condominium has a two-car garage.

Jeff Cochran closed the public input.

4. Public Hearing: Site Plan and Conditional Use for the Pony Express Pump Station located at
approximately 800 West Pony Express Parkway, Eagle Mountain Public Works Department, applicant.

Sarah Carrolt presented the Site Plan and Conditional Use for Pony Express Pump Station. Staff recommends approval
based on the findings and conditions listed in the staff report dated August 22, 2013,

Jeff Cochran opened the public input.

No public input at this time.

Jeff Cochran closed the public input,

Planning Commission Minutes August 22, 2013 Page 1 of 7
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Sandra Steele asked staff what elevation would be counted as the front. Sarah Carroll explained the buildings
position.

Kristen Hood stated she is pleased to see landscaping in the plan.

A_motion was made by Sandra Steele and seconded by Kristen Hood to forward a positive
recommendation to the City Council for the Site Plan and Conditional Use for the Pony Express Pump
Station and Pipeline located at approximately 800 West Pony Express Parkway, Eagie Mountain Public
Works Department, applicant. Aye: Sandra Steele, Kristen Hood, Jarred Henline, Kara North, and Jeff

Cochran,
Motion passed.

5. Public Hearing: Preliminary Plat for Mountain View Estates located at approximately Carlton
Avenue (450 West) and 400 North, Brian Sudweeks, applicant.

Sarah Carroll presented the Preliminary Plat for Mountain View Estates. Staff recommends approval based on the
findings and conditions listed in the staff report dated August 22, 2013.

Jeff Cochran opened the public input.

No public input at this time.

Jeff Cochran closed the public input.

Jarred Henline asked if the City’s fire vehicle would be able to enter the development. Sarah Carroll stated that she is
still waiting on a response from the Fire Chief.

" Kristen Hood had no concerns of comments at this time.
Kara North stated that the payment in lieu is acceptable for this development and has no further concerns.

Sandra Steele asked what might happen if the land acquisition doesn't take place with Alpine School District, Staff
indicated that the developer would need to redesign the proposed plans. Sandra asked that it be added as a
condition.

Jeff Cochran asked if the plan would need to be brought back to the Planning Commission if the fand acquisition
doesn't go through. Sarah Carroll stated that it would need to be reviewed by the Planning Commission. Jeff feels
that the road into the development is rather narrow and asked if the road could be striped. Jeremy Lapin indicated
that the Fire Chief has been working with the applicant on some type of traffic solution,

Motion was made by Kristen Hood and seconded by Sandra Steele to forward a positive
recommendation to the City Council for the Preliminary Plat for Mountain View Estates located at

approximately Carlton Avenue (450 West) and 400 North. Brian Sudweeks, applicant including the
findings and conditions listed in the staff report dated August 22, 2013. Aye: Kristen Hood, Sandra

Steele, Kara North, Jarred Henline and Jeff Cochran. Motion passed.

Subject to:
1. That the listed condition #4 be met prior to the beginning of construction.

6. Public Hearing: General Plan Amendment, Rezone and Concept Plan for Jacobs Ranch Plat Q

Sarah Carroll presented the General Plan Amendment, Rezone and Concept Plan for Jacobs Ranch Plat Q. Staff
recommends approval based on staff's findings and conditions listed in the August 22, 2013 staff report.

Jeff Cochran opened the public input.

Planning Commission Minutes August 22, 2013 Page 2 of 7
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Dan Peterson stated that he would like to see that the new construction meet the original covenants for Jacobs
Ranch. He indicated that that the landscaping needs to be completed to the entrance landscape islands and would
recommend that Ring Road be signed over to the City. He mentioned that Jacobs Ranch has yet to see an entrance
sign and asked what would need to be done to have one place in that development, Kevin Thurman stated that the
City doesn't enforce CC&R’s but we do consider and determine if conditions create any impact to the development.

Dolan Sorensen asked if it would be possible that the entrance monument be an Eagle Scout Project. He suggested
the monument be near Fairway Blvd. He mentioned that there is a vacant, unbuildable lot on Maverick Road which
has become an eyesore to the development. He was wondering if the City could provide sod for the lot and then the
residents would provide the maintenance. Nolan also indicated that there is a lot located in the south end of the
development that is also vacant and suggested that it be turned into a park.

Jeff Cochran closed the public input

Sandra Steele stated that the original covenants are a part of the expired Master Development Agreement and can
be enforced through legal process. She too is concerned with the vacant lots but has found those lots to be buildable
but it will be a challenge. She indicated that the lots are owned by out-of-state owners. She would like to see that
the Neighborhood Commercial zone be kept as a buffer. The lots will be looking down into a commercial parking lot
and we may receive complaints with regards to that. She is unwilling to remove any sales-tax-producing land from
the City's current inventory. She, at this time is unable to support this request.

Kara North asked for clarification on the zoning for Regional Commerdial and if it would be changed. Sarah Carroll
stated that it wouldn't be rezoned at this time.

Kristen Hood stated that she is concerned with losing the Commercial zoned area in the south end of the City. She
feels that this zone is a buffer to the surrounding Regional Commercial. She is willing to support this particular
request and feels this to be appropriate at this time.

Jarred Henline agreed with what has been stated by the Planning Commission but as members we need to look at
how development is affected long term.

Jeff Cochran stated that he too is concerned with proposal and understands each application needs to be reviewed
separately. He stated that with homes located near this parcel he supports this request.

Motion was made by Kara North and seconded by Jarred Henline to forward a positive recommendation
to the City Council for the General Plan Amendment, Rezone and Concept Plan for Jacobs Ranch Plat Q
located at approximately Colt Drive and Ring Road, Greg and Mary Wilder, applicant including the
findings and conditions listed in the August 22, 2013 staff report. Aye: Kara North, Jarred Henline,
Kristen Hood, Jeff Cochran. Nay: Sandra Steele.

7. Concept Plan for Sergeant Court Phase 3 located at approximately 1675 North 95 West, Bach
Homes, applicant.

Sarah Carroll presented the Concept Plan for Sergeant Court Phase 3 which included the revised Site plan and
building elevations.

Lars Anderson, applicant stated that the developer has met with the residents on site. Residents were comfortable
with the new Concept Plan. Lars indicated that they have met Fire Chief and his is comfortable with the second
access.

Jarred Henline stated that his concern is regarding the access into the development and the additional parking, which
he would like to see additional parking added. Lars Anderson stated that they exceed the parking requirements and
the setbacks are also being met.

Kristen Hood asked what the parking requirements are for this development. Sarah Carroll stated that the

development is required to have 2.25 with one being in the garage. With adding the guest stall the developer is
meeting the requirement. Kristen stated that the Codes parking requirements need to be reviewed. She is pleased

Planning Commission Minutes August 22, 2013 Page 3 of 7
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with the trail to the adjacent school. She is pleased that the developers held a meeting with the residents of this
development regarding the proposed color schemes,

Kara North stated that she is disappointed that the second access still being deferred to future development but
hopes to see this happen sooner than later. She stated that the proposed parking is a concern and would suggest
adding 3 additional stalls and feels that the Code needs to be reevaluated. She doesn't support the proposed white
trim on the homes. Kara is pleased that the developer met with the resident regarding their concerns and pleased
with the proposed trail as indicated.

Sandra Steele asked staff why the dimensions were not provided. Sarah Carroll indicated that she doesn't have the
answer for that at this time. Sandra asked what the lengths of the proposed driveways were. Sarah Carroll stated
that they are 20 feet. Sandra asked if the garages were single or double. Sarah stated that they are double. Sandra
indicated that the developer has actually met the parking requirement. Sandra asked Jeremy Lapin if the driveways
and sidewalks are going to be leveled. Jeremy stated that high back curb create the sidewalks to be uneven, to
ensure leveled sidewalks modified curbs would need to be installed.

Jeff Cochran thanked the applicant for dealing with the concerns of the Commissioners. He stated that he would like
to see additional parking added. Jeff understands that there is no right solution to a second access for this
development. He advised that the developer to modify the curb and gutter as well.

8. Rezone, General Plan and Master Development Agreement for Lakeside at Saratoga Springs
located at approximately between 1500 South and 2800 south, Ay Lakeside LLC and Saratoga Springs
Development, LLC, applicant.

Sarah Carroll presented the Rezone, General Plan and Master Development Agreement for Lakeside at Saratoga
Springs. Concept Plans for the open space within the development have also been submitted by the applicant.

Peter Staks, applicant said that the density for piat 14 & 16A will be resubmitted to accommodate the concerns of the
Planning Commission along with the private streets, separation of zoning and feels it to be appropriate to
accommodate the land use concerns with surrounding properties.

Paul Watson, applicant, indicated that the sidewalks will be between 25 to 27 feet wide. The open space and park
concerns will be address incorporate parks and playgrounds into the development.

Jeff Cochran opened the public input.

Doug Horne, owner of the Talons Cove Golf Course is concerned with the proposed project. Townhomes could create
many problems. The children of the neighborhood will be using the golf course as a playground which creates many
danger hazards. He asked that the Council protect his current investment.

Mel Landon, said that Plats 16, 17 and 20 were previously zoned as R-3 and now the request is a R-6 zone. This type
of zoning would bring an impact to the area which would increase the amount of residents to the area. The
proposed condominiums would not bring beauty to that area. Would vote against this development.

Ralph Roberts there are no sidewalk to accommaodate those individuals linking them to the proposed trail. The trail
should be placed along the iake not along Shorewood. He is concerned with the proposed high density and the rising
safety concern. He asked that the City take a look at these concerns before granting such density.

Carol Landon, supports what has been stated by the other residents. Taxes for this type of density will increase, class
size at the schools will increase, crime to the area will increase, traffic will increase. With this proposal what does this
do to the existing golf course. People have invested their time and money to this area.

Richard Forester the traffic will become a concern, there will be an increase of homes, and there will be safety issues
with children. Why have a Master Development Plan if changes are being made to an existing one.

Stephen Willden would like to see limiting the high density within the entire City. He supports the residents and their
concerns.

Planning Commission Minutes August 22, 2013 Page 4 of 7
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Nolan Sorenson asked to leave the plan as it current stands. More homes would not beautify the development. The
street are already narrow and don't accommaodate to additional growth. Commercial plans should be considered
instead of residential. He suggested that this typed of density be located in the south end of the city. He feels people
will move out the development if more homes are approved.

Mark Horne this type of development will be a determent to the existing golf course.

Stuart Coliyer this type of development will detract the beauty of the golf course. There are other concepts that
would enhance the area.

Rolan Astoryn stated that there is a need for additional parks in the development. The residents deserve larger parks
and not just pocket parks. He lives on Centennial Boulevard and has noticed that many individuals use that road
instead of the existing trail. This is an ongoing safety issue for both motorist and pedestrians. He would suggest that
the trails be more developed than they currently are. He appreciates the Planning Commission listening to the
residents.

Neil Infanger as a resident I have the right to be educated and be allowed to comment on the development of the
City. The traffic is only going to increase which will bring addtional safety concerns. Adding higher density is anly
going to create further problems.

Steve Watts, General Manager of Talons Cove Golf Course, stated that the golf course has received property damage
which has been caused by children. An additional fire station needs to be built in the area to accommodate the
growth. He asked that the existing property owners be considered when reviewed this proposal.

Nancy Hart doesn't want to this community acquire apartments. The developer should not be allowed to count the
golf course as green space.

Valerie Forester asked why the City is even considering a proposal such as this. Sarah Carroll stated that an
application was received and the Planning Commission and City Council are required to review such proposal.

Ty Phifer would encourage the proposed trail along the lake. Not sure what other options would be feasible for the
area.

Loma McKinnon, there is a lot of unknowns at this time and feel that the residents need to be more informed of
proposed development.

Jeff Cochran closed the public input.

Sandra Steele thanked everyone for attending the meeting. She stated that the requested rezone would deplete the
commercial zonel. She feels that additional density is unnecessary. She stated that she doesn't support the proposed
rezone.

Kara North asked what types of commercial uses are planned for the project. Peter Staks, applicant stated that there
would be a variety of commercial uses that would be reviewed.

Several Commissioners asked what type of uses are allowed in a regional commercial zone.

Sarah Carroll read the permitted uses that are allowed in a regional commercial zone. A few listed are of the
following: of those are a deli, dry cleaners, grocery store, postal office, professional offices, and retail sales.

Kara North stated that at this time she is inclined to support the proposed rezone.
Kristen Hood knows that the traffic is of a concern. The golf course will feel the impact if no open space is provided.
More density could create many issues if granted. The golf course is the entrance to this community but doesnt do a

service to the area or the residents.

Jarred Henline appreciates the residents coming out and voicing their opinion.
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Jeff Cochran the density that has already been granted is appropriate but doesn't favor the proposed density.

Motion made by Jarred Henline and seconded by Kara North that the Planning Commission finds that
the requested General Plan Amendment and Rezoning application does not further the purpose of the
Saratoga Springs Land Use Element of the General Plan and the purposes of the Land Development
Code because it is not compatible with the adopted Land Use Map of the General Plan, and hereby
recommends denial of the application based in the finding for denial in the staff report dated August
22, 2104. Aye: Jarred Henline, Kara North, Kristen Hood, Sandra Steele and Jeff Cochran,

Sarah Carroll discussed the proposed Master Development Plan.
Jarred Henline stated that he agrees with staff's recommendations.

Kristen Hood has no problems with the proposed plats 14 and 16. She would like to see that the lot sizes be a
minimum of 7,000 square feet. She feels that the golf course doesn't benefit as allowed open space. It's a business
but doesn't provide a public benefit. She suggested a park in or near plat 27. The trails shouldn't be located near the
golf course; the trail near the lakeshore is more suitable for the development. Against the golf course being counted
as open space.

Kara North appreciates the comments that have been made. The trail would be best if located near the lake. The
open space should be more than 15 percent. The lot sizes should be no less than 7,000 square feet.

Sandra Steele concerned with the golf course being considered as open space. The minimum lot size should be 7,000
square feet. She would recommend the zoning be R-3. Sandra asked what the percent of open space would be
without including the golf course. Paul Watson stated that open space would be 100 acres, 15 percent of open
space. Sandra supports the proposed request; Sandra asked staff if a detention basin was being proposed. Jeremy
Lapin stated that a detention basin would need to be provided, the current Code requires for one.

Jeff Cochran is fine with the 15 percent open space and the lot sizes being 7,000 square feet.
Motion was made by Kara North and seconded by Kristen Hoo forward a positive recommendation

val to the Ci ouncil for the Lakeside at Saratoga Springs Master Development Plan and
Agreement, located within the Saratoga Springs Development, east of Redwood Road, hetween 1500

h and 2800 South, based on the findings and recommendations listed in the staff report dated
ugust 22, 2014 and subject to the conditions listed with the modifications as listed.

1. That the golf course may not continue to satisfy a majority of the open space requirements.
2. That plats 25, 26, and 27 be required to provide 15 percent open space

3. That condition #3 be stricken from staff's findings and conditions

4. That a minimum of 7,000 square feet be required for the lot sizes.

5. That the proposed trail be located along the Lakeshore and not near the golf course or
neighborhood.

6. That density for plat 14 not to exceed 35 lots.

Aye: Kara North, Kristen Hood, Jarred Henline, Sandra Steele, and Jeff Cochran.

9. Commission Comment.

Sandra Steele stated that she won a yearly subscription to the Planners Web and would like to share the access
ability to the Commissioners so that they may benefit from this as well.

10. Director's report.

Kimber Gabryszak stated that she is excited to be working for the City and is also excited to have Scott Langford a
part of the Planning Department. The Planning Department is absorbing a large load at this time but strives to make
the Planning Department excellent.

Motion to adjourn at 10:15 p.m. was unanimous.
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% SARATOGA SPRINGS

PLANNING COMMISSION
STAFF REPORT

LAKESIDE AT SARATOGA SPRINGS
MAsTER DEVELOPMENT AGREEMENT FOR PLATS 14, 16A, 25, 26, 27
REZONE AND GENERAL PLAN AMENDMENT FOR PLAT 20

AucusT 22, 2013
Pustic HEARING

Applicant/Owner:
Location:

Major Street Access:
Land area:

Land Use Plan Designation:

Zone:

Zoning of Adjacent Parcels:

Current Use:
Previous Meeting Dates:

Ay Lakeside LLC (Ayala International) and Saratoga Springs
Development, LLC (Peter Staks)

Within the Saratoga Springs Development, east of Redwood Road,
between 1500 South and 2800 South

Redwood Road

SSD Plats 14, 16A, 20, 22, 25, 26 and 27

Low Density Residential for Plats 14, 16A, 25, 26 and 27

Regional Commercial for Plat 20

Medium Density Residential for Plat 22

R-3 PUD, Low Density Residential Planned Unit Development

RC for Plat 20, R-10 for Plat 22

R-3 PUD

Undeveloped

City Council worksession, 5-21-13, Planning Commission Review, 8-8-13

DESCRIPTION:

This is a request for an update and renewal of the Master Development Plan Agreement related to the
undeveloped parcels of land that fall within the expired Saratoga Springs Master Development Pian and
Agreement. The developer is requesting many of the same considerations that were granted in the
original development agreements, such as similar densities, private streets, and open space credit for the
golf course. This report outlines the details related to these requests and also provides some history
related to the original development agreements.

The applicant is requesting 35-56 lots for Plat 14, 4 lots for Plat 16A, and 229 lots for Plats 25-27. These
requests are explained in detail later in this report.

The applicant is also requesting a General Plan Amendment and Rezone of Plat 20, which is located near
the golf course club house. Plat 20 is currently identified on the Land Use Map of the General Plan as
Regional Commercial and is also zoned Regional Commercial. The applicant is requesting the Medium
Density Residential Land Use and the R-10 zone. This land use and zone is seen on abutting properties. A
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proposed concept plan for Plat 20 is attached. This Concept Plan also depicts a proposed layout for Plat
22, and the Talon's Cove Townhomes across the street.

The City Council was given a preliminary presentation regarding these requests in a worksession on May
28, 2013. Draft minutes from that meeting are attached.

After the August 8, 2013 Planning Commission meeting the applicant requested that Plats 20 and 22 be
removed from the Master Development Agreement application since it seemed unlikely that the PUD
Overlay and the variations related to sidewalks and open space would be considered for these properties.
However, they would still like the rezone for Plat 20 to be considered at this time.

The Planning Commission may wish to discuss the density for each phase, the proposed private streets
and whether or not these phases should have sidewalks, and the request to continue to receive open
space credit for the golf course. The applicant dedicated Eagle Park to the HOA a few years ago. This
park is right next to Plat 14. The applicant is requesting that this park be used to satisfy the open space
requirements for Plats 14 and 16A. For Plats 25-27, they are requesting to receive open space credit for
the golf course and suggesting an additional 10% of open space within these phases along with a bird
watching tower, restrooms and a parking lot with in Plat 25.

The Planning Commission should review these requests and make a separate motion for the Plat 20
rezone and the Master Development Plan and Agreement for Plats 14, 16A, and 25-27.

HisTorY:

The appiicants have submitted a Master Development Plan Application in order to determine entitements
for the undeveloped properties within the expired Saratoga Springs Development, specifically Plats 14,
16A, and 25-27. Within the undeveloped plats the applicant is proposing trail corridors along the lake,
along Redwood Road, and in the drainage channel. They are also proposing a bird watching tower,
restrooms, and a parking area along with several smaller open spaces within Plats 25-27. To begin with,
a history of the Saratoga Springs Development ("SSD") and Master Development Agreements is outlined
below.

Phases 1-2 (Plats 1-11) of the Saratoga Springs Development were approved before the City was
incorporated, under Utah County jurisdiction and regulations,

Phases 3-4 (Plats 12-29, since revised to plats 12-27) were approved in 2000, under the City of Saratoga
Springs’ jurisdiction and regulations. This Master Development Plan and Agreement expired in 2010. An
Amended Master Development Plan and Agreement for Phases 3-4 was approved in 2004 and expired in
2012,

The timeline below was provided by the applicant as an overview of what has taken place so far. Staff
has verified this timeline and added some information.

» 1997 The CCBR's are created for the project. They seem to still stand today with some
amendments having been made to the original CC&R’s.

e 2000 The Development Agreement is created for the remaining land (Phases 3-4) which is
approximately 440 acres including the golf course. Section 3.2.4 discusses the golf
course and open space and states, “Although this golf course shall not be included in any
particular residential subdivision plat, it shall be counted on a pro rata basis, as
compliance with 19.04.110(K) Open Space Requirements of the Town Land Development
Code and toward other open space requirements of the Town Development Code.” This
is where the deal was made for the golf course to be counted as open space. This
agreement had a 10 year approval for the overall development. The golf course was
required to start construction at the 50% lot approval mark of the proposed lots.

1307 Nerth Commerce Drive, Suite 200 » Saratoga Springs, Utah 84043 -2-
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* 2000 to 2004 Plats 8A, 12, 13, 13B, 15, and 23, are recorded. Of these plats one plat allocated
3.9% of its plat area to open space, providing open space above what was required
within the golf course.

* 2003 to 2005 The Golf Course is built. April 2004 the front 9 are open for play and May of 2005
the back 9 are open for play.

* 2004 After the golf course is built, the amended development agreement is approved and
requires specific trails and open space, but does not mention the golf course. This
agreement requires the lakeshore trail, the Redwood Road trail, the drainage trail, and a
bird tower with a parking area and public restrooms.

» 2004to 2006 Plats 18, 19, 23 amended, and 24, are recorded. One plat deeds 6% open space
of its plat, providing open space above what was required.

« 2006 to Present - No plats are recorded

» 2011 Eagle Park (4.03 acres) is dedicated to the HOA independent of any particular plat,
providing open space above what was required.

» 2012 The 2004 development agreement expires, along with it City obligations. Developer
obligations remain as to recorded plats, but not to unrecorded density.

GENERAL PLAN AMENDMENT AND REZONE REQUEST FOR PLAT 20

The applicant is requesting a General Plan Amendment and Rezone of Plat 20, which is currently
identified on the Land Use Map of the General Plan as Regional Commercial and is also zoned Regional
Commercial. The applicant is requesting the Medium Density Residential Land Use and the R-10 zone.
The basis for this request is that this is a challenging location for a Regional Commercial development
and that the property immediately to the east and south are both zoned R-10. The applicant would like to
create a comprehensive multi-family development over Plats 20 and 22. Plat 22 is currently zoned R-10.
An outline of the proposal is below.

Plat 20 is currently zoned RC and is 4.84 acres. Plat 22 is currently zoned R-10 and is 5.94 acres.
If Plat 20 is rezoned it will be necessary to combine it with Plat 22 to meet the requirement for a
five acre minimum for multi-family developments.

+ If Plat 20 is rezoned, the total project area will be 10.78 acres, this would allow a maximum of
107 units.

» Adraft Concept Plan is attached which shows 99 units within the 10.78 acres (9.2 units per
acre). The Concept Plan also includes the Talon’s Cove Townhome project which has already
been approved.

The draft Concept Plan contemplates the same architecture as Plat 21 (Talon’s Cove Townhomes) which
was recently reviewed by the Planning Commission on March 28, 2013 and approved by the City Council
on April 16, 2013. The attached concept plan includes Plat 21 for reference purposes and a concept
layout for Plats 20 and 22.

During the May 28% work session, the City Council felt they would need to visit the site to consider this
request further and did not provide specific direction. There are findings below for either approval or
denial of this request,

OENERAL PLAN AMENDMENT AND REZONE RECOMMENDATION:

The Planning Commission may forward either a positive or negative recommendation to the City Council.
Possible motions for either approval or denial are outlined below.

Possible Motion for Approval:
The Planning Commission finds that the requested General Plan Amendment and Rezoning

Application furthers the purpose of the Saratoga Springs Land Use Element of the General Plan and
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the purposes of the Land Development Code as described in the Findings stated in this report, and
hereby recommends approval of the application based on the findings for approval outlined in this
report, and subject to the condition listed below,

1. If Plat 20 is rezoned it shall be combined with Plat 22 in order to meet the 5 acre
requirernent for multi-family developments.

Possible Motion for Denial:
The Planning Commission finds that the requested General Plan Amendment and Rezoning
Application does not further the purpose of the Saratoga Springs Land Use Element of the General
Plan and the purposes of the Land Development Code because it is not compatible with the adopted
Land Use Map of the Genera! Plan, and hereby recommends denial of the application based in the
findings for denial outlined in this report.

Proposed Findings in Favor of this Request:

The Planning Commission has reviewed the General Plan, Land Development Code, the Rezoning
Application, and state law and makes the following findings with respect to this request:

A. Arezone is a legislative decision and is presumed valid if it is “reasonably debatable that the decision,
ordinance, or regulation promotes the purposes of this chapter and is not otherwise illegal.” Utah
Code § 10-9a-801. Thus, the Planning Commission and City Council have significant discretion in
determining whether or not to rezone this property the R-10 zone.

B. An application for a zone change may be granted if “the proposed amendment furthers the purpose
of the Saratoga Springs Land Use Element of the General Plan, or that changed conditions make the
proposed amendment necessary to fulfill the purposes of [the Land Development Code].” Land
Development Code, § 19.17.03. The purposes of the Land Use Element of the General Pian and the
Land Development Code are discussed below.

C. The Land Use Element of the General Plan provides, in relevant part, as follows:

a. land Use, Goal 1.0: “Provide for orderly and efficient development that is compatible with
both the natural and built environment by developing a land-use map that includes all
projected land in the community”:

Since abutting uses consist of Medium Density Residential land uses, allowing the requested change
to the Land Use Map and Zoning Map will promote orderly and efficient development that is
compatible with both the natural and built environment by encouraging similar uses in one location.

D. The Land Use Element of the General Plan, Policy 1.1(c) states, “The main application of [the Medium
Density Residential] designation should be in areas where the City desires to create a functional
transition from one land-use to another. While some multi-family structures may be permitted in a
stacked form, the majority of any attached dwellings should be designed in a side-by-side
configuration. Developments in these areas should be constructed with urban streets and useable
recreational features and lands. Developments in these areas shall contain landscaping and
recreational features as per the City’s Parks, Recreation, Trails, and Open Space Element of the
General Plan. Open spaces may be comprised of both Natural and Developed Open Spaces.” This
area is to be characterized by density ranging from 4 to 14 units per acre that may include a mixture
of attached and detached dwellings.” Rezoning the Property to R-10 meets this General Plan policy
for the following reasons:

a. The General Pian states that the Medium Density Residential designation should be in areas
where the City desires to create a functional transition from one land use to another.
Allowing Medium Density Residential in this location will allow Medium Density Residential
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near Redwood Road prior to transitioning to Low Density Residential near Utah Lake. The
Golf Course will also act as a green space buffer between land uses.

b. The proposed Concept plan indicates that the units will be designed in a side-by-side fashion.
The proposed Concept Plan includes common area open space around the proposed
townhome units and recreational features such as a pool and clubhouse.

c. The requested zone allows up to 10 units per acre which is in compliance with the density
range of 4 to 14 units per acre, as outlined in the General Plan.

E. The Land Use Element of the General Plan, Policy 1.1(g) states, “Regional Commercial areas shall be
characterized by a variety of retail users including big box retail configured in developments that
provide excellent vehicular access to and from major transportation facilities. Developments located
in Regional Commercial areas shall be designed so as to create efficient, functional conglomerations
of commercial activities.” The Property’s current zoning of Regional Commercial does not meet this
General Plan policy for the following reasons:

a. Regional Commercial uses such as big box retail are not compatible in this area because this
is a single location for commercial development and does not allow for a conglomeration of
commercial activities.

b. Vehicular access to this site is via Fairway Boulevard. While this proper does have frontage
on Redwood Road, vehicular access to this site will be via Fairway Boulevard. Fairway
Boulevard. The entrance from Fairway Boulevard does not provide excellent vehicular access
to and from major transportation facilities such as Redwood Road.

Proposed Findings Against this Request:
The Planning Commission has reviewed the General Plan, Land Development Code, the Rezoning

Application, and state law and makes the following findings with respect to this request:

A. Arezone is a legislative decision and is presumed valid if it is “reasonably debatable that the
decision, ordinance, or regulation promotes the purposes of this chapter and is not otherwise
illegal.” Utah Code § 10-9a-601. Thus, the Planning Commission and City Council have significant
discretion in determining whether or not to rezone this property to a PUD Overlay Zone.

B. An application for a zone change may be granted if “the proposed amendment furthers the
nurpose of the Saratoga Springs Land Use Element of the General Plan, or that changed
conditions make the proposed amendment necessary to fulfill the purposes of [the Land
Development Code].” Land Development Code, § 19.17.03. The purposes of the Land Use
Element of the General Plan and the Land Development Code are discussed below.

C. The Land Use Element of the General Plan provides, in relevant part, as follows:

a. Land Use, Goal 1.0: “Provide for orderly and efficient development that is compatible
with both the natural and built environment by developing a land-use map that includes
all projected land in the community”:

Allowing the property to change from Regional Commercial to Medium Density Residential will
allow eliminate the option to have future commercial development within walking distance of the
nearby neighborhoods and will increase the number of multi-family units within one particular
location.

D. Furthermore, Land Development Code section 19.01.04 states as follows:

1. The purpose of this Title, and for which reason it is deemed necessary, and for which it is
designed and enacted, is to preserve and promote the health, safety, morals, convenience,
order, fiscal welfare, and the general welfare of the City, and its present and future

inhabitants and the public generally and in particular to:
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Encourage and facilitate the orderly growth and expansion of the City;

Secure economy in governmental expenditures;

c. Provide adequate light, air and privacy to meet the ordinary or common
requirements of happy, convenient and comfortable living of the municipality's
inhabitants, and to foster a wholesome social environment;

d. Enhance the economic well-being of the municipality and its inhabitants;

e. Facilitate adequate provisions for transportation, water, sewer, schools, parks,
recreation, storm drains, and other public requirements;

f.  Prevent the overcrowding of land, the undue concentration of population, and
promote environmentally friendly open space;

g. Stabilize and conserve property values;

h. Encourage the development of an attractive and beautiful community; and

i.  Promote the development of the City of Saratoga Springs in accordance with the City

of Saratoga Springs Land Use Element of the General Plan.

oo

2. This Section shall not be interpreted to prohibit any use of land that is otherwise not
prohibited in this Title and shall only be used to provide clarification as to legislative intent.

Allowing the property to change from Regional Commercial to Medium Density Residential does
not secure economy in governmental expenditures because additional units would be allowed
putting an increased burden on expenditures. Allowing additional Medium Density Residential in
this area is not advisable because it will create undue concentrations of population and will
decrease the commercial opportunities in this part of the City, and is not currently supported by
the Land Use Element of the General Plan.

MAsTER DEVELOPMENT PLAN REQUEST

REVIEW PROCESS FOR MASTER DEVELOPMENT PLANS:

Section 19.13.08, Master Development Plans, outlines the purpose and procedure of a Master
Development Plan review. The Master Development Plan process is established to provide a mechanism
for the following:

* Approval of a land use and zoning plan for a specified geographic area that is proposed for
development;

* Identification of utilities and other public infrastructure that will be required to be installed in
order to service the proposed development; and

* Creation of a development agreement that identifies general land uses, residential densities, size
of non-residential developments, possible funding obligations for construction of public
infrastructure, and general phasing of the development.

REQUEST:
The items below are an outline of the requested Master Development Plan and Agreement.

Open Space:

The applicant would like the City Council to consider allowing the golf course, Eagle Park, and other apen
space in SSD to continue to count towards the open space requirements for the remaining plats. The
attached map and tables have been provided by the applicant and outline the open space and amenities
that have been provided and the open space that will be provided by the applicant with the new
development. The items in yellow are included in the current application.
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» Phases 1-11 were approved before the City was incorporated and include approximately 21.6%
open space along with the marina park, clubhouse, and swimming pool.

» Phases 12-27 were approved in the 2000-2010 Master Development Agreement which allowed
the golf course to count on a pro-rata basis towards the open space requirements. In addition to
the golf course, there are other amenities and open spaces including: the lakeshore trail, the
Redwood Road trail, Lakeside swimming pool and clubhouse, additional open space in plats 12
and 24, and Eagle Park (4.03 acres). The applicant is also proposing 10% open space in plats 25-
27, which are currently undeveloped, along with a bird watching tower, parking lot and
restrooms as was previously contemplated.

The attached table and map have been provided by the appiicant in order to analyze and summarize the
open space within the Saratoga Springs Development. The table breaks the development down into
phases and outlines how much open space is provided and the overall density within these segments. If
the Golf course is split into the front 9 and the back 9, the property around the front 9 has been
developed, but the development around the back 9 is still unfinished which is why the applicant is
requesting that the golf course continue to count towards the open space requirement on a pro-rata
basis. The applicant would like the Planning Commission and City Council to consider that while the
property around the front 9 is mostly developed, the property around the back 9 holes is only partially
developed. Table 1, 2-A, 2-B, and 3 are summarized below:

Table 2-A, 2-B, and 3:

Total Golf Additional Percent Number Overall
Area Course Open Space | Open Space | of Units Density
(Acres) {Acres) (Acres) (units/acre)
Phases 1-11 215.9 46.69 21.63% 543 2.52
Front 9 holes 216.27 85.22 10.32 44,18% 350 1.62
Back 9 holes 193.58 89.49 8 50.62% 455* 2.35

*assuming Plat 20 is rezoned to R-10 and that the other phases develop with the densities allowed in the
previous agreement

Table 3 indicates the total project area for Plats 1-11 (Phases 1-2) is approximately 215.9 acres. Within
the project area there is 46.69 acres of open space. This is the equivalent of 21.63%.

Table 1 indicates the project area for Plats 12-27 (Phases 3-4) is approximately 440 acres. Within the
project area 174.71 acres makes up the golf course and there is an additional 41.23 acres of open space
existing and proposed. The golf course makes up 39.71% and the remaining open space makes up
9.37% of the project area for a total of 49.08% open space.

The Planning Commission and City Council are being asked to consider the same terms that were in the
original agreements regarding the golf course. In the original agreement the golf course satisfied the
open space requirements,

The applicant will also provide additional open space in Plats 25-27. They are proposing 10% within these
plats. In regard to Plats 14 and 16A, the applicant has already dedicated Eagle Park to the HOA, which
accounts for 19.54% of open space within these plats (14 and 16A) as outlined in Table #4 within the

exhibits.

At the May 28" worksession the City Council debated the topic of allowing the golf course to continue to
be used to satisfy the open space requirements. The applicant stated that the golf course is a benefit to
the entire City and residents receive a discount. The Council members were generally in support of
allowing the golf course to partially satisfy the open space requirement because residents receive a
discount and because the applicant is proposing to provide an additional 10% open space in the

remaining phases.
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Trails:

In the new development agreement it is contemplated that the Lakeshore trail and the Redwood Road
trail will still be required. There is also a drainage channel through Plats 26 and 27 where a trail will be
required. Staff recommends connecting the drainage channel trail with the Redwood Road trail and the
lakeshore trail.

The segment of trail that runs between the Lakeside Clubhouse (which is just north of Plat 23) and Plat
25 has not yet been installed and was proposed to cross the golf course. However, the owners of the golf
course will no longer allow this and there is no documentation to require this. The applicant has proposed
three options as shown on the attached open space map. Option 1 runs along Shorewood Drive and
behind some of the Iots in Plat 25 but would require permission from the Master HOA to construct the
trail within the private street right of way. Option 2 is over wetlands, is over steep grades, and would
require a boardwalk and approval from the Army Corp of Engineers. Option 3 is still shown on the plan,
but would require permission from the owners of the Golf Course. All three options pose varigus
challenges, which may be difficult to overcome. The expired agreement tied the construction of this trail
to Plat 25. Staff recommends that prior to the recordation of a final plat for phases 25-27, this trail be
completed or bonded for by the developer.

In regard to the lakeshore trail next to Plats 14 and 16A, the applicant has already installed a trail along
Centennial Boulevard per City Council directive that was given in 2005. The applicant is requesting that
the trail along Centennial Boulevard satisfies the lakeshore trail requirement for Plats 14 and 16A. Staff
recommends that the applicant provide verification from the State that this trail location is acceptable

under the terms of the “Agreement of Stipulation and Compromise Regarding the Utah Lake Boundary.”

In the May 28" worksession the Council indicated that they would prefer the boardwalk option for the
trail that runs from the Lakeside Clubhouse to Plat 25, but they understand that it may be difficult to
obtain approvals for this option and would allow any of the three options proposed. In regards to the trail
next to Plats 14 and 16A, the Council is willing to accept the trail that was installed along Centennial
Boulevard as the lakeshore trail through this location.

Impact Fees:

The previous agreement did not require the payment of storm drainage impact fees or parks and open
space impact fees. The developer has asked for this same consideration with their current application.
Staff recommends waiving the storm drain impact fee but requiring the park impact fee for the reasons
outlined below.

In regard to the storm drainage, they will be installing the storm drainage infrastructure that is required
for their development and the City does not anticipate any existing or future impacts to the City Storm
drain system. Because they are adjacent to the lake, their storm drain does not drain to any systems or
properties at a lower elevation.

In regard to parks, trails, and open space impact fees, the law only requires a waiver if a facility that is
identified in the City's impact fee facilities plan as a City system improvement is being provided by the
developer or the development does not cause an impact on City infrastructure. In this particular case, the
small pieces of open space that are proposed within the remaining plats are not City system
improvements. In addition, the proposed development will impact City parks, recreational facilities, and
trails because the City will still be installing the parks, trails, and open space identified in the City's impact
fee facilities plan irrespective of the proposed development’s proposed parks, tralls, and open space.
Therefore City staff is not in favor of this request.

At the May 28™ worksession the Council supported the request to waive the storm drain impact fees but
did not agree with the request to waive parks and open space impact fees.

1307 North Commerce Drive, Suite 200 + Saratoga Springs, Utah 84043 -8-
801-766-9793 » 801-766-9794 fax



BT 3641412014 F6 45 of 92

Roads:

The applicant is proposing the same street cross sections that were allowed in the previous agreements,
which would result in private streets within these phases. During the recent discussions regarding
changes to the Land Development Code, the Planning Commission and City Council adopted a
requirement that private streets must meet the same requirements as public streets including sidewalks.
The only exception to this Is that private streets are not required to have park strips.

The applicant Is requesting that they be allowed to continue with the street cross-sections that were
allowed in the original Master Development Agreement. These streets do not have sidewalks. Due to all
the concern that has been expressed by the residents of the Saratoga Springs Development regarding
the lack of sidewalks and the recent Code changes (adopted July 16, 2013), staff recommends that
sidewalks be required on both sides of the private streets, except for Plat 16A. Plat 16A will provide a cul-
de-sac at the end of an existing street, Amanda Lane, and thus staff recommends matching the existing
street cross-section for this cul-de-sac which do not include sidewalks.

At the May 28™ worksession, the City Council discussed private roads and cross-sections. The Council
gave direction to continue with private streets in this development. However, whether or not sidewalks
would be required was not determined.

Density/ Lot Sizes:
The expired Master Development Agreements anticipated the following densities:

Plat 14: was not included
Plat 16A: 4 lots
Plat 25: 85 lots
Plat 26: 69 lots
Plat 27: 75 lots

In 2008 a preliminary plat was reviewed for Plat 14 that included 35 lots ranging in size from 13,000-
37,000 square feet. This plat has since expired, but the applicant originally stated they anticipate moving
forward with the same plan. The applicant has since requested that Plat 14 (18.67 acres) be
capped at 3 units per acre, which would result in 56 lots. However, Staff recommends no
more than 35 lots for Plat 14, resulting in a density of 1.87 units per acre.

The applicant has recently submitted an application for Plat 16A which includes 4 lots ranging in size from
15,000-27,000 acres on a total of 2.15 acres; resulting in a density of 1.86 units per acre.

Concept Plans are attached for Plats 25, 26, and 27. In regard to these plats, 229 units were previously
contemplated, resulting in an overall density of 3.65 units per acre for these phases. The density is
broken down for each phase below, and remains within the previously contemplated overall density,

Plat 25: 85 lots / 22.77 acres = 3.73 units per acre (subtracting 10% for Open Space and
approximately 30% for roads, the lots will be an average of 7,000 square feet)

Plat 26: 69 lots / 22.86 acres = 3.09 units per acre (subtracting 10% for Open Space and
approximately 30% for roads, the lots will be an average of 8,650 square feet)

Plat 27: 75 lots / 21.62 acres = 3.47 units per acre (subtracting 10% for Open Space and
approximately 30% for roads, the lots will be an average of 7,530 square feet)

Based on the above calculations, staff recommends that the lots be no smaller than 7,000 square feet
within these phases. However, the attached Concept Plans for these Plats contemplate lots
ranging in size from 5,000 square feet to 14,000+ square feet. The applicant is requesting
that the minimum lot size be at least 6,000 square feet in order provide for variety in lot
sizes.

1307 North Commerce Drive, Suite 200 « Saratoga Springs, Utah 84043 -9-
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APPLICANT DiscussioN/REQUEST:

The details below outline specific requests from the applicant that differ from staff’s recommendations:

Termination of Agreement:

In section 18: “Termination of agreement” states that if this new proposed MDA expires the base density
would go to an R-2 zone. The applicant is requesting that this revert back to R-3 instead of R-2, if this
agreement were to expire; the underlying zone is currently R-3.

e THis has been discussed and Staff is not concerned with this request since the underlying zone is
R-3.

Trail:

Exhibit F, #3: The new MDA is asking for a trail from Fairway BLVD to the south end of plat 27. The trail
and landscaping from Fairway BLVD to the end of the golf course property fronting Redwood has already
been installed.

o This has been discussed and the trail is in place; thus, Staff is not concerned with this request.

Lot Size:

Staff has recommended a minimum lot size of 7,000 square feet. That applicant has stated, if they are
able to drop it down to 6,000 square feet (such as the minimum lot size in phase 23-24), or even lower,
the same density cap would allow the option to make some of the lots near the lake larger. The Concept
Plans indicate lots that are in the 5,000-6,000 square foot range. (Condition #6)

o The attached concept plans for these phases include a variely of lot sizes. Because the density
has a cap, allowing smafler lots would not increase the density, but would allow for fexibifity in
Jot sizes. However, the 5,000 square foot lots may be too small for development near the fake,
where larger lots have been recommended throughout the City. Thus, Staff recommends a8
minimum lot size of 7,000 sguare feet in these phases.

Street Cross Sections (sidewalks):

Staff has recommended that the cross sections for these phases include sidewalks. The applicant would
prefer to continue building the same street cross section that was allowed in the earlier phases of the
development, without sidewalks, but rather with occasional trails. The applicant contends that the
application that for the MDA extension was submitted and reviewed before the new ordinances were
passed. The applicant has stated, the City Council was willing to consider that these phases be finished
as started (May 28, 2013 workshop). The applicant requests removal of the “sidewalks be required” °
statement, and prefers substituting “that streets subject to this MDA be constructed as originally
designed.” (Condition #5)

e Staff recommends that due to the concern expressed by current residents regarding the lack of
sidewalks within this development, that these phases be constructed with sidewalks, except for
Plat 16A, which will connect to an existing street that does not have sidewalks.

Plat 14:

The base underlying zoning is R-3, which would allow 56 lots. Plat 14 was previously approved for 35
lots. The applicant still intends on re-submitting the 35 lot plan, but would prefer not to be “capped” at
35 lots. The applicant is asking for condition #6 to be changed to “plat 14 to have R-3 standard lots”.

e Staff recommends a cap of 35 lots for Plat 14 so that the fot sizes will be compatible with the lots
immediately surrounding this Plat.

1307 North Commerce Drive, Suite 200 » Saratoga Springs, Utah 84043 -10-
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MASTER DEVELOPMENT PLAN RECOMMENDATION:

Staff recommends that the Planning Commission forward a recommendation for approval to the City
Council for the Lakeside at Saratoga Springs Master Development Plan and Agreement, located within the
Saratoga Springs Development, east of Redwood Road, between 1500 South and 2800 South, based on
the findings and recommendations stated in this report and subject to the conditions listed below:

1. The Golf course may continue to satisfy a majority of the open space requirements.
2. The remaining requirement shall be:
i. That Eagle Park may satisfy the open space requirements for Plats 14 and 16A

ii. That Plats 25, 26 and 27 will be required to have 10% open space in the general
locations as shown in the proposed Master Development Plan.

iii.  That Plat 25 will be required to install the anticipated bird watching tower,
parking lot and restrooms that will be open to the public. A public access
easement will be required for this use.

2. Trails will be required as outlined in this report.
a. The Developer shall install an 8’ trail along Redwood Road, within the drainage channel
and along the lakeshore.,
b. The trail along Centennial Boulevard shall satisfy the lakeshore trail requirement for Plats
14 and 16A, provided the applicant provides verification from the State that this trail
location is acceptable under the terms of the “Agreement of Stipulation and Compromise
Regarding the Utah Lake Boundary.”
€. The segment of the lakeshore trail that is required between the Lakeside Clubhouse
which is just north of Plat 23) and Plat 25 shall be completed or bonded for prior to the
recordation of Plats 25, 26, and 27. After installation, these trails shall be dedicated to
and maintained by the HOA. A public access easement shall be required over these trails.
The storm drain impact fee shall be waived for the phases listed in this agreement.
The Parks and open space impact fee shall be required for the phases listed in this agreement.
The developer shall install private streets in the phases listed in the agreement. The private
streets shall have a sidewalk on both sides of the street, excepting that Phase 164 shall not have
sidewalks as it will be joining an existing street.
6. That Plat 14 be allowed 35 lots, Plat 16A will be allowed 4 lots, Plats 25-27 will be allowed a
maximum of 229 units and the lots shall not be smaller than 7,000 square feet.
7. That the plats listed in this agreement shall comply with the existing CCR's and Design Guidelines
for the Saratoga Springs Development and that those shall be attached to and recorded with the
Master Development Agreement.,

nhw

AucusT 8, 2013 PLANNING CoMmmissioN REVIEW:

The Planning Commission reviewed this application on August 8, 2013 and tabled it to a future date.
Since that meeting the applicant has stated that they would like to remove Plats 20 and 22 from the
Master Development Agreement and would like the items being requested to be considered for Plats 14,
16A, 25, 26, and 27. This means that plat 22 will be removed from the discussion altogether. A review of
the request to rezone plat 20 is outlined earlier in this report,

At the August 8" Planning Commission meeting four Commissioners were In attendance and their
comments are summarized below:

Sandra Steele

Zone Change: Can't support the zone change from RC to R-10. This would take away the commerdial
opportunity at this location. The request is premature.

Sidewalks: Supports sidewalks. We have heard from the residents that there are concerns with no
sidewalks.

1307 North Commerce Drive, Suite 200 » Saratoga Springs, Utah 84043 -11 -
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Open Space:  There aren’t any parks nearby so the open space will be needed. Would like to see what
10% open space will look like,
Lot Sizes: Supports 7,000 square feet or larger.

Kristen Hood
Zone Change: Does not support the zone change. Would like to see commercial in this location. That
much medium density at the entrance to the development is not inviting.

Setbacks: Does not support reducing setbacks for Plats 20 and 22.

Sidewalks: Citizens have been very concerned about lack of sidewalks and the new code requires
sidewalks.

Open Space:  The golf course only benefits those who golf. No options for kids and it’s not free.

Plat 14: Agrees with a cap of 35 lots. 56 would be too much.

Trails: Would like to see us try to keep the lakeshore trail along the lake above the other
options.

Lot Sizes: Does not like the idea of going below 7,000 square feet. There should be bigger lots

along the lake.

Jarred Henline

Zone Change: He didn't have a problem with it until the two commissioners who live down there
pointed out their concerns.

Setbacks/Sidewalks:  Seems like they're asking for too much that is in opposition to staff's
recommendations.

Open Space:  We need parks in this area.

Eric Reese

Rezone: Supports the zone change because there is already a large section of RC in this area and
the current a future population in the south part of the City will not necessarily support
so much RC.

Setbacks: Does not support reduced setbacks for Plat 20 and 22.

Sidewalks: People move into this area knowing there aren't any sidewalks. This allows for diversity

within the City. A lot of people like developments without sidewalks.

Open Space:  We should recognize that the golf course is open space and there is a public use, Not
everyone uses a playground, but it is still a public use. Agrees with 10% open space in
the remaining phases.

Lot Sizes: Would like to see larger lots along the lake. Would be alright with 6,000 vs. 7,000 s5q.ft.

MASTER DEVELOPMENT PLAN FINDINGS:

Master Development Flan
A Master Development Plan shall be required of any development that is in excess of twenty acres in size

if non-residential or in excess of 160 acres in size if residential. The Planning Commission shall not
recommend and the City Council shall not approve any Subdivision or Site Plan unless it is part of a
previously approved Master Development Plan. Although the remaining properties are approximately 90
acres, the overall development is more than 400 acres and the applicant is requesting an extension to
some of the terms of the expired agreements. Also, a majority of this property is under a PUD Overlay,

General Plan — Land Use

The Land Use Map of the General Plan indicates Low Density, Medium Density and Regional Commercial
Land Uses for these properties. The properties are currently zoned R-3 PUD, R-10 and RC in compliance
with the Land Use Map of the General Plan. The R-3 Zone with a PUD Overlay is intended to provide
areas for residential subdivisions with an overall density of 1 to 4 units per acre. The PUD Overlay Zone
has already been adopted for the properties within the R-3 zone. The Medium Density Residential Zone
already exists on Plat 22. The applicant is requesting R-10 for Plat 20 as well. If the zoning remains the
same, the proposed Master Development Plan is in compliance with the General Plan. If the General Plan

1307 North Commerce Drive, Suite 200 = Saratoga Springs, Utah 84043 -12 -
B01-766-9793 « 801-766-9794 fax



ENT F&E414:2014 P6 47 of 92

Is amended and the Rezone is granted, the proposed Master Plan will remain in compliance with the land
uses shown on the Land Use Map of the General Plan.

Zoning

The site is currently zoned R-3 with a PUD Overlay, R-10, Medium Density Residential and RC, Regional
Commercial. The applicants are requesting to rezone the RC property to R-10. The proposed land uses
include single family and multi-family residential, as well as commercial uses which are permitted on the
site. Additional review of land uses on this site will occur at the time of Subdivision and/or Site Plan
review.

The Land Development Code requires 30% open space for developments within the PUD Overlay Zone.
The original Master Development Agreement allowed the golf course to satisfy this requirement. The
applicant is requesting that the golf course continue to meet these obligations and is proposing an
additional 10% open space within the remaining phases. If this is agreed to, the open space
requirements will be met. A summary of Parks and Open Space improvements as well as associated
exhibits have been included within the Master Development Plan and Agreement,

Streets and Utilities

The development is accessed from Redwood Road which is a public street. The streets within the
development are private streets and are proposed to continue as private streets within the remaining
phases. Utilities will be required as outlined in the City Engineer’s report and as displayed on the attached
exhibits and outlined in the Master Development Agreement.

Utility information including culinary and secondary water, storm drainage and sanitary sewer, is required
for this project and is displayed on the attached exhibits. The Master Development Plan and Agreement
includes a summary of each improvement type with associated exhibits.

Cther

This application complies with Section 19.13.04 of the Land Development Code as it was previously
noticed to the Daily Herald (newspaper of general circulation) at least seven days in advance. This item
was also placed on the State website for public notices at least seven days in advance. This item was
posted at least three calendar days before the public meeting in the City Offices prior to the public
hearings.

This application complies with Section 19.13.08 of the Land Development Code as the Planning
Commission is holding a public hearing on August 8, 2013 and forwarding a recommendation to the City
Council. The City Council will hold a public hearing and meeting on August 20, 2013.

ATTACHMENTS:

1. City Engineer’s Staff Report

2. Location map

3. City Council Worksession Draft Minutes, May 28, 2013
4. Open Space Exhibit

5. Open Space and Amenities Tables

6. Concept Plan for Plats 20 and 22

7. Draft Master Development Agreement

8. Proposed Exhibits

5. Concept Plans for 25-27, Option 1

10. Concept Plans for 25-27, Option 2

1307 North Commerce Drive, Suite 200 « Saratoga Springs, Utah 84043 -13-
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STAFE CONTACT:

Sarah Carroll

Senior Planner

801-766-9793 x 106
scarroll@saratogaspringscity.com
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C1LTY OF

City Council S
Staff Report /T
Author: Jeremy D. Lapin, City Engineer (-~
Subject: Lakeside @ Saratoga Springs (55D} L

Date: Augustl, 2013 Z

Type of Item: Master Development Agreement Extension SARATOGA SPRINGS

Description:
A, Topic: The applicant has submitted an MDA Extension application. Staff has reviewed the submittal and
provides the following recommendations.

B. Background:
Applicant: AY Lakeside LLC and Saratoga Springs Development, LLC
Request: Master Development Agreement Extension
Location: East of Redwood Road between 1500 South and 2800 South
Acreage: Approximately 95 acres — Plats 14, 164, 20, 22, 25, 26, and 27
C. Recommendation: Staff recommends the approval of the MDA extension subject to the following
conditions:
D. Conditions of approval:
A Prepare construction drawings as outlined in the City’s standards and specifications and receive

approval from the City Engineer on those drawings as well as preliminary plat approval from the
City Council prior to commencing construction.

B. The bonding, construction, and dedication of the trail through plat 23 be completed before any
additional plats are recorded.

C. Consider and accommodate existing utilities, drainage systems, detention systems, and water
storage systems into the project design. Access to existing facilities shall be maintained
throughout the project.

D. Comply with the Land Development Codes regarding the disturbance of 30%+ slopes.

E. The existing 10-inch culinary water line in Redwood Road shall be extended south along Redwood
Road and then north-easterly along Shorewood Drive to connect to the existing waterline at the
south end of Plat 23. This 10-inch waterline shall be bonded for and constructed with the
development of either plat 25, 26, or 27; whichever is developed first. A 14-inch waterline shall be
extended to the south property boundary of Plat 26, from the 10-inch waterline in Shorewood
Drive, to facilitate future connections.

F. The Secondary Waterline in Shorewood Drive shall be a minimum of 8-inches and shall extend to
Redwood Road to facilitate future connections. An 8-inch secondary waterline shall be extended
to the south property boundary of Plat 26, from the 8-inch secondary waterline in Shorewood
Drive, to facilitate future connections.

G. The trail along redwood be completed when Sharewood Drive is connected to Redwood Road and
that no less than 1/3 of the trail shall be constructed with each plat 25-27 to ensure equitable
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costs are shared with each,

Some or all of the Lots in plats 25, 26, and 27 may require the construction of a lift staticn in order
to have sewer service. A new sewer lift station must be in a location that is acceptable to the City
and provides service for the maximum amount of the land between Redwood Road and Utah
Lake. The design and construction costs of the lift station are the responsibility of the Developer,
The Lift station shall be bonded for and constructed with the first plat that has lots requiring its
use for sewer service.

Shorewood Drive shall be completed through Plat 25 with City Standard turn around on the end
and shall be bonded for and constructed in connection with the development of Plat 25.

Shorewood Drive shall be completed through Plats 25, 26 and 27 and connect to Redwood Road
and must be bonded for and constructed in connection with the first to be developed of Plats 26
or 27 or at such time that the next subdivision plat will result in more than 200 lots being accessed
only by Shorewood Drive.

All roads, except for Redwood Road, shall be dedicated to the Saratoga Springs Home Owners
Association and shall be maintained and repaired by the hormes Owners Association.

All roads and turn-around’s must comply with International Fire Code.

The relocation of existing sewer mains may be required to accommodate new road alignments
proposed in plats 26 and 27. All relocation work must be bonded for as calculated by the City
Engineer prior to commencing construction and no disruption to existing service shall occur during
construction.

Natural drainages shall be left unimproved and no lot boundary shall contain any portion of a
drainage that is inundated, at any time, during the 100-year storm event 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

The Lakeshore Trail along Utah Lake through Plat 25 and through the open areain Plat 26
together with the bird tower, parking area and public restrooms in that open area provided for in
the Master Development Plan Agreement and required by the agreement between the State of
Utah and $5D shall be bonded for and constructed with the development of Plat 25. This area shall
open to public use but shall be dedicated to and maintained by the HOA after the warranty
period.

Provide wetland delineation from a qualified professional and comply with all local, state, and
federal requirements regarding their disturbance.

Developer shall provide a traffic study to determine the necessary improvements to existing and
proposed roads to provide an acceptable level of service for the proposed project.

The trail and the manicured landscaped parkway along Redwood Road from Fairway Boulevard to
the south end of Plat 27 shall be bonded for and constructed with the development of Plat 27.
This area shall be dedicated to and maintained by the HOA after the warranty period.

All parkway trails and open space improvements shall be dedicated or conveyed to the Saratoga
Springs Home Owners Association and be maintained by the Home Owners Assaciation. Public

access easements shall be provided for the trail, restrooms, parking lot, and bird watching tower
along Utah Lake and shall be open to the public pursuant to the boundary agreement with FFSL.

Project must meet the City Ordinance for Storm Water release {0.2 cfs/acre for all developed
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property) and all UPDES and NPDES project construction requirements.

Developer shall meet all applicable city ordinances and engineering conditions and requirements
in the preparation of the Construction Drawings.

Project bonding must be completed as approved by the City Engineer prior to recordation of plats.

All review comments and redlines provided by the City Engineer are to be complied with and
implemented into the construction drawings.

All work to conform to the City of Saratoga Springs Standard Technical Specifications, most recent
edition.

Developer shall prepare and record easements to the City for all public utilities not located in a
public right-of-way.

Developer shall dedicate property for the Existing Filter Station to the City.

Developer is required to ensure that there are no adverse effects to adjacent property owners and
future homeowners due to the grading and construction practices employed during completion of
this project.
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EXHIBIT “C”
City Council Staff Report and
Weritten Minutes with Adopted Findings and Conditions

Page 22
Saratoga Springs Development (Lakeside} Master Development Agreement W
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CITY OF SARATOGA SPRINGS
CITY COUNCIL MEETING
Tuesday, September 17, 2013
Meeting held at the City of Saratoga Springs City Offices
1307 North Commerce Drive, Suite 200, Saratoga Springs, Utah 84045

MINUTES

CITY COUNCIL WORK SESSION — Commencing at 6:05 p.m.

Present:

Council Members: Mayor Love, Councilman Poduska, Councilman McOmber, Councilwoman Baertsch, Councilman Miller,
Councilwoman Call

Staff: Lori Yates, Mark Christensen, Spencer Kyle, Kevin Thurman, Owen Jackson, Kimber, Sarah Carroll, Police Chief Andrew Burton,
Fire Chief Jess Campbell

Others: Paul Watson, Chris Porter, Peter Staks, Dinna Bayangos, Ryan Poduska, Craig Call, Marsha Paskett, Lars Anderson, Jennifer
Klingonsmith, Barbara Poduska, Alyce Brown, Billie Hawkins, Loma McKinnon, Larry and Gloria Hadfield, Stephen Willden, Bill
Drummond, Beverly Bristow, Max Allen, Larry Johnson, Ross Welch, Lynne Kunz, Nancy Hart

1. Quarterly Department Update.

Fire Chief Jess Campbell presented the quarterly update for the Fire department which included training, programs and recent
incidents.

Councilwoman Call asked when the daily training occurs. Chief Jess Campbell indicated that training is every day with those who are on
duty.

Councilman McOmber asked if the current firefighters are putting themselves at risk because proper equipment is not being used. Chief
Campbell stated that they are not at risk but we are trying to update the standard equipment.

Fire Chief Jess Campbell stated that they are working with dispatch service to update the data use for the fire department. This will
accommaodate the needs for the department and the county’s use. We are hoping to have the services available for use in November.

Police Chief Andrew Burton presented the statics from the last quarter and he touched on Governors Day which was successful. He also
touched on the organization chart, the 90 day assessment of the department and those areas, and the community’s involvement.

Mayor Love has noticed an increase with panhandling. How is this matter being addressed?
Chief Andrew Burton if a law is violated or there is a problem with safety then we would enforce the issue.

Councilwoman Call mentioned that the police department participated in a DUI blitz and there were several arrests made. She
mentioned that Provo City has placed signs along Center Street in Provo addressing the increased panhandling problem.

Councilwoman Baertsch stated that the homeless advocates recommend that donations be made to a local charity and would
discourage giving to panhandlers.

CITY COUNCIL POLICY SESSION

Present:

Council Members: Mayor Love, Councilman Poduska, Councilman McOmber, Councilwoman Baertsch, Councilman Miller,
Councilwoman Call

Staff: Lori Yates, Mark Christensen, Spencer Kyle, Kevin Thurman, Owen Jackson, Kimber Gabryszak, Sarah Carroll, Police Chief
Andrew Burton, Fire Chief Jess Campbell

Others: Paul Watson, Chris Porter, Peter Staks, Dinna Bayangos, Ryan Poduska, Craig Cail, Marsha Paskett, Lars Anderson, Jennifer
Klingonsmith, Barbara Poduska, Alyce Brown, Billie Hawkins, Lorna McKinnon, Larry and Gloria Hadfield, Stephen Willden, Bill
Drummond, Beverly Bristow, Max Allen, Larry Johnson, Ross Welch, Lynne Kunz, Nancy Hart

City Council Minutes September 17, 2013 Page 1 of 5
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Call to Order by Mayor Love.

Invocation was given by Councilwoman Call
Pledge of Allegiance was led by Councilwoman Baertsch

Mayor Love opened the public input.

Marsha Paskett explained that a program and resolution were previously approved which provided utility assistants to those residents
who are serving our Country. She was recently made aware that those utility assistants are not being offered at this time. She asked
that the Council revisit this item and provide this assistant to our fellow service man and woman living here in the City.

Mayor Love closed the public input.

1. Consent Calendar:
a. Approval of Minutes:
i. August 20, 2013.

A motion was made by Councilwoman Baertsch and seconded by Councilwoman Call to approve_the consent calendar
with changes to the minutes made by Councilwoman Call. Aye: Councilwoman Baertsch, Councilwoman Call,

Councilman McOmber, Councilman Poduska, and Councilman Miller. Motion was unanimous.

2. Ordinance 13-18 (9-17-13): Amending the Official Zoning Map Rezoning Plat Q of Jacobs Ranch Subdivision
from Regional Commercial (RC) to Low Density Residential (R-3).

Kevin Thurman indicated that the applicant has requested the zoning be amended from Regional Commercial to R-3. Staff recommends
this amendment.

The Council had no question or comments at this time.

A motion was made by Councilwoman Call seconded by Councilman Miller to approve Ordinance 13- {9-17-13):
Amending the Official Zoning Map Rezoning Plat Q of Jacobs Ranch Subdivision from Regional Commercial {RC) to Low

Densntv Res.ldentlal {R-3) based on the findings and conditions listed in the staff report dated Sentember 17, 2013,

Motlon was unanimous.
3. Sergeant Court Rezone and Concept Plan.

Sarah Carroll presented the Rezone and Concept Plan for Sergeant Court which includes the revisions made by the developer. Staff
recommends approval of the rezone.

a. Public Hearing: Amendment to the City of Saratoga Springs Zoning Map Rezoning Sergeant Court from Mixed
Use (MU) to Mixed Use with a PUD Overlay.

Mayor Love opened the public input.

No public input at this time.

Councilman Miller closed the public input,

Councilwoman Baertsch pleased with the work that has been done and Jeremy Lapin‘s modifications to the developments sidewalks.
Councilwoman Baertsch feels that there are four driveways that will not function and would recommend a safer exit for those
driveways. The second access that is being proposed is unacceptable. Additional homes to this development are going to increase the
traffic going through the development. If this secondary access is going to be used then she recommends removing the current trash
receptacle and widening the street. The current street is toco narrow. It would be ideal to look at other options for a second access;
possibly the north end of the development.,

Councilwoman Call echoed the comments that were made by Councilwoman Baertsch. Is it possible to have the second access be
located on the south end of the development? There is a safety concern with the driveways located on the south end of the
development and feels that it may be difficult for those residents to back out of their driveways.

Councilman Mcomber a secondary access needs to be taken seriously for this development. There are several safety concerns and is
not comfortable with the proposed access. The access doesn't provide accessibility at this time. He asked that the developer attempt to
reconfigure a new second access.

Councilman Miller echoed same comments that have been made regarding the second access. He recommended that the second
access be located on the south end of the development.

City Coundil Minutes September 17, 2013 Page 2 of 5
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Councilman Poduska understands the Fire Chief accepts the proposed second access.

Fire Chief Jess Campbell stated that this wasn't his first choice but based on the letter of Law Code this access does meet those
requirements.

Council Poduska recommended that the trash receptacles be relocated.

Councilwoman Call suggested that the second access be located on the south end of the development near the storage units.
Mark Christensen indicated that the storage units facility is expected to expand that is why staff hasn't recommended that as an option.

i. Ordinance 13-19 (9-17-13): Amendments to the City of Saratoga Springs Zoning Map Sergeant Court to PUD
Overlay.

Motion was made by Councilman Poduska and seconded by Councilwoman Baertsch to approve Ordinance 13-19 {9-
17-13): Amendments to the City of Saratoga Springs Zoning Map Sergeant Court to PUD Overlay based on the findings
and conditions listed in the staff report date September 17, 2013. Aye: Councilman Poduska, Councilwoman Baertsch,
Councilwoman Call and Councilman Miller. Nay: Councilman McOmber, Motion passed.

4, Saratoga Springs Development Plat 20 Rezone and Concept Plan.

Item was removed, as per applicant.

5. Public Hearing: Master Development and Agreement for Saratoga Springs Development (Lakeside), Plat 14,
16A, 25, 26, and 27 located approximately between 1500 South to 2800 South and between Redwood Road and Utah
Lake.

Sarah Carroll presented the Master Development and Agreement. Staff is recommending that the proposed trail be included with the
conditions.

Councilwoman Call has been working with the Division of Forestry, Fire and State Lands on an agreement that addresses the sovereign
lands.

Councilman McOmber has heard that the State is condemning properties located along Amanda Lane and would discourage that to
occur.

Sarah Carroll briefly discussed with the Council staff's recommendation listed in the staff report.

Mayor Love opened the public input.

Larry Johnson, President of the HOA Board, asked that the City Council consider approval of Plat 14, 16A and 22 and Lakeside’s plats
25, 26 27 the Board is pleased with the proposed plans. We support the pedestrian trail system.

" Nancy Hart indicated that the proposed open space was no approved by the Planning Commission and feels that the golf course should
be considered for allowed open space. Allowing the golf course as open space creates many safety issues.

Lynne Kunz doesn't find it right that the City is working with the State on taking private land away from the homeowners.

Tim Taylor understood that a trail wasn't allowed due to the steep surrounding lands and if a trail was to be built then a retaining wall
was going to be installed which would provide safety to the area. Tim has concerns with this proposal.

Gloria Hadfield lives on the west side of Redwood Road and asked if there are any plans to expand Redwood Road to accommodate the
building of future homes.

Roland Sturga asked who would be respensible for maintaining the trail along the lake.

Councilwoman Call the HOA.

Roland Sturga expressed concerns that the trail will not be used and that the foot traffic will continue on Centennial which is a safety
issue.

Stuart Collyer asked if these plats would be a part of the current Saratoga Springs Development HOA.
Councilwoman Call stated that the Saratoga Springs HOA.

Dennis Kunz looks like the open space is being reduced is that correct?
Kevin Thurman the previous Master Development Agreement stated that the golf course could be counted as open space, the
developer is meeting the required open space.

Council Call cl he public input.
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Peter Staks discussed the history of the lands use regulation regarding the proposed plats and asked the Council not to require a trail
along Amanda Lane.

Paul Watson, developer, all that is being asked for, is that the Council extended the prior Master Development Agreement,

Councilman Poduska asked if a traffic study has been completed. Sarah Carroll explained that a traffic report was done which included
the complete build out of the development.

Councilman Poduska asked what size homes would be built on the 7,000 square foot lots? Sarah Carroll indicated that the proposed
lots would have standard size home.

Councilman Miller asked staff if Eagle Park is being counted as open space in this development and a previous development.

Staff stated that its not being counted twice.

Councilman Miller asked what is the net gain or loss of the open space.

Sarah Carroll stated that the developer is requesting that the golf course be a part, of the open space and additional 15 percent is being
included.,

Councilman Miller would like to see the roads and sidewalks be kept the same as the current development is designed.

Councilman McOmber echoed the comments made on sidewalks and likes the development without the sidewalks. Keep consistent as
the development is now. Would encourage the trail be continuous. The trail on the canal would be more suitable for the area. He is
pleased with the proposed plats and is eager to see the development move forward.

Councilwoman Call appreciates public access to the bird watch. She would like to see that Eagle Park be considered open space. The
private roads should still be required to meet the public streets standards such as requiring sidewalks. She would encourage the
developer to have larger lots near the lake and that the trail is located along the lake which is seen as a benefit. Everyone should be
aware that Eagle Park has a public access agreement. Advice was given to the developer the possible. viclations of the gate that is
located on sovereign lands and to be aware of this issue.

Councilwoman Baertsch asked if there was a reason the bird watching tower is to be built in certain plats. Paul Watson stated that it
could be built in Plat 26 and not Plat 25. She indicated that the plat shows an odd parcel which is not labeled. Paul Watson stated that
is a clerical error.

Councilwoman Baertsch asked what the construction of the trail would consist of. Sarah Carroll stated that it will match the trail that
consists in Harbor Bay. Councilwoman Baertsch is fine with Eagle Park allowed as open space. Would like to see that the lots be capped
to 35 in Plat 14. She would like to see the trail continue as per State Lands and the City’s Code. She is pleased with the 15 percent
open space requirements along with the lots being 7,000 square feet but is fine if the developer would like to increase the square feet
on the lots as well.

Councilwoman Call clarified that fand will not be taken from thase who have property along Amanda Lane.

a. Resolution R13-35 (9-17-13): Approval of Master Development Agreement for Saratoga Springs Development
{Lakeside) Plats 14, 16A, 25, 26, and 27

Motion was made by Councilman McOmber and seconded by Councilman Miller to approve Resolution R 13-35 (9-17-
13): Approval of Master Development Agreement for Saratoga Springs Development (Lakeside) Plats 14, 16A, 25 26,

and 27 based on the findings and conditions listed in the staff report_dated September 17, 2013. Aye: Councilman

McOmber, Councilman Miller and Councilman Poduska. Nay: Councilwoman Baertsch and Councilwoman Call. Motion
passed.

Subject to:

1. Unless a trail easement is allowed on the canal the existing trail matches the current grandfather process from
" Centennial to Amanda Lane.

2. That the balance of HOA meet the sidewalk/roads and that the trail is used and not the sidewalks.

3. That the bird watching tower be built in Plat 26.

4. That the language in the agreement state that lots 25-27 be allowed up to 229 units.

Councilwoman Baertsch voted against this item because we don't have the rights to take to agreements between two parties with
regards to the trail agreement.

Councilwoman Call her reasons for denying the Master Development Agreement are because she feels that we are violating our street
agreements by passing this.

6. Agreement Extending the Sierra Estates Master Development Agreement.

a. Resolution R13-36 (9-17-13): Approval of Agreement Extending the Sierra Estates Master Development
Agreement.
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Sarah Carroll indicated that the current development agreement is near the expiration date and the developer is asking for an
extension.

The City Council had no comments regarding this item at this time.

Motion was made by Councilwoman Baertsch and seconded by Councilman Poduska to approve Resolution R13-36 (9-
17-13): Approval of Agreement Extending the Sierra Estates Master Development Agreement. Aye: Councilwoman

Baertsch, Councilman Poduska, Councilman McOmber, Councilman_ Miller and Councilwoman Call. Motion was
unanimous,

7. Reports:

Councilwoman Call thanked Kimber Gabryszak and Spencer Kyle for their efforts and knowledge while attending a meeting that was
held with the Division of Forestry, Fire and State Lands.

Councilman Miller indicated that the Governor’s Day was a success.
Motion was made by Councilman McOmber and seconded by Councilwoman Call to enter into closed session for the
purchase, exchange or lease of property, pending or reasonably imminent litigation, the character, professional

competence, or physical or mental health of an individual at 9:20 p.m.

The closed session was held at the City of Saratoga Springs City Office 1307 North Commerce Drive, Saratoga Springs, Utah, Present:
Mayor Love, Councilman Miller, Councilman Poduska, Councilwoman Baertsch, Mark Christensen, Kevin Thurman and Lori Yates.

Adjourned from closed session at 10:15 p.m.

Motion to adjourn at 10:15 p.m. was unanimous.

/\/ NAmbt L [, 2D C/m{ u(/@/

Date of Approval Lo i Yatés, City Recorder
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T‘
%_ SARATOGA SPRINGS

City CounciL
STAFF REPORT

LAKESIDE AT SARATOGA SPRINGS
MAsSTER DEVELOPMENT AGREEMENT FOR PLATS 14, 1GA, 25, 26, 27
SEPTEMBER 17, 2013

Applicant/Owner: Ay Lakeside LLC (Ayala International) and Saratoga Springs
; Development, LLC (Peter Staks) '

Location: Within the Saratoga Springs Development, east of Redwood Road,
between 1500 South and 2800 South

Major Street Access: Redwood Road

Land area: SSD Plats 14, 16A, 25, 26 and 27

Land Use Plan Designation: Low Density Residential

Zone: R-3 PUD, Low Density Residential Planned Unit Development

Zoning of Adjacent Parcels: R-3 PUD

Current Use: Undeveloped

Previous Meeting Dates: City Council work session, 5-21-13; Planning Commission Review, 8-8-13
and 8-22-13

DESCRIPTION:

This is a request for an update and renewal of the Master Development Plan Agreement related to the
undeveloped parcels of land that fall within the expired Saratoga Springs Master Development Plan and
Agreement. The developer is requesting many of the same considerations that were granted in the
original development agreements, such as similar densities, private streets, and open space credit for the
golf course. This report outlines the details related to these requests and also provides some history
related to the original development agreements.

The applicant is requesting 35 lots for Plat 14, 4 lots for Plat 16A, and 229 iots for Plats 25-27. These
requests are explained in detail later in this report.

The City Coundil was given a preliminary presentation regarding these requests in a worksession on May
28, 2013. Draft minutes from that meeting are attached,

After the August 8, 2013 Planning Commission meeting the applicant requested that Plats 20 and 22 be
removed from the Master Development Agreement application since it seemed unlikely that the PUD
Overtay and the variations related to sidewalks and open space would be considered for these properties.
However, they would still like the rezone for Plat 20 to be considered at this time. A separate staff report
covers this request.
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The City Council may wish to discuss the density for each phase, lot sizes, and the request to continue to
receive open space credit for the golf course and to count Eagle Park towards the open space
requirements. The applicant dedicated Eagle Park to the HOA a few years ago. This park is right next to
Plat 14. The applicant is requesting that this park be used to satisfy the open space requirements for
Plats 14 and 16A. For Plats 25-27, they are requesting to receive open space credit for the golf course
and suggesting an additional 10% of open space within these phases along with a bird watching tower,
restrooms and a parking lot within Plat 25.

HisToORY:

The applicants have submitted a Master Development Plan Application in order to determine entitlements
for the undeveloped properties within the expired Saratoga Springs Development, specifically Plats 14,
16A, and 25-27. Within the undeveloped plats the applicant is proposing trail corridors along the lake,
along Redwood Road, and in the drainage channel. They are also proposing a bird watching tower,
restrooms, and a parking area along with several smaller open spaces within Plats 25-27. To begin with,
a history of the Saratoga Springs Development (“sSD") and Master Development Agreements is outlined
below.

Phases 1-2 (Plats 1-11) of the Saratoga Springs Development were approved before the City was
incorporated, under Utah County jurisdiction and regulations.

Phases 3-4 (Plats 12-29, since revised to plats 12-27) were approved in 2000, under the City of Saratoga
Springs’ jurisdiction and regulations. This Master Development Plan and Agreement expired in 2010. An
Amended Master Development Plan and Agreement for Phases 3-4 was approved in 2004 and expired in
2012,

The timeline below was provided by the applicant as an overview of what has taken place so far. Staff
has verified this timeline and added some information.

. 1997 The CC&R’s are created for the project. They seem to still stand today with some
amendments having been made to the original CC&R’s.

e 2000 The Development Agreement is created for the remaining land (Phases 3-4) which is
approximately 440 acres including the golf course. Section 3.2.4 discusses the golf
course and open space and states, “Although this golf course shall not be included in any
particular residential subdivision plat, it shall be counted on a pro rata basis, as
compliance with 19.04.110(K) Open Space Requirements of the Town Land Development
Code and toward other open space requirements of the Town Development Code.” This
is where the deal was made for the golf course to be counted as open space. This
agreement had a 10 year approval for the overall development. The golf course was
required to start construction at the 50% lot approval mark of the proposed lots.

. 2000 to 2004 Plats 8A, 12, 13, 13B, 15, and 23, are recorded. Of these plats one plat allocated
3.9% of its plat area to open space, providing open space above what was required
within the golf course.

. 7003 to2005 The Golf Course is built. April 2004 the front 9 are open for play and May of 2005
the back 9 are open for play.

o 2004 After the golf course is built, the amended development agreement is approved and
requires specific trails and open space, but does not mention the golf course. This
agreement requires the lakeshore trail, the Redwood Road trail, the drainage trail, and a
bird tower with a parking area and public restrooms.

« 2004 to 2006 Plats 18, 19, 23 amended, and 24, are recorded. One plat deeds 6% open space
of its plat, providing open space above what was required.

« 2006 to Present — No plats are recorded

e 2011 Eagle Park (4.03 acres) is dedicated to the HOA independent of any particular plat,
providing open space above what was required.
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« 2012 The 2004 development agreement expires, along with it City obligations. Developer
obligations remain as to recorded plats, but not to unrecorded density.

MAsTER DEVELOPMENT PLAN REQUEST

REeViEW ProcEss rForR MASTER DEVELOPMENT PLANS:

Section 19.13.08, Master Development Plans, outlines the purpose and procedure of a Master
Development Plan review. The Master Development Plan process is established to provide a mechanism
for the following:

* Approval of a land use and zoning plan for a specified geographic area that is proposed for
development;

* Identification of utilities and other public infrastructure that will be required to be installed in
order to service the proposed development; and

¢ Creation of a development agreement that identifies general land uses, residential densities, size
of non-residential developments, possible funding obligations for construction of public
infrastructure, and general phasing of the development.

REQUEST:

The items below are an outline of the requested Master Develapment Plan and Agreement.

Open Space:

The applicant would like the City Council to consider allowing the golf course, Eagle Park, and other open
space in SSD to continue to count towards the open space requirements for the remaining plats. The
attached map and tables have been provided by the applicant and outline the open space and amenities
that have been provided and the open space that will be provided by the applicant with the new
development. The items in yellow are included in the current application.

« Phases 1-11 were approved before the City was incorporated and include approximately 21.6%
open space along with the marina park, clubhouse, and swimming pool.

» Phases 12-27 were approved in the 2000-2010 Master Development Agreement which allowed
the golf course to count on a pro-rata basis towards the apen space requirements, In addition to
the golf course, there are other amenities and open spaces including: the lakeshore trail, the
Redwood Road trail, Lakeside swimming pool and clubhouse, additional open space in plats 12
and 24, and Eagle Park (4.03 acres). The applicant is also proposing 10% open space in plats 25-
27, which are currently undeveloped, along with a bird watching tower, parking lot and
restrooms as was previously contemplated.

The attached table and map have been provided by the applicant in order to analyze and summarize the
open space within the Saratoga Springs Development. The table breaks the development down into
phases and outlines how much open space is provided and the overall density within these segments. If
the Golf course Is split into the front 9 and the back 9, the property around the front 9 has been
developed, but the development around the back 9 is still unfinished which is why the applicant is
requesting that the golf course continue to count towards the open space requirement on a pro-rata
basis. The applicant would like the Planning Commission and City Council to consider that while the
property around the front 9 is mostly developed, the property around the back 9 holes is anly partially
developed. Table 1, 2-A, 2-B, and 3 are summarized below:
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Table 2-A, 2-B, and 3:

Total Golf Additional Percent Number Overall

Area Course Open Space | Open Space | of Units Density

{Acres) (Acres) {Acres) {units/acre)

Phases 1-11 215.9 46.69 21.63% 543 2.52
Front 9 holes 216.27 85.22 10.32 44.18% 350 1.62
Back 9 holes 193.58 89.49 8 50.62% 455* 2.35

*assuming Plat 20 is rezoned to R-10 and that the other phases develop with the densities allowed in the
previous agreement

Table 3 indicates the total project area for Plats 1-11 (Phases 1-2) is approximately 215.9 acres. Within
the project area there is 46.69 acres of open space. This is the equivalent of 21.63%.

Table 1 indicates the project area for Plats 12-27 (Phases 3-4) is approximately 440 acres. Within the
project area 174.71 acres makes up the golf course and there is an additional 41.23 acres of open space
existing and proposed. The golf course makes up 39.71% and the remaining open space makes up
8.37% of the project area for a total of 49.08% open space.

The City Council is being asked to consider the same terms that were in the original agreements
regarding the golf course. In the original agreement the golf course satisfied the open space
requirements.

The applicant will also provide additional open space in Plats 25-27. They are proposing 10% within these
plats. In regard to Plats 14 and 16A, the applicant has already dedicated Eagle Park to the HOA, which
accounts for 19.54% of open space within these plats (14 and 16A) as outlined in Table #4 within the
exhibits.

At the May 28™ worksession the City Council debated the topic of allowing the golf course to continue to
be used to satisfy the open space requirements. The applicant stated that the golf course is a benefit to
the entire City and residents receive a discount. The Council members were generally in support of
allowing the golf course to partially satisfy the open space requirement because residents receive a
discount and because the applicant is proposing to provide an additional 10% open space in the
remaining phases.

The Planning Commission reviewed these requests on August 8 and 22, 2013; the Commissioners
recommended that Plats 25-27 include 15% open space and supported the request to count Eagle Park
towards the open space requirements for plats 14 and 16A.

Trails:

In the new development agreement it is contemplated that the Lakeshore trail and the Redwood Road
trail will still be required. There is also a drainage channel through Plats 26 and 27 where a trail will be
required. Staff recommends connecting the drainage channe! trail with the Redwood Road trail and the
lakeshore trail as necessary, so that there is a connecting trail system in this area, rather than segments
of disconnected trails.

The segment of trail that runs between the Lakeside Clubhouse (which is just north of Plat 23) and Plat
25 has not yet been installed and was proposed to cross the golf course. However, the owners of the golf
course will no longer allow this and there Is no documentation to require this. The applicant has proposed
three options as shown on the attached open space map. Option 1 runs along Shorewood Drive and
behind seme of the lots in Plat 25 but would require permission from the Master HOA to construct the
trail within the private street right of way. Option 2 is over wetlands, is over steep grades, and would
require a boardwalk and approval from the Army Corp of Engineers. Option 3 is still shown on the plan,
but would require permission from the owners of the Golf Course. All three options pose various
challenges, which may be difficult to overcome, The expired agreement tied the construction of this trail
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to Plat 25. Staff recommends that prior to the recordation of a final plat for phases 25-27, this trail be
completed or bonded for by the developer.

In the May 28™ worksession the Council indicated that they would prefer the boardwalk option along the
lake for the trail that runs from the Lakeside Clubhouse to Plat 25, but they understand that it may be
difficult to obtain approvals for this option and would consider any of the three options proposed.

The Planning Commission reviewed these trail options on August 8 and 22, 2013; after receiving public
input, the Commissioners recommended that the trail be located along the lake, as the other two options
do not seem feasible. The owners of the golf course were present and stated they will not affow the trall
to cross the golf course. Additionally, comments from the residents indicated that the best place for the
lakeshore trail was along the lake because when it is located in the neighborhoods, It increases
vehicular/pedestrian interactions and thus raises safety concerns,

In regard to the lakeshore trail next to Plats 14 and 16A, the applicant has already installed a trail along
Centennial Boulevard per City Coundil directive that was given in 2005. The applicant is requesting that
the trail along Centennial Boulevard satisfies the lakeshore trail requirement for Plats 14 and 16A. Staff
recommends that the applicant provide verification from the State that this trail location is acceptable
under the terms of the “Agreement of Stipulation and Compromise Regarding the Utah Lake Boundary.”

In the May 28" worksession the City Coundil indicated that that they would be willing to consider
accepting the trail that was installed along Centennial Boulevard as fulfillment of the lakeshore trail
through this location.

The Planning Commission supported the request to count the trail along Centennial Boulevard as the
Lakeshore trail in this location. However, since the May 28" City Council work session and the August 22
Planning Comimission meeting, City Staff have met with representatives of the Utah Division of Forestry,
Fire and State Lands (FFSL) and discussed the lakeshore trail in this location. FFSL indicated that there
are several parcels along Amanda Lane that are preventing the trail in this location from continuing.
However FFSL is working towards a solution to this. Based on this discussion, it is now recommended
that the trail be constructed along the lake through Eagle Park, Plat 14, and Plat 16A.

Roads:

The applicant is proposing the same street cross sections that were allowed in the previous agreements,
which would result in private streets within these phases. During the recent discussions regarding
changes to the Land Development Code, the Planning Commission and City Council adopted a
requirement that private streets must meet the same requirements as public streets including sidewalks.
The only exception to this is that private streets are not required to have park strips.

Density/ Lot Sizes:
The expired Master Development Agreements anticipated the following densities:

Plat 14: was not included
Plat 16A: 4 lots
Plat 25: 85 lots
Plat 26: 69 lots
Plat 27: 75 lots

In 2008 a preliminary plat was reviewed for Plat 14 that included 35 lots ranging in size from 13,000-
37,000 square feet; resulting in a density of 1.87 units per acre. This plat has since expired, but the
applicant has stated that they anticipate moving forward with the same plan,

The applicant has recently submitted an application for Plat 16A which Iincludes 4 lots ranging in size from
15,000-27,000 acres on a total of 2.15 acres; resulting in a density of 1.86 units per acre,
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Concept Plans are attached for Plats 25, 26, and 27. In regard to these plats, 229 units were previously
contemplated, resulting in an overall density of 3.65 units per acre for these phases. The density is
broken down for each phase below, and remains within the previously contemplated overall density.

Plat 25: 85 lots / 22.77 acres = 3.73 units per acre (subtracting 10% for Open Space and
approximately 30% for roads, the lots will be an average of 7,000 square feet)

Plat 26: 69 lots / 22.86 acres = 3.09 units per acre (subtracting 10% for Open Space and
approximately 30% for roads, the lots will be an average of 8,650 square feet)

Plat 27: 75 lots / 21.62 acres = 3.47 units per acre (subtracting 10% for Open Space and
approximately 30% for roads, the lots will be an average of 7,530 square feet)

Based on the above calculations, staff recommends that the lots be no smaller than 7,000 square feet
within these phases. However, the attached Concept Plans for these Plats contemplate lots ranging in
size from 5,000 square feet to 14,000+ square feet. The applicant is requesting that the minimum lot size
be at least 6,000 square feet in order provide for variety in lot sizes.

At the August 22 Planning Commission meeting, the Commissioners forwarded a recommendation in
stupport of a minimurm fot size of 7,000 square feet.

APPLICANT DiscussioN/REQUEST:

Lot Size:

Staff has recommended a minimum lot size of 7,000 square feet. That applicant has stated, if they are
able to drop it down to 6,000 square feet (such as the minimum lot size in phase 23-24), or even lower,
the same density cap would allow the option to make some of the lots near the lake larger. The Concept
Plans indicate lots that are in the 5,000-6,000 square foot range. {Condition #6)

s The attached concept plans for these phases include & variely of lot sizes. Because the density
has a cap, allowing smaller lots would not increase the density, but would allow for flexibility in
lot sizes. However, the 5,000 square foot lots may be too small for development near the lake,
where larger lots have been recommended throughout the Gity. Thus, Staff recommends a
minimum ot size of 7,000 square feet in these phases.

Street Cross Sections (sidewalks):
The applicant has requested that the private streets continue without sidewalks, Recent code
amendments require sidewalks for private streets.

Plat 14:

The base underlying zoning is R-3, which would allow 56 lots. Plat 14 was previously approved for 35
lots. The applicant still intends on re-submitting the 35 lot plan, but would prefer not to be “capped” at
35 lots. The applicant is asking for condition #6 to be changed to “plat 14 to have R-3 standard lots”.

o Staff recommends a cap of 35 lots for Plat 14 so that the /ot sizes will be compatible with the lots
immediately surrounding this Plat. Since the applicant is requesting that Eagle Park count as
open space credit for this phase, it seems reasonable to cap the density for this phase.

MASTER DEVELOPMENT PLAN RECOMMENDATION:
The Planning Commission forwarded a recommendation for approval to the City Council for the Lakeside
at Saratoga Springs Master Development Plan and Agreement for Plats 14, 16A, 25, 26, and 27, located
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within the Saratoga Springs Development, east of Redwood Road, between 1500 South and 2800 South,
based on the findings and recommendations stated in this report and subject to the conditions listed
below: (Condition 2.2. has been modified to include language regarding connecting trails. Condition 2.b.
has been modified to require the trail along the lake in Eagle Park, Plats 14 and 16A.)

1. The Golif course may continue to satisfy a majority of the open space requirements.
a. The remaining requirement shall be:
i. That Eagle Park may satisfy the open space requirements for Plats 14 and 16A
ii. That Plats 25, 26 and 27 will be required to have 15% open space.
ii. That the developer of Plat 25 will be required to install the anticipated bird
watching tower, parking lot and restrooms that will be open to the public. A
public access easement will be required for this use.
2. Trails will be required as outlined in this report.

a. The Developer shall install an 8’ trail along Redwood Road, within the drainage channel
and along the lakeshore. Trails shall alsc be required as necessary to connect these trail
segments.

b. That the trail be constructed along the lake through Eagle Park, Plat 14 and Plat 16A.
The trail segment through Eagle Park will be required with the construction of Plat 14.

c. The segment of the lakeshore trail that is required between the Lakeside Clubhouse
which is just north of Plat 23) and Plat 25 shall be completed or bonded for prior to the
recordation of Plats 25, 26, and 27.

d. After installation, these trails shall be dedicated to and maintained by the HOA. A public
access easement shall be required over these trails.

The developer shall install private streets in the phases listed in the agreement.

That Plat 14 be allowed 35 lots, Plat 16A will be allowed 4 lots, Plats 25-27 will be allowed a

maximum of 229 units and the lots shall not be smaller than 7,000 square feet.

5. That the plats listed In this agreement shall compty with the existing CCR’s and Design Guidelines
for the Saratoga Springs Development and that those shall be attached to and recorded with the

Master Development Agreement.

SR

MAsTER DeVELOPMENT PLAN FINDINGS:

Master Development Plan
A Master Development Plan shall be required of any development that is in excess of twenty acres In size

if non-residential or in excess of 160 acres in size if residential. The Planning Commission shall not
recommend and the City Council shail not approve any Subdivision or Site Plan unless it is part of a
previously approved Master Development Plan. Although the remaining properties are approximately 90
acres, the overall development is more than 400 acres and the applicant is requesting an extension to
some of the terms of the expired agreements. Also, a majority of this property is under a PUD Cverlay.

General Plan — Land Use

The Land Use Map of the Genera! Plan indicates Low Density, Medium Density and Regional Commercial
Land Uses for these properties. The properties are currently zoned R-3 PUD, R-10 and RC in compliance
with the Land Use Map of the General Plan. The R-3 Zone with a PUD Overlay is intended to provide
areas for residential subdivisions with an overall density of 1 to 4 units per acre. The PUD Overlay Zone
has already been adopted for the properties within the R-3 zone. The Medium Density Residential Zone
already exists on Plat 22. The applicant is requesting R-10 for Plat 20 as well. If the zoning remains the
same, the proposed Master Development Plan is in compliance with the General! Plan. If the General Pian
is amended and the Rezone is granted, the proposed Master Plan will remain in compliance with the land
uses shown on the Land Use Map of the General Pian.

zZoning
The site is currently zoned R-3 with a PUD Qverlay, R-10, Medium Density Residential and RC, Regional
Commercial. The applicants are requesting to rezone the RC property to R-10. The proposed land uses
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include single family and multi-family residential, as well as commercial uses which are permitted on the
site. Additional review of land uses on this site will occur at the time of Subdivision and/or Site Plan
review.

The Land Development Code requires 30% open space for developments within the PUD Overlay Zone.
The original Master Development Agreement allowed the golf course to satisfy this requirement. The
applicant is requesting that the golf course continue to meet these obligations and is proposing an
additional 10% open space within the remaining phases. If this is agreed to, the open space
requirements will be met. A summary of Parks and Open Space improvements as well as associated
exhibits have been included within the Master Development Plan and Agreement.

Streets and Ulllities

The development is accessed from Redwood Road which is a public street. The streets within the
development are private streets and are proposed to continue as private streets within the remaining
phases. Utilities will be required as outlined in the City Engineer’s report and as displayed on the attached
exhibits and outlined in the Master Development Agreement,

Utility information including culinary and secondary water, storm drainage and sanitary sewer, is required
for this project and is displayed on the attached exhibits. The Master Development Plan and Agreement
includes a summary of each improvement type with associated exhibits. .

Other

This application complies with Section 19.13.04 of the Land Development Code as it was previously
noticed to the Daily Herald (newspaper of general circulation) at least seven days in advance of the
public hearing which was held on August 8, 2013. This item was also placed on the State website for
public notices at least seven days in advance of the public hearing. This item was posted at least three
calendar days before the public meetings in the City Office.

This application complies with Section 19.13.08 of the Land Development Code as the Planning
Commission held a public hearing on August 8, 2013 and received public comment at the August 20,
2013 meeting and forwarded a recommendation to the City Council.

ATTACHMENTS:

1. City Engineer’s Staff Report

2. Location map

3. (City Council Worksession Draft Minutes, May 28, 2013

4. Planning Commission Draft Minutes, August 8 and 22, 2013
5. Open Space Exhibit

6. Open Space and Amenities Tables

7. Draft Master Development Agreement

8. Proposed Exhibits

9. Concept Plans for 25-27, Option 1

10. Concept Plans for 25-27, Option 2

STAFF CONTACT:

Sarah Carroll

Senior Planner

801-766-9793 x 106
scarroll@saratogaspringscity.com

1307 North Commerce Drive, Suite 200 « Saratoga Springs, Utah 84043 -8-
801-766-9793 « B01-766-9794 fax
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City Council S
Staff Report /V
Author: Jeremy D. Lapin, City Engineer o~
Subject: Lakeside @ Saratoga Springs (SSD) ya

Date: Augustl, 2013 Z

Type of tem: Master Development Agreement Extension SARATOGA SPrRINGS

Description:
A. Topic: The applicant has submitted an MDA Extension application. Staff has reviewed the submittal and
provides the following recommendations.

B. Background:
Applicant: AY Lakeside LLC and Saratoga Springs Development, LLC
Regquest: Master Developrnent Agreement Extension
Location: East of Redwood Road between 1500 South and 2800 South
Acreage: Approximately 95 acres — Plats 14, 16A, 20, 22, 25, 26, and 27
C. Recommendation: Staff recommends the approval of the MDA extension subject to the following
conditions:
D. Conditions of approval:
A, Prepare construction drawings as outlined in the City’s standards and specifications and receive

approval from the City Engineer on those drawings as well as preliminary plat approval from the
City Council prior to commencing construction.

B. The bonding, construction, and dedication of the trail through plat 23 be completed befare any
additional plats are recorded.

C. Consider and accomrnodate existing utilities, drainage systems, detention systems, and water
storage systems into the project design. Access to existing facilities shall be maintained
throughout the project.

D. Comply with the Land Development Codes regarding the disturbance of 30%+ slopes.

E. The existing 10-inch culinary water line in Redwood Road shall be extended south along Redwood
Road and then north-easterly along Shorewood Drive to connect to the existing waterline at the
south end of Plat 23. This 10-inch waterline shall be bonded for and constructed with the
development of either plat 25, 26, or 27; whichever is developed first. A 14-inch waterline shall be
extended to the south property boundary of Plat 26, from the 10-inch waterline in Shorewood
Drive, to facilitate future connections.

F. The Secondary Waterline in Shorewood Drive shall be a minimum of 8-inches and shall extend to
Redwood Road to facilitate future connections. An 8-inch secondary watertine shall be extended
to the south property boundary of Plat 26, from the 8-inch secondary waterline in Shorewood
Drive, to facilitate future connections.

G. The trail along redwood be completed when Shorewood Drive is connected to Redwood Road and
that no less than 1/3 of the trait shall be constructed with each plat 25-27 to ensure equitable
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costs are shared with each.

Some or all of the Lots in plats 25, 26, and 27 may require the construction of a lift station in order
to have sewer service. A new sewer lift station must be in a location that is acceptable to the City
and provides service for the maximum amount of the land between Redwood Road and Utah
Lake. The design and construction costs of the lift station are the respansibility of the Developer.
The Lift station shall be bonded for and constructed with the first plat that has lots requiring its
use for sewer service.

Shorewood Drive shall be completed through Plat 25 with City Standard turn around on the end
and shall be bonded for and constructed in connection with the development of Plat 25,

shorewood Drive shall be completed through Plats 25, 26 and 27 and connect to Redwood Road
and must be bonded for and constructed in connection with the first to be developed of Plats 26
or 27 or at such time that the next subdivision plat will result in more than 200 lots being accessed
only by Shorewood Drive.

All roads, except for Redwood Road, shall be dedicated to the Saratoga Springs Home Owners
Association and shall be maintained and repaired by the homes Owners Association.

All roads and turn-around’s must comply with International Fire Code.

The relocation of existing sewer mains may be required to accommodate new road alignments
proposed in plats 26 and 27. All relocation work must be bonded for as calculated by the City
Engineer prior to commencing construction and no disruption to existing service shall occur during
construction.

Natural drainages shall be left unimproved and no lot boundary shall contain any portion of a
drainage that is inundated, at any time, during the 100-year storm event 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

The Lakeshore Trail along Utah Lake through Plat 25 and through the open areain Piat 26
together with the bird tower, parking area and public restrooms in that open area provided forin
the Master Development Plan Agreement and required by the agreement between the State of
Utah and 5SSO shall be bonded for and constructed with the development of Plat 25. This area shall
open to public use but shall be dedicated to and maintained by the HOA after the warranty
period.

Provide wetland delineation from a qualified professional and comply with all local, state, and
federal requirements regarding their disturbance.

Developer shall provide a traffic study to determine the necessary improvements to existing and
proposed roads to provide an acceptable level of service for the proposed project.

The trail and the manicured landscaped parkway along Redwood Road from Fairway Boulevard to
the south end of Plat 27 shall be bonded for and constructed with the development of Plat 27.
This area shall be dedicated to and maintained by the HOA after the warranty period.

All parkway trails and open space improvements shall be dedicated or conveyed to the Saratoga
Springs Home Owners Association and be maintained by the Home Owners Association. Public

access easements shall be provided for the trail, restrooms, parking lot, and bird watching tower
along Utah Lake and shall be open to the public pursuant to the boundary agreement with FFSL.

Project must meet the City Ordinance for Storm Water release (0.2 cfs/acre for all developed
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property} and all UPDES and NPDES project construction requirements.

Developer shall meet ali applicable city ordinances and engineering conditions and requirements
in the preparation of the Construction Drawings.

Project bonding must be completed as approved by the City Engineer prior to recordation of plats.

Al review comments and redlines provided by the City Engineer are to be complied with and
implemented into the construction drawings.

All work to conform to the City of Saratoga Springs Standard Technical Specifications, most recent
edition.

Developer shall prepare and record easements to the City for all public utilities not located in a
public right-of-way.

Developer shall dedicate property for the Existing Filter Station to the City.

Developer is required to ensure that there are no adverse effects to adjacent property owners and
future homeowners due to the grading and construction practices employed during completion of
this project.
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Exhibit “D”
Water Facilities

Exhibit “D-1”
Waterline Infrastructure Exhibit

Exhibit “D-2”
Secondary Water Infrastructure Exhibit

. Page 23 i Z
Saratoga Springs Development (Lakeside) Master Development Ag% :
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EXHIBIT “D”
Water Faci]ities \

Developers shall responsible for the installation of any on or off-site water lines necessary to
connect their development to existing city water mains

Per City regulations, the existing 10-inch culinary water line in Redwood Road shall be extended
south along Redwood Road and then north-easterly along Shorewood Drive to connect to the
existing waterline at the south end of Plat 23. This 10-inch waterline shall be constructed with
the development of plat 25, 26, or 27, whichever is developed first. Also, with plat 26, a 14-inch
waterline shall be extended to the south property boundary of Plat 26 from the 10-inch waterline
in Shorewood Drive. This paragraph shall not apply if the waterline is already installed and
meets current City regulations.

Per City regulations, the secondary waterline in Shorewood Drive shall be completed within each
phase and shall be a minimum of 8-inches. An 8-inch secondary waterline shall be extended to
the south property boundary of Plat 26 from the 8-inch secondary waterline in Shorewood Drive
with the development of Plat 26.

t Page 24
Saratoga Springs Development (Lakeside) Master Development Agreem/e%
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Exhibit “E”
\ Sewer

Exhibit “E-1”
Sewer Line Infrastructure Exhibit

b

Page 25 ) :
I i
Saratoga Springs Development (Lakeside) Master Development Agreement
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EXHIBIT “E”
SEWER

Developers shall responsible for the installation of any on or off-site sewer lines necessary to
connect their development to existing city sewer mains.

Some or all of the lots in plats 25, 26, and 27 may require the construction of a lift station in
order to have sewer service. Although the City is opposed to new sewer lift stations, it
acknowledges that one additional sewer lift station will likely have to be built in order to allow
for the full development of the remaining land between Redwood Road and Utah Lake in the
South end of the City. The City therefore intends to allow for the construction of a new sewer lift
station with this development but only if the proposed location is acceptable to the City Engineer
and provides service for the maximum amount of the land between Redwood Road and Utah
Lake. Although the location and design of the lift station must be approved by the City Engineer,
all design and construction costs are the responsibility of the Developer. The lift station shall be
constructed with the first plat that has lots requiring its use for sewer service. Developer shall
epoxy line the three manholes immediately downstream of the force main discharge point to
mitigate the effects of corrosion.

Developer shall extend an 8-inch sewer main to the south boundary of plat 26 from the main in
Shorewood Drive with the development of plat 26.

Developer shall extend an 8-inch sewer main along Shorewood Drive to Redwood Road with the
development of plat 27.

The relocation of existing sewer mains may be required to accommodate new road alignments
proposed in plats 26 and 27. It is the responsibility of the developer to provide and receive
approval on bypass pumping plans while the sewer relocation is under construction to ensure
there is no disruption in sewer service to any existing residences. Any relocation work shall be as
per plans approved by the City Engineer and shall be constructed with the plat in which the main
is located within that plat’s boundary. Lots may not contain any portion of a sewer main or
manhole.

: Page 26 )
Saratoga Spririgs Development (Lakeside) Master Development Agreement W
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Exhibit “F”
Storm Water

Exhibit “F-1”
Storm Drain Infrastructure Exhibit

| Page 27 ‘ y%/
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EXHIBIT “F”
Storm Water

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 and 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-yr floodplain as defined by NOAA. All trails and home finish floor elevations,
except a lake shore trail, shall be a minimum of 1-foot above the 100-year high water mark of
any adjacent drainage, lake, or waterway.

Page 28
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Exhibit “G”
Roads

Exhibit “G-17 .
Roadway Infrastructure Exhibit

Page 29
Saratoga Springs Development (Lakeside) Master Development Agreem%
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EXHIBIT “G*”
Roads

Roads shall be constructed in accordance with City ordinances, regulations, and standards,
including applicable fire codes with the exception that sidewalks are not required so long as a
suitable trail system is provided for pedestrians. Specific requirements for roads will be
determined by the City Engineer at the time of plat submittal. However, the following roads are
specifically required in conjunction with the development of the plats listed below:

1.

3.

Except as specified in paragraph 3 of this Exhibit G, Shorewood Drive shall be
completed through Plat 25 with City Standard turn around on the end and shall be bonded
for and constructed in connection with the development of Plat 25. Shorewood Drive
shall be completed through Plats 25, 26 and 27 and connect to Redwood Road and must
be bonded for and constructed in connection with the first to be developed of Plats 26 or
27 or at such time that the next subdivision plat will result in more than 200 lots being
accessed only by Shorewood Drive.

All roads, except for Redwood Road, shall be dedicated to the Saratoga Springs Home
Owners Association and be maintained and repaired by such homeowners association.

Notwithstanding anything contained in this Exhibit G, all roads and turn-arounds must
comply with the current edition of the International Fire Code and current City
ordinances, regulations, and standards. Sidewalks are not required within the right-of-
way.

Page 30
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Exhibit “H”
Parks, Trails, and Open Space
1 i

Exhibit “H-1”
Parks and Open Space for Plats 25, 26, and 27

Exhibit “H-2”
Trails for Plats 25, 26, and 27

Exhibits “H-3”
Bird Watching Tower

 Paged) 4%
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EXHIBIT “H”
Parks, Trails, and Open Space

The following parks, trails, and open space improvements must be completed as hereinafter .
provided: \ :

1. Plats 25-27 shall be responsible for installing open space equaling 15% of the total
project area within these phases. Developers may improve and deed more than the 15%
required open space per phase and bank the excess open space improvements toward the
next phase to be approved provided that at least the equivalent of 15% of the gross land
area for the proposed plat is being developed as open space within Plats 25-27
concurrently with development of the proposed plat. In all cases, Developers must ensure
that the equivalent of 15% total open space is being improved in Plats 25-27 concurrently
with development of each respective phase or that sufficient open space has been
previously improved within Plats 25-27 to satisfy the open space improvements for each
individual plat. Such open space must include the trails specified below and shall meet
the Land Development Code requirements for open space, including the requirement to
phase improvements.

2. Construction of the Lakeshore Trail along Utah Lake east of Plat 23 was started but never
completed. This trail must be completed to the south boundary of plat 25 along the lake
shore prior to recording Plats 25, 26, or 27.

3. The Lakeshore Trail along Utah Lake through Plat 25, which is also required by the
agreement between the State of Utah and Saratoga Springs Development, shall be
constructed with the development of Plat 25.

4. The Lakeshore Trail along Utah Lake through Plat 26, which is also required by the
agreement between the State of Utah and Saratoga Springs Development, shall be
constructed with the development of Plat 26. A Trail shall also be constructed along the
drainage corridor that runs from Redwood Road to Utah Lake with the development of
Plat 26. The developer of Plat 26 shall also be responsible to install a bird watching
tower, restrooms, and a parking lot adjacent to the Lakeshore trail, with a public access
easement, which is also required by the agreement between the State of Utah and
Saratoga Springs Development.

5. The trail along Redwood Road, within Plat 27, shall be constructed with Plat 27. This

trail shall connect to the end of the existing trail and be constructed to the south boundary
of Plat 27.

6. The Lakeshore Trail along Utah Lake through Plats 16A and 14, which is also required
for Plat 16A and portions of Plat 14 by the agreement between the State of Utah and
Saratoga Springs Development, shall be constructed with the development of Plats 16A

Page 32 '
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and 14 provided the canal, located in State of Utah lands adjacent to Plats 16A and 14, is
vacated and filled-in by the State of Utah, or designee, and Developer obtains permission
from the State of Utah to construct the trail in the area where the canal was located.
However, if the developer cannot obtain permission .from the State of Utah, this
requirement may also be met by using the existing trail along Centennial Blvd.
Nonetheless, this paragraph is not intended to supersede the agreement between the State
of Utah and Saratoga Springs Development. In lieu of completion of the trail before plat
recordation, Developer may deposit cash with the City in an amount sufficient to install
the trail improvements in the canal location. If the canal is not vacated prior to expiration
of this Agreement, the cash shall be returned to Developer after expiration of this
Agreement provided that all Plat 14 and Plat 16A improvements have been completed
and the 1-year warranty period has expired per City regulations.

Plats 14 and 16A shall not be responsible for improvement of any open space other than
the trails listed above.

All parks, trails, and open space improvements shall be installed by the developer and be
dedicated to the Saratoga Springs Home Owners Association (unless located within
Sovereign Lands) and maintained by the Saratoga Springs Home Owners Association.
Public access easements shall be provided for all trails, restrooms, parking lots, and the
bird watching tower along Utah Lake. All trails must be at least 1 foot above the 100-yr

' flood elevation, may not be within any lot boundary, and must be located in common

" open space or within state lands.

" In lieu of completion of any of the improvements in this Exhibit prior to building permits
being issued, the City may—in accordance with Utah State law and City ordinances—
allow a performance bond to be posted by Developers. The timing of the installation of
the improvements shall be specified in a bond agreement approved by the City Attorney.

Page 33 : %
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EXHIBIT “I”
Design Guidelines

All homes shall be subject to the current declaration of covenants, conditions, and restrictions,
bylaws, and articles of incorporation for any applicable homeowners association ("HOA
regulations™). FHomes must meet all HOA regulations. City shall accept as prima facie evidence
of meeting such HOA regulations a letter from the HOA indicating compliance.

Furthermore, developers shall comply with all City regulations in effect at the time of submittal
of an application for preliminary plat approval with respect to the architectural design of
buildings. Currently, the City only has architectural requirements for multi-family projects.
However, the City anticipates that more comprehensive architectural requirements will be
adopted for all residential structures and developments. Therefore, developer shall comply with
all City architectural design regulations existing on the date of submittal of a preliminary plat
application.
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EXHIBIT “J”
Covenants, Conditions, and Restrictions

Prior to plat recordation or issuance of any building perm!it, 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 commeon 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 Developers, 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.
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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.
\
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