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MASTER DEVELOPMENT AGREEMENT
FOR WILDFLOWER

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

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

RECITALS:

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

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

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

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

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

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

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

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

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

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

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

AGREEMENT:

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

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

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

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

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

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

Densities and Approved Uses.

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

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

Water Infrastructure, Dedications, and Fees.

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

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

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

9. Sewer, Storm Water, and Roads.

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

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

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

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

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

10. Parks, Trails, and Open Space Improvements.

a. Per the requirements of the Community Plan, any Village Plan submitted pursuant
to paragraph 18 below or Chapter 19.26, and any lawful condition of approval of
the City Council, Developer shall be responsible to develop and, in some cases,
dedicate to public use certain parks, trails, and open space in an amount and in the
location as specified in the Community Plan and any subsequent Village Plans.
Subsequent Village Plans shall be consistent with the Community Plan.
Notwithstanding the foregoing, the level of improvements for such parks, trails
and open space as set forth in the Community Plan is conceptual in nature, and
shall not be interpreted to require Developer to provide a level of park
improvements higher than what is required by Chapter 19.26 of the City Code in
cffect as of the Effective Date. However, Developer shall be responsible to
develop the level of park improvements as required by Chapter 19.26 of the City
Code as constituted on the Effective Date of this Agreement, irrespective of future
amendments to that Chapter.

Page 7
Wildflower Master Development Agreement



11.

12.

13.

ENT 21°748:20015 PG 8 of 187

b. Subsequent approved Village Plans shall specify maintenance obligations of the
parks, trails, and open space. For open space that City is not specifically required
to maintain per the applicable Village Plan, Developer shall ensure that a
homeowners association assumes maintenance and operation responsibilities of
such parks, trails, and open space, and Developer shall provide written
documentation to City of such. If Developer is unable to immediately provide
such documentation, Developer shall maintain the parks, trails, and open space
and post a maintenance bond in a form approved by the City to guarantee
continued maintenance until assumption by a homeowners association.

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

Developer shall:

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

24. Successors and Assigns.

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

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

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

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

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

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

Procedure Upon Default,

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

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

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

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

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

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

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

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

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

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

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

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

Minutes with Adopted Findings and Conditions

d. Exhibit D City Council Written Minutes

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

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

Dispute Resolution.

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

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

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

b. Arbitration of Development Application Objections.

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

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

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

General Terms and Conditions.

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

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

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

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

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

State and Federal Law; Invalidity. The parties agree, intend, and understand that
the obligations imposed by this Agreement are only such as are consistent with
state and federal law. The parties further agree that if any provision of this
Agreement becomes, in its performance, inconsistent with state or federal law or
is declared invalid, this Agreement shall be deemed amended to the extent
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necessary to make it consistent with state or federal law, as the case may be, and
the balance of the Agreement shall remain in full force and effect. If City’s
approval of the Project is held invalid by a court of competent jurisdiction this
Agreement shall be null and void.

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

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

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

Attorney Fees. Should any party hereto employ an attorney for the purpose of
enforcing this Agreement or any judgment based on this Agreement, for any
reason or in any legal proceeding whatsoever, including insolvency, bankruptcy,
arbitration, declaratory relief, or other litigation, including appeals or rehearings,
and whether or not an action has actually commenced, the prevailing party shall
be entitled to receive from the other party thereto reimbursement for all attorneys’
fees and all costs and expenses. Should any judgment or final order be issued in
any proceeding, said reimbursement shall be specified therein. If either party
utilizes in-house counsel in its representation thereto, the attorneys’ fees shall be
determined by the average hourly rate of attorneys in the same jurisdiction with
the same level of expertise and experience.
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Notices. Any notices required or permitted to be given pursuant to this

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

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

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

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

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

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

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

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

Relationship of Parties. The contractual relationship between City and Developer
arising out of this Agreement is one of independent contractor and not agency.
This Agreement does not create any third-party beneficiary rights. It is
specifically understood by the parties that: (i) all rights of action and enforcement
of the terms and conditions of this Agreement shall be reserved to City and
Developer; (ii) development of the Property is private development; (iit) City has
no interest in or responsibilities for or duty to third parties concerning any
improvements to the Property; and (iv) Developer shall have the full power and
exclusive control of the Property subject to the obligations of Developer set forth
in this Agreement.

Annual Review. City may review progress pursuant to this Agreement at least
once every twelve months to determine if Developer has complied with the terms
of this Agreement. If City finds, on the basis of substantial evidence, that
Developer has failed to comply with the terms hereof, City may declare
Developer (or any one of them) to be in Default as provided in section 25 herein.
City’s failure to review at least annually Developer’s compliance with the terms
and conditions of this Agreement shall not constitute or be asserted by any party
as a Default under this Agreement by Developer or City.

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

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

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

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

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

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

CITY:

Attest: City of Saratoga Springs, a political subdivision of

the State of Utah

27 B;Qa_ e B

ﬂep«xLY City Recorder Jim Miller, Mayor

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

By:
Nathan Shipp, Maﬁageﬂ

Tanuki Investmen‘%_
By:

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

WEFR 3, LLC

By: Sunrise 3 Mar%&mager
By

Nathan Sﬁ'lﬁ al%ger

25
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COLLINS:

Collins Brothers Qil Company, LLC

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

By:
Name:
Its:

By:
Name:
Its:

Collins Brothers Land Development, LLC

By:
Name:
Its:
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COLLINS:

Collins Brothers Oil Company, LLC

MGM

Name S usSk ScHRAdeR
Its: _Maﬂﬁg_n

By:
Name;
Its:

Name;
Its:

Collins Brothers Land Development, LLC

o Gl SR

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

By:
City Recorder Jim Miller, Mayor

DEVELOPER:

Sunnise 3, LLC

By: Sunrise 3 Managers, LLC, its Manager

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

! Tanuki Investments, LLC

5 By:
. Name:

} Its:

|
| WFR 3, LLC i

i By: Sunrise 3 Managers, LLC, its Manager

By: .
Nathan Shipp, Manager ;

COLLINS:

Collins Brothers Qil Company, LLC

By:@nluﬁ 20 @_ W
Re) . HNET

Name: 14 :
Its: _AMNO anaQuaam
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State of Utah

County of Sg H LoKt

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

Notary Pubﬁc;

State of Utah

County of Y% [4/l4

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

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

I

Notary Publj MINDY DANSIE
\ NOIARY PUBLIC-STATE OF UTAN

State of Utah COMMISSIONS 660877

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

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

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

%
Notary Puﬁc

State of
County of

Ay MINDY DANSIE

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

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

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

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

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

State of California

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

(Here snserl name and title o olficer,

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

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

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

gunmig ll!lllllllllllllﬂlllllllllIlIIIIIl1IItl1IIIIIllllI1IIIIII|II!IlIlIlIIIlIItIIII

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

ur

my hand and official seal.

ittt HOM N3t

a

[N

Notary Public Signature (Notary Public Seal)

&
v

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

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

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

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

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

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

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

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

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

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

é
ad

(Title or description of attached document continued)

Number of Pages Document Date
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State of Utah
County of

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

Notary Public

State of Utah
County of

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

Notary Public

State of I&}_@_S_

County of Bg,cgg(

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

Notary Public

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

State of
Countyof ______

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

State of
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State of FlLoride
County of Collfer

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

Notary Public

State of
County of

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

Notary Public

State of
County of

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

Notary Public

Page
Wildflower Master Development Agreement
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State of FlLoyide
County of Colljer

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

Company, LLC. Z

Notaﬁﬁ?ﬁc

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

Commission # EE §54083

Page
Wildflower Master Development Agreement



Exhibit A

. Exhibit B

Exhibit C

. Exhibit D

Exhibit E

Exhibit F

. Exhibit G

. Exhibit H

Exhibit Summary

Property Description
Community Plan

Planning Commission Written
Minutes with Adopted Findings and Conditions

City Council Written Minutes
with Adopted Findings and Conditions

Report of Action (with Staff Reports)
Design Guidelines
Covenants, Conditions, and Restrictions

Chapter 19.26 of the City Code

Page 29
Wildflower Master Development Agreement

ENT

21748:2015 PG 3 of 187



ENT 21748:2015 p6 35 of 187

Exhibit A

LEGAL DESCRIPTIONS
PREPARED FOR

DAI
Job No. 13-0902

{August 15,2014)

FUTURE RESIDENTIAL AREAS

RESIDENTIAL AREA EAST OF MOUNTAIN VIEW CORRIDOR

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

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

Contains: £176.49 Acres

RESIDENTIAL AREA WEST OF MOUNTAIN VIEW CORRIDOR

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

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

Contains: +274.14 Acres

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

FUTURE COMMERCIAL PROPERTIES

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

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

LESS AND EXCEPTING THEREFROM THE FOLLOWING PROPERTY:

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

58:033:0308 46.50

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

58:033:0317 20.03

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

58:033:0327 11.30

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

58:033:0183 11.09



ENT 21748:2015 Pg 38 of 187

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

58:033:0193 7.90

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

58:033:0192 0.09

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

58:033:0187 18.39

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

58:033:01%4 0.04

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

58:033:0184 1.56

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

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

demands and growth patterns in the area.

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

amenifies are envisioned.

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

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

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

Neighborhood configuration would be expected to change.

WILDFLOWER

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

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

WILDFLOWER

AT SARATOGA SPRINGS
COMMUNITY PLAN
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Wildflower Theme

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

time.

Findings Statement

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

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

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

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

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

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

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

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

flexibility compared to traditicnal zoning.

District Area Pl

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

of the Saratega Springs Municipal Code.
ommunity Pl

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

and overali development of the project:

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

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

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

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

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

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

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

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

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

environmental issues will be protected. See page 89.

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

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

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

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

b. Multiple Village Plans may be submitted concurrently.

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

Commission public hearing.

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

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

Preliminary and Final Plats

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

sitework, landscaping and other elements required for permitting.

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

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

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

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

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

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

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

regarding the potential for blasting.
Design Principles and Concepts

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

mented throughout Wildflower:

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

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

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

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

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

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

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

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

ual neighborhood area in the Village Plan documents.
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Legal Description

Residential Area East of Mountain View Corridor

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

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

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

Residential Area West of Mountain View Corridor

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

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

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

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

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

Contains: ¥274.14 Acres

LESS AND EXCEPTING THEREROM THE FOLLOWING PROPERTY:

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

WILDFLOWER

AT SARATOGA SPRINGS
COMMUNITY PLAN



ENT 221748:2015 PG 5 of 197

Future Commercial Properties

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

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

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

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

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

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

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

LESS AND EXCEPTING THEREFROM THE FOLLOWING PROPERTY:

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

58:033:0308 46.50

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

58:033:0317 20.03

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

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

58:033:0183 11.09

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

58:033:0193 7.90

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

58:033:0192 0.09

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

58:033:0187 18.39

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

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

58:033:0184 1.56

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

WILDFLOWER

AT SARATOGA SPRINGS
COMMUNITY PLAN



ENT 21 74812005 ps 59 of 187

Equivalent Residential Unit Transfers

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

standards:

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

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

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

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

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

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

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

of 2.7 units per acre.

Buildout Allocation

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

larger lofs elsewhere,

Regional Commercial

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

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

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

fial "

e ———— ]

L.

streetfscape

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

for pedestrians and bicyclists; roundabouts will en-

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

wildflowers and other native plants.
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Wayfinding

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

Residential

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

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

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

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

19.04 of the Saratoga $prings Municipal Code.

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

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

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

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

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

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

ceed 442 units.
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General Development Standards - Townhomes

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

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

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

Garages: Two car garages are required.

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

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

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

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

Wildflower Design Review Committee (WDRC)

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

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

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

replace memibers of the WDRC at its discrefion.
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Architectural Guidelines

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

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

tished at Vilage Plan.

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

Process before approval is given to build.

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

foster individuality in @ home.
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Housing Styles and Examples

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

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

identify a Contemporary style home:

. Low roof pitches

. Large windows

. One or two stories

. Hip roof forms with extended eaves

. Clean lines and detdailing

. Heavy front porch details

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

. Open floor plan

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

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

features identify a Utah Craftsman style home:

. Low to moderate pitched gable roof

. Decorative beams and braces

. Porches that are either full or partial width

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

. Lap siding or stucco with masonry wainscot typical
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Porches that are Full or Partial Width Home Examples
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European (Final Housing Styles to be determined by WDRC and approved at each
Village Plan)

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

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

. Moderate to high roof pitches
. Hip roof forms

. Arched or square openings

. Decorative front porches

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

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

ing features identify a Traditional style home:

. Moderate to high roof pitches

. Hip roof forms

. Arched or square openings

. Decorative front porches

. Shutters typical

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

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

of shade intermittently.

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

area and improve erosion contfrol within the Project.

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

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

enforce the landscaping requirements.
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Parks and Open Space

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

by the developer.

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

toga Springs Municipal Code effective 11-18-2014.

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

able.

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

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

Goals for Open Space:

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

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

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

WILDFLOWER

AT SARATOGA SPRINGS
COMMUNITY PLAN



217482015 PG 84 of 187

ENT

ka4

-

s L

e - mcown o [N
s s i e———

— s s qucssapuneps [
Tumms iy P —

e v e | [ |
e rremen {7 7
s

TNOLV NSV S3V4E RO @ana

.
S
—
o =)
)
—
i
_——
IBAECAE
e - “FTAVSE 51 IIVAS NIJ0 HIHIS IVHL TUNSNT OL NY'T
-y DVTTIA FELL LY GINIL3A 39 TIVHS JOOHY0EHDI
B 3 ¥} ¥, HL NI
o ~
st “
o A U S
: R RS
=y RN \
— ~ [
———mpeen lﬂ-r/ WL S B
- .\ [
~_
~
™
1

118IHX3 32VdS NIdO
HYLN DR YOOLYUYS
HIMOTIATIM

ENRENE[ANARE ERETA!

............

L CLTEOO . TRA AN BT T
SHINNYIY | = T o
SHOAIAMNS [
SHIIANIONT

£

HYLN ‘SONIYdS YOOLYHVS

AIAMOT4AATIM

e

92pds§ uadQ [@Aa1 Ajlunwwo) ¥NOA LigIHX3I




2174812015 £6 85 of 187

ENT

Ly

‘uoyodisnd ARD of
139[GNS 2iD PUD S1N{DU U} |ONdS2UOD SI0 [IGIYXS S U] SIPUBLD PUD SAINIDE] YL HON

L1118

soedeses yst) . vory Suppeg -
spued puniBAs -

SubEA, -+ UAARd SRR -

oy AU LI oFE
sepuawy yed Aunuwod jenidesuoy)

‘apoD jodppny sBupdy oBojnins ay} jo ¢Z°41 WM Aldwo> o) #30ds
uado |2A8] 850q jpnjdalucd ay u) pennbas aq (oys Jadojaraq Ao ajdwipxg PION

[2A97] aseg

[
B o
I‘.I.l. -
G N
-
E R S . H
BN "w‘l
- G kg EEE
.rGG:b.o.n
~
aed -@hl
e 4, BUDOe R

asedg uadg _uzunuu:OU—

s|ipJ) Aipwild pup 82pds uado :3AId LIGIHX3




Edge Conditions and Buffers

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

Plan.

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

possible way for the Wildflower community.
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Park Standards

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

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

« Description
« Size
« Service

e Examples

These areas are to be addressed in the more specific "Village Plan" design documents, in e<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>