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Salt Lake City, UT 84111-1032

SARATOGA WEST ANNEXATION AGREEMENT

THIS ANNEXATION AGREEMENT (this “Agreement”), dated as of August 31, 2010
(the “Effective Date”), by and between the CITY OF SARATOGA SPRINGS, a municipal
corporation of the State of Utah (the “City™), and the CORPORATION OF THE PRESIDING
BISHOP OF THE CHURCH OF JESUS CHRIST OF LATTER-DAY SAINTS, a Utah
corporation sole (“CPB”),

WITNESSETH:

WHEREAS, CPB owns approximately 1,107 acres of undeveloped land situated within
the current boundaries of the City, as identified on Exhibit A attached hereto (the “Incorporated
CPB Property”); and

WHEREAS, CPB owns approximately 1,601 acres of additional undeveloped land that is
(i) situated outside of the current boundaries of the City, within portions of unincorporated Utah
County, and (ii) contiguous to the City boundaries and the Incorporated CPB Property, as
identified on Exhibit B attached hereto (the “Unincorporated CPB Property”)(the Incorporated
CPB Property and the Unincorporated CPB Property being sometimes collectively referred to
herein as the “CPB Property™); and

WHEREAS, the CPB Property is currently managed by Property Reserve, Inc., a Utah
corporation (“PRI™); and

WHEREAS, much or all of the CPB Property currently is and historically has been
utilized for agricultural and related purposes; and

WHEREAS, due to the benefits to City residents of long-range planning for the CPB
Property, and the potential benefits to the City of certain infrastructure improvements within the
City, including a freeway, a commuter rail line, and a water supply pipeline through or adjacent
to the CPB Property, the City has requested that CPB participate in the City’s planning process
to establish transportation corrtdors, plan for water needs, and plan for future urban growth over
an extended period of time; and '
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WHEREAS, as part of such planning process the City, CPB and PRI have entered into
that certain Water Credit Agreement, dated as of November 25, 2009 (the “Water Credit
Agreement”), pursuant to which (i) the City agreed to enter into a Water Supply Agreement with
Ceniral Utah Water Conservancy District (the “CUWCD Water Supply Agreement”), providing
for the acquisition by the City from CUWCD of an annual supply of 10,000 acre-feet of culinary
water, (il) PRI agreed to make all payments due and payable by the City under the CUWCD
Water Supply Agreement, (iii) the City agreed to grant culinary water credits to PRI, equal in
both kind and quantity to the water to which the City is entitled under the CUWCD Water
Supply Agreement, for use in connection with the CPB Property, (iv) the City required, as a
condition of entering into the Water Credit Agreement, that CPB agree to petition for annexation
of the Unincorporated CPB Property into the City, and (v) the City has determined, after a
process of review, discussion and public input, upon request by CPB, to apply an appropriate
zoning designation to the CPB Property, and grant vested land use rights for future development
on the CPB Property; and

WHEREAS, at the requirement of the City, and in satisfaction of the terms of the Water
Credit Agreement, CPB filed an Annexation Application (the “Application™) with the City on
July 27, 2010, petitioning the City to annex (i) the Unincorporated CPB Property, and (i1} certain
additional property owned by others (the “Non-CPB Property”); and

WHEREAS, in order to comply with applicable restrictions of State law and as a
requirement of Utah County and the City, CPB’s petition was required to be revised to include
the Non-CPB Property in the Annexation Application to avoid creating or leaving any
unincorporated islands or peninsulas; and

WHEREAS, the City Council has, on the date hereof, adopted Ordinance No. 10-12,
granting the Annexation Application and annexing into the City the Unincorporated CPB
Property and the Non-CPB Property (the “Annexation Ordinance”), a copy of which is attached
hereto as Exhibit C; and

WHEREAS, the City Council, on August 24, 2010, adopted Ordinance No. 10-11,
amending the City’s Planned Community Zone Ordinance, codified at Title 19, Chapter 26 of the
City Code (as so amended, the “PC Zone Ordinance”), a copy of which is attached hereto as
Exhibit D, for the purpose of dealing with property subject to the Planned Community Zone
which is in excess of 2,000 acres in size; and

WHEREAS, CPB has submitted to the City a proposed District Area Plan relating to
future development of the CPB Property and, based on subsequent interaction with the Planning
Commission and City staff, has revised such District Area Plan, a copy of which District Area
Plan, as so revised, is attached hereto as Exhibit E; and

WHEREAS, the City Council has, on the date hereof, adopted Ordinance No. 10-15 (the
“Zoning Ordinance™), a copy of which is attached hereto as Exhibit F, for the purpose of (i)
applying the Planned Community Zone to the CPB Property, (ii) accepting, approving and
adopting the proposed District Area Plan, (iii) vesting CPB with certain development rights in
the CPB Property, and (iv) approving the execution and delivery of this Annexation Agreement;
and
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WHEREAS, the foregoing is consistent with the City’s General Plan, as amended by the
City Council on the date hereof pursuant to Ordinance No. 10-13 (the “General Plan Ordinance™)
a copy of which is attached hereto as Exhibit G; and

WHEREAS, although CPB is not a developer and does not intend to be a developer of ali
or any portion of the CPB Property, CPB desires, to enter into this Agreement to bind the City,
CPB and CPB’s successors in interest to ensure that as development occurs, regardless of the
identity of the actual developer(s), the development will be accomplished in an appropriate
manner in accordance herewith; and

WHEREAS, the City and CPB, pursuant to Section 10-9a-102 of the Utah Code and
Section 19-26-130(8) of the PC Zone Ordinance, desire to enter into this Agreement regarding
the future development of the CPB Property; and

WHEREAS, the parties hereto desire to memorialize herein certain requirements and
conditions governing the development of the CPB Property in order to facilitate investment in
and planning for infrastructure, while maintaining the flexibility needed for development of such
a large area over such a long period of time,

AGREEMENT

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

SECTION 1. Development of the CPB Property; Vested Development Rights.

(a) The District Area Plan in the form attached hereto as Exhibit E has been
accepted, approved and adopted by the City Council pursuant to the Zoning Ordinance. By this
Agreement, the City (i) reaffirms its acceptance of the District Area Plan and the accompanying
application, (ii) reaffirms that the District Area Plan and the application are considered by the
City to constitute, collectively, a “land use application” within the meaning of Section 10-9a-509
of the Utah Code, (iii) acknowledges and agrees that the District Area Plan and the application
comply with all applicable City ordinances, and are considered “complete” by the City, and (iv)
acknowledges receipt of any and all required fees in connection with the filing of such
application. The right to develop the CPB Property in the manner described in the District Area
Plan and the Zoning Ordinance is recognized by the City to be a vested entitlement, and CPB and
its successors and assigns are and shall be entitled to develop the CPB Property in the manner
described in the District Area Plan, the Zoning Ordinance and herein. Any development of the
CPB Property shall occur in accordance with the PC Zone Ordinance, the District Area Plan, the
Zoning Ordinance, this Agreement and, subject to rights of reasonable contest of the same, other
applicable City, State, and federal laws and requirements, except for those City laws and
requirements that are not or would not be enforceable against the holder of a vested right as
determined by Utah law (collectively referred to herein as the “Development Requirements™).
CPB has a vested right to (i) develop 16,000 residential dwelling units and 10 million square feet
of non-residential space, which includes the right to develop 20,620 equivalent residential units,
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(ii) develop the land uses; and (iii)} provide open space within the ranges, all as set forth in the
District Area Plan, in accordance with and consistent with the Development Requirements.

b Nothing in this Agreement shall operate to prevent the City or any agency
of the City from taking such action as may be required under circumstances constituting a
compelling, countervailing public interest. In addition, notwithstanding anything contained
herein to the contrary, any vested right or entitlement to develop granted to CPB herein and in
the Zoning Ordinance shall be subject to such legally adopted and enforceable amendments,
changes, or additions to applicable City, State, and federal laws and requirements as are or would
be enforceable as applied to a vested right under Utah law.

(c) CPB’s election to develop the CPB Property as a “Large-scale Planned
Community District” under Section 19.26.130 of the PC Zone Ordinance is hereby recognized,
and the right of CPB to develop the CPB Property as a “Large-scale Planned Community
District” is hereby affirmed. At any time, CPB may submit applications for Community Plan or
Village Plan approval or any other approval allowed or required under the PC Zone Ordinance.
The City shall determine whether each application is complete in a timely manner and shall also
consider each application in a timely manner in accordance with the approval criteria contained
in the PC Zone Ordinance.

(g) CPB (or CPB’s successor as to any portion of the CPB Property sold to
such successor) shall pay in a timely manner to the City all of the City’s required fees, as may be
approved by ordinance of the City Council from time to time, which are due or which may
become due in connection with the development of the CPB Property or any portion thereof,
subject to rights of reasonable contest of the same.

(h) Notwithstanding CPB’s vested rights with respect to the CPB Property,
CPB shall have no right to exceed the densities allowed by, or to develop in a way that is
inconsistent with, the Development Requirements.

) This Agreement shall not be construed to require any development to
occur on the CPB Property.

SECTION 2. Creation of Governmental Financing Entities. To assist in funding the
provision of municipal infrastructure, the City may, at CPB’s request, consider the creation of, or
cooperate in the creation of, the following:

(1) one or more Community Development Projects and/or Economic
Development Projects under Title 17C of the Utah Code;

(i)  one or more Basic Local Districts under Title 17B of the Utah
Code;

(iii)  one or more Assessment Areas under Title 11, Chapter 42 of the
Utah Code; and

(iv)  other appropriate financing mechanisms.
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SECTION 3. Binding Effect. The provisions contained herein shall be deemed to run
with the CPB Property, and a copy of this Agreement or a notice thereof may, at CPB’s election,
be recorded in the office of the County Recorder for Utah County, State of Utah. This
Agreement shall be senior to any community or homeowner association covenants or any debt
security instruments (trust deed, mortgage, or other form) encumbering the CPB Property. This
Agreement shall be binding upon CPB and the City and their respective successors and assigns.
In the event of a breach of any provision of this Agreement by any transferee of a portion of the
CPB Property, which breach results in the loss or termination of any of the rights granted
hereunder with respect to such portion of the CPB Property, the rights of CPB or any transferees
of CPB as to the remaining portion of the CPB Property shall not be adversely affected.

SECTION 4. Term of Agreement. The City and CPB shall each have the right, but not
the obligation, at the sole discretion of the applicable party, to terminate this Agreement in the
event:

(a) neither recordation of a subdivision plat, nor posting of a performance
bond for infrastructure improvements depicted in a site plan, for some portion of the CPB
Property has occurred within ten (10) years from the Effective Date;

(b) twenty (20) years shall have passed since the Effective Date, and neither
of the following shall have occurred:

(i) the issuance of occupancy permits for at least 1,000 dwelling units
within the CPB Property; nor

(ii)  the issuance of occupancy permits for at least 1,500,000 square
feet of non-residential floor area within the CPB Property.

Development meeting the minimum requirements described above shall be considered by the
City as constituting “reasonable diligence” under Section 10-9a-509(1){(g) of the Utah Code.

Any termination of this Agreement pursuant to this Section 4 may be effected by giving written
notice of intent to terminate to the other party, as set forth herein. Unless terminated pursuant to
this Section, or by separate agreement signed by the City and CPB, this Agreement shall
continue in full force and effect until all portions of the CPB Property have been developed or
CPB shall have utilized all of its vested development rights as described herein.

SECTION 5. Default. In the event either party fails to perform its obligations hereunder
or to comply with the terms hereof, and such failure remains uncured for sixty (60) days after
receiving written notice of default, then the non-defaulting party may pursue such remedies as
may be available hereunder or at law; provided that (i) if such failure cannot reasonably be cured
within such sixty (60) day period and (ii) the defaulting party shall have commenced to cure such
failure within such sixty (60) day period and thereafter uses reasonable efforts to cure the same,
such sixty (60) day period shall be extended for so long as it shall require the defaulting party in
the exercise of reasonable efforts to cure such failure, but in no event to exceed 120 days in the
aggregate.
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SECTION 6. Assignment. The parties recognize that CPB is not in the business of
developing property. CPB shall be entitled to sell or transfer any portion of the CPB Property at
any time to one or more persons or entities. When CPB transfers all or a portion of the CPB
Property to another person or entity (each such persons or entities, a *Developer,” and each
transferred property, a “Developer Property”), an agreement shall be executed by CPB and the
Developer delineating and allocating between CPB and the Developer the various rights and
obligations of CPB under this Agreement as to the Developer Property. Such agreement may
limit the rights of any Developer under this Agreement. Once title to all or a portion of the CPB
Property has been transferred to a Developer, CPB shall have no further obligations or hability
hereunder with respect to the Developer Property, the City will look to the Developer for
performance hereunder with respect to the Developer Property, and any default with respect to
the Developer Property shall not impact or hinder development or other activities with respect to
the remainder of the CPB Property. All rights given hereunder to CPB to grant or withhold
consent or approval or to amend any provisions of the Development Requirements, this
Agreement, or any subsequent approvals obtained by CPB shall, when exercised with respect to
any Developer Property, inhere in CPB and shall not inhere in the Developer unless such rights
are granted by CPB to the Developer in a written agreement.

SECTION 7. Mortgagee Protection. The parties hereto agree that this Agreement shall
not prevent or limit the right of CPB or CPB’s successors and assigns to encumber the CPB
Property or any portion thereof or any improvements thereon by any mortgage, deed of trust, or
other security device securing financing with respect to the CPB Property. Any such
encumbrance (including the Deed of Trust to be established to secure PRI’s payment obligations
to the City under the Water Credit Agreement) shall be subject and subordinate to this
Agreement. Any person (a “Mortgagee”) holding a mortgage or deed of trust on all or any
portion of the CPB Property made in good faith and for value (a “Mortgage”) shall be entitled to
the following rights and privileges:

(a) Declaration_of Compliance Status. The Mortgagee of any Mortgage or
proposed Mortgage encumbering the CPB Property, or any part thereof, or any Developer or
prospective Developer shall, within thirty (30) days after a request being submitted by said
Mortgagee, Developer, or prospective Developer to the City, be entitled to a certificate from the
City setting forth (i) whether CPB is in compliance with this Agreement with respect to the
property secured by the Mortgage or proposed Mortgage or the Developer Property or
prospective Developer Property, and (ii) the extent of any uncured violation of this Agreement.

(b) Notice of Default to Mortgagee. The Mortgagee of any Mortgage
encumbering the CPB Property, or any part thereof, which Mortgagee has submitted a request in
writing to the City in the manner specified herein for giving notices, shall be entitled to receive
written notification from the City of any default by CPB under this Agreement; provided,
however, that any failure to give such notice shall not prejudice the rights of the City hereunder.

() Right of Mortgagee to Cure. If the City timely receives a request from a
Mortgagee requesting a copy of any notice of default under the terms of this Agreement, the City
shall provide a copy of that notice to the Mortgagee within ten (10) days after sending the notice
of default; provided, however, that any failure to give such notice shall not prejudice the rights of
the City hereunder. The Mortgagee shall have the right, but not the obligation, to cure the
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default during the remaining cure period allowed the defaulting party under this Agreement, plus
an additional thirty (30) days if, in order to cure such default, it is necessary for the Mortgagee to
obtain possession of the property such as by seeking the appointment of a receiver or other legal
process.

(d) Liability for Past Defaults or Obligations. Any Mortgagee, including the
successful bidder at a foreclosure sale, who comes into possession of the CPB Property, or any
part thereof, pursuant to foreclosure, shall take the CPB Property, or part thereof, subject to the
terms of this Agreement with respect to, and only with respect to, any obligations under this
Agreement relating to the specific property acquired; provided, however, in no event shall such
Mortgagee or its transferee be liable for any defaults or monetary obligations of CPB arising
prior to acquisition of title to the CPB Property by such Mortgagee; and provided further in no
event shall any such Mortgagee or its successors or assigns be entitled to a building permit or
occupancy certificate until all defaults under this Agreement have been cured, and all fees and
other monetary obligations due under this Agreement have been paid to the City.

SECTION 8. Miscellaneous.

(a) Incorporation of Recitals and Exhibits. The above Recitals and the
attached Exhibits are hereby incorporated into this Agreement.

(b) Severability. If any term or provision of this Agreement or the application
thereof to any person or circumstance is invalid or unenforceable to any extent, the remainder of
this Agreement will not be affected thereby, and the remaining provisions of this Agreement
shall continue in full force and effect so long as the remainder of the Agreement substantially
provides the relative benefits and burdens bargained for by the parties in this Agreement.

(c) Construction_of Agreement. This Agreement shall be construed as if
collectively drafted. The rights and obligations of the parties set forth in this Agreement do not
create any rights in or obligations to any other persons or entities except as expressly stated
herein. Time is expressly made of the essence with respect to the performance of each and every
obligation of this Agreement. Nothing in this Agreement shall be construed to create any
partnership, joint venture, or fiduciary relationship between the parties.

(d) Amendment. This Agreement may be amended only in a writing executed
by the parties.

() Non-Liability of City Officials and Employees. No officer, representative,
agent, or employee of the City shall be personally liable to CPB, or any successor in interest or
assignee of CPB, in the event of any default or breach by the City, or for any amount which may
become due CPB, or their successors or assignees, or for any obligation arising under the terms
of this Agreement.

® Force Majeure. Any prevention, delay, or stoppage of the performance of
any obligation under this Agreement that is due to strikes; labor disputes; inability to obtain
labor, materials, equipment or reasonable substitutes therefor; acts of nature; governmental
restrictions, regulations or controls; judicial orders; enemy or hostile government actions; wars;
terrorist attacks; civil commotions; fires or other casualties; or other causes beyond the control of

7
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the party obligated to perform hereunder shall excuse performance of the obligation by that party
for a period equal to the duration of that prevention, delay or stoppage. Any party seeking relief
under the provisions of this paragraph shall notify the other party in writing of a force majeure
event within thirty (30} days following occurrence of the claimed force majeure event.

(g) Good Faith and Fair Dealing. The parties shall have an obligation of good
faith and fair dealing in executing their obligations hereunder.

(h) Entire Agreement. This Agreement, together with the Exhibits attached
hereto, documents referenced herein, and all regulatory approvals given by the City for the CPB
Property, contain the entire agreement of the parties with respect to the subject matter hereof and
supersede any other prior promises, representations, warranties, inducements, or understandings
among the parties.

(i) Notice. All notices, requests and demands to be made hereunder to the
parties hereto shall be made in writing to the addresses set forth below and shall be given by any
of the following means: (a) personal service; (b) certified or registered mail, postage prepaid,
return receipt requested; or (¢) courier or delivery service. Any notice, demand or request sent
pursuant to either subsection 7(a) or (¢) hereof shall be deemed received upon the actual delivery
thereof, and, if sent pursuant to subsection 7(b) shall be deemed received five (5) days following
deposit in the mail. Refusal to accept delivery of any notice, request or demand shall be deemed
to be delivery thereof. If any party hereto is not an individual, notice may be made on any
officer, general partner or principal thereof.

[f to the City, to: City of Saratoga Springs
Attn: City Recorder
1307 N. Commerce Dr., Suite 200
Saratoga Springs, UT 84045

If 1o CPB, to: Corporation of the Presiding
Bishop of the Church of Jesus
Christ of Latter-day Saints
Atin: W. Kent Money
5 Triad Center, Suite 650
Salt Lake City, UT 84189

With copy to: Christopher E. Bramhall
Kirton & McConkie
1800 Eagle Gate Tower
60 East South Temple
P.O. Box 45120
Salt Lake City, UT 84145-0120

Any party may change its address for notice under this Agreement by giving written
notice to the other parties in accordance with the provisions of this Section 13(i).
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IN WITNESS WHEREQF, the City and CPB have executed this Agreement by and
through their respective duly authorized representatives as of the day and year first herein above

written.

Attest and Countersign:

ity’'Recorder “

CITY OF SARATOGA SPRINGS, UTAH

Name (Print): __Mia B. Leye

Its: W}l &r-

CORPORATION OF THE PRESIDING
BISHOP OF THE CHURCH OF JESUS
CHRIST OF LATTER-DAY SAINTS, a Utah
corporation sole

By: % % % —
Name (Print): ] Kt P/ V

Its: /r}m(
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STATE OF UTAH )
8§
COUNTY OF UTAH )

On Jdﬂaé/u_j_ // , 20181 personglly appeared before me, a Notary Public,

/’ //a, AloYe U and Lol Vo #re , the Mayor and City Recorder,
respectlvely of CITY OF SARATOGA SPRINGS, UTAH personally known or proved to me to
be the persons whose name is subscribed to the above instrument who acknowledged to me that
they executed the above instrument on behalf of CITY OF SARATOGA SPRINGS, UTAH.

(- %W,%/J

otary Public
S
E
erimen A
: KIVBERLY A WRIGHT| L
A\ NOTARY PUBLIC - STATE OF UTAH |
576307 |
COMM. EXP. 10-16-2012 |
STATE OF UTAH )
:SS
COUNTY OF UTAH )
On December L 2010 personally appeared before me, a Notary Public,
W. Kent Money, Tthe Aughorjped Adent +  of CORPORATION OF THE

PRESIDING BISHOP OF THE CHURCH OF JESUS’CHRIST OF LATTER-DAY SAINTS, a
Utah corporation sole, personally known or proved to me to be the person whose name is
subscribed to the above instrument who acknowledged to me that he executed the above
instrument on behalf of CORPORATION OF THE PRESIDING BISHOP OF THE CHURCH
OF JESUS CHRIST OF LATTER-DAY SAINTS, a Utah corporation sole.

W A

NotaryBPublie/ ;

Cmwn

10
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EXHIBIT A

(to Annexation Agreement)
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EXHIBIT B
(to Annexation Agreement)

See Exhibit A for map.
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CPB Property in the Saratoga Annex (salmon area)

All of Section 27 and a portion of Sections 21, 22, 26, 33, 34 and 35,
Township 5 South, Range 1 West, Salt Lake Base and Meridian, located Utah
County, Utah, more particularly described as follows:

Beginning at the North 1/4 Corner of Section 26, Township 5 South, Range
1 West, Salt Lake Base and Meridian, said point also being on the existing
corporate limits of Saratoga Springs City according to THE TOWN OF
SARATOGA SPRINGS INCORPORATION PLAT, recorded in Entry No.
103823:1997, Map No. 7374 in the office of the Utah County Recorder; thence
along said Saratoga Springs City boundary the following twenty (20) courses:
S0°30°21”W along the Quarter Section line 1,452.41 feet; thence N89°25°24”W
703.07 feet; thence S0°04°27”E 585.07 feet; thence N89°55’35”E 337.43 feet;
thence S7°37°23”W 56.91 feet; thence S9°49°19”W 269.07 feet; thence
S5°01°37°W 112.79 feet; thence S6°02°54”E 204.16 feet; thence S10°58°08”E
860.03 feet; thence S89°29’39”E 224.85 feet to the intersection with the Quarter
Section line; thence S0°30°21”W along said Quarter Section line 1,823.67 feet to
the South 1/4 Corner of said Section 26; thence S2°05°25”E along the Quarter
Section line in Section 35, T5S, R1IW, SLB&M 2,643.20 feet; thence
N89°36’11”W along the Quarter Section line of said Section 35, 1,352.48 feet;
thence S$89°20°32”W 118.07 feet; thence S77°52°11”W 175.55 feet; thence
N50°23°56”W 1,225.92 feet; thence N39°09°56”W 166.00 feet, thence
S89°16°04”W 24.11 feet to the West line of said Section 35; thence S0°44°04”E
along said West line 897.81 feet to the West 1/4 Corner of said Section 35; thence
N89°47°59”W along the Quarter Section line of Section 34, T5S, R1W, SLB&M,
2,702.95 feet to the center of said Section 34; thence N89°47°59”W along the
Quarter Section line 2,702.72 feet to the West 1/4 Corner of said Section 34;
thence N0°28’11”E along the West line of said Section 34, 2,663.16 feet to the
Northwest Corner of said Section said point also being on the East line of the
corporate limits of Eagle Mountain City as shown on the EVANS RANCH
ANNEXTION PLAT, recorded in Entry No. 142608:2002, Map No. 9802 in the
office of the Utah County Recorder; thence along said Eagle Mountain City
boundary the following four (3) courses: N0°36’03”E along the West line of
Section 27, T5S, R1W, Salt Lake Base and Meridian, 2,659.06 feet to the West 1/4
Comer of said Section; thence N0°08’18”E along the West line of said Section
2,647.75 feet to the Northwest Corner of said Section; thence N89°33°20”E along
the North line of said Section 2,668.50 feet to the North Quarter Corner of said
Section; thence $S89°42°00”E along the north line of said Section 2,666.93 feet to
the Northeast Corner of said Section; thence S89°59°27”E along the north line of
Section 26, T35S, R1W, SLB&M, 2,669.07 feet to the point of beginning. Also
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beginning at a point 1326.37 feet N89°19’18”W along the Quarter Section line
from the East V4

Corner of Section 33, T5S, R1W, SLB&M; thence N89°19°18”W 1326.37 feet to
the center of said Section; thence $S0°28°16”W along the Quarter Section line of
said Section, 2,679.39 feet to the South 1/4 Corner of said Section; thence
N89°36°03”W along the south line of said Section, 1,330.31 feet to the Southwest
Comer of the East Half of the Southwest Quarter of said Section; thence
N0°24°29”E along the West line of said East Half, 2,685.88 feet to the Northwest
Comer of said East Half; thence N0°39°30”E along the West line of the Southeast
Quarter of the Northwest Quarter of said Section 33, 1,331.72 feet to the
Northwest Corner of said Southeast Quarter; thence S89°17°58”E along the North
line of said Southeast Quarter 1,328.91 feet to the Northeast Comer of said
Southeast Quarter; thence S89°19°47”E along the North line of the South Half of
the Northeast Quarter of said Section 33, 1326.35 feet; thence S0°28°10”W
1331.40 feet to the point of beginning.

Contains:£1600.81 Acres

Ck by JJB 4 Ociober 2010

B-3
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LE I ~ LEGAL DESCRIPIIONS (Crange Area)
PREPARED FOR

ENGINEERS PROPERTY RESERVE, INC.

SURVEYORS SARATOGA SPRINGS, UTAH

PLANNERS (December 27, 2010}

PLANNERS

NORTH PARCEL SURVEY DESCRIPTICN

A portion of Sections 14, 15, 22, & 23, Township 5 South, Range 1 West, Salt Lake
Base & Meridian, Saratoga Springs, Utah County, Utah, more particularly described as
follows:;

Beginning at the West % Corner of Section 14, T5S5, R1W, S.LB. & M.; thence
N89°48’52"E along the % Section line 2,603.15 feet to the westerly right-of-way fine of
Redwood Road (State Road 68); thence along said right-of-way the following 6 (six) courses:
$0°22'55W 32.71 feet: thence N89°56'27"E 5.00 feet; thence 50°22'55"W 3,095.58 feet;
thence 50°34'22"€ 420.06 feet; thence $0°22'56"W 347.04 feet; thence 50°35'13"W 91.88
feet to the South line of the North ¥ of the NW1/4 of Section 23; thence N89°57'11"W
along the 40 acre (1/16“’) Section line 2,606.49 feet to the Southwest Corner of the North ¥4
of said NW1/4 of Section 23/ Iocated 50°05’41"W along the Section line 1,325, 66‘from the~
Northwest Corner of said Section 23; thence 589°54'48"W 2,655.78 feet along the South
line of the North % of the NE1i/4 of Section 22 to the Southwest Corner of the North 4 of
the NE1/4 of said Section 22; thence N0O°11'59”E along the ¥ Section line 1,326.91 feet to
the South % Corner of Section 15; thence N0°25'41"E along the % Section line 2,651.96 feet
1o the Northwest Corner of the SE1/4 of said Section 15; thence N89°57'37"E along the 4

Section line 2,649.61 feet to the point of beginning.
chdy NG g ors T2 Contains: +480.52 Acres

EAST PARCEL SURVEY DESCRIPTION

All of that real property described in Deed Entry No. 17913:1958 less that real
property described in Deed Entry No. 163124:2006 in the offictal records of Utah County
located in Section 24, Township 5 South, Range 1 West, Salt Lake Base & Meridian, Saratoga

Springs, Utah County, Utah, as surveyed and more particularly described as follows:
Beginning at the Northwest Corner of that real property described in Deéd Entry No.
163124:2006 in the official records of Utah County located N0O°07°43"W along the Quarter
Section Line 21.28 feet and East 0.05 feet from the South % Corner of Section 24, 755, RIW,
S.L.B. & M.; thence along an existing fence the following six {6) courses: NO°08°43"W 150.13
feet; thence NO07'43"W 862.46 feet; thence NO°12'00"W 291.56 feet; thence NO°03°47"W
498.84 feet; thence N89°42°00"E 332.00 feet; thence 50°22'00”E 798.35 feet to the
intersection with the westerly extension of the south line of that real property described in
Deed Entrv No. 113560:2005 in the official records of Utah Countv: thence N89%45'16"E
. Givit along said south line and it’s extension 529.42 feet; thence S0°05°00”E 1,008.83 feet to the
Erginscting north lien of that real property described in Deed Entry No. 163124:2006 in the official
' E::;;‘;i'm records of Utah County; thence along said north line the following six (6) courses:
. Surveyicg N89°46'30"W 44.62 feet; thence NB3*43'48"W 256.26 feet; thence $89°41'22"W 239.13
« Lang Planning feet; thence $S89°56'36"W 278.42 feet; thence N89°32'36”W 44.87 feet; thence West 0.81

* Landscape faet to the point of beginning.
Avenitec: b by s8R L Fbov Contains: +26.10 Acres

Corporate Office: 3302 N Kain Stroet - Spanish ok, L1 846080 [ 871 798 H555 & B0l 798.9193
wivenlereng, eomm Salt Lske QFice: 15441 South 940 Wast - frufitdale, [IT B406E { £31.495.2842 # R01.495,2847
Buise Office: 2040 5. Eap'e Read - Meridian, 10 83642 { 205 BEAG.9600
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SOUTH PARCEL EAST OF REDWOOD ROAD SURVEY DESCRIPTION

All of that real property known as Parcel #2, Saratoga Drive Church Subdivision
according to the official plat thereof on file in the office of the Utah County Recorder as Entry No.
140578:2004, Map No. 10844 together with that real property described in Deed Entry No. 72399:1994
in the official records of Utah County, less that real property described in Deed Entry No. 91623:2009
in the official records of Utah County located in Sections 25 & 26, Township 5 South, Range 1 West, Salt
Lake Base & Meridian, Saratoga Springs, Utah County, Utah, as surveyed and more particularly
described as follows:

Beginning at a point on the North Line of Parcel #2, Saratoga Drive Church Subdivision
according to the official plat thereof on file in the office of the Utah County Recorder as Entry No.
140578:2004, Map No. 10844 located 50°33'18”W atong the Section Line 33.94 feet from the East 4
Corner of Section 26, TSS, R1W, S.L.B. & M,; thence along said Parcel #2 the following nine (9) courses:
N89°56'07”E 1,352.69 feet; thence $19°21'26"W 886.43 feet; thence S86°28'54"W 1,066.18 feet;
thence $3°31°06"E 374.34 feet; thence $2°54'37”W 348,75 feet; thence $21°58'07"W 403.00 feet;
thence 534°00°07"W 223.27 feet; thence 50°41'07”W 180.00 feet; thence $55°45°07"W 719.98 feet to
the north line of Saratoga Springs No. 2 Subdivision; thence $89°57'59"W along said north line
1,751.96 feet to the intersection with the easterly right-of-way line of Redwood Road (SR-68) according
to the official maps thereof and as described in Deed Entry No. 91623:2009 in the official records of
Utah County; thence along said easterly right-of-way line the following two (2} courses: northwesterly
along the arc of a 9,940.00 foot radius non-tangent curve to the right (radius bears: N88°51'47"E)
307.55 feet through a central angle of 1°46'22" (chord: N§°15°02"W 307.54 feet); thence N0O°38'09"E
2,456.88 feet to the north line of said Parcel #2; thence N89*56'07"E along said north line 2,598.58 feet

to the paint of beginning.
€# by 8 9 fes Contains: £181.93 Acres

NORTH PARCEL EAST OF REDWOQOD ROAD SURVEY DESCRIPTION
All of that real property described in Deeds Entry No. 17121:1992, 4301:1958 and
77%:1976 in the official records of Utah County, less that reai property described in Deed Entry No.
79200:2009 in the official records of Utah County located in Sections 23, 24, 25 & 26, Township 5
South, Range 1 West, Salt Lake Base & Meridian, Saratoga Springs, Utah County, Utah, as surveyed and
more particutarly described as follows:

Beginning at the East % Corner of Section 26, T3S, R1W, 5.L.B. & M.; thence N89°57'40"W along
the Quarter Section Line 596.37 feet; thence N1°09'44”E 242.17 feet; thence $89°55'54"W 310.00 feet;
thence 51°05°'44"W 241,59 feet; thence N89°57°40"W 1,725.61 feet; thence N0°34'23"E 248.58 feet to
the south line of that real property described in Deed Entry No. 79200:2009 in the official records of
Utah County; thence along said real property the following: seventeen {17) courses: $89°42'55"E 32.49
feet: thence N4°21'40”E 360.80 feet; thence N1°30°41”E 182.07 feet; thence NO*32'52"E 565.49 feet;
thence NO°S54'50"E 565.12 feet; thence N1°18'07”€ 244.64 feet; thence NO0°11'59"E 303.53 feet;
thence NO°36'45"W 150.49 feet: thence NO°21°00"W 421.79 feet; thence N1°18'54"W 99.88 feet;
thence NO°02'14”E 502.21 feet; thence N0°24'29”W 173.55 feet; thence N1°17'53"W 173.55 feet;
thence N1°03°25"W 423.38 feet; thence N1°16'24"W 180.50 feet; thence N0°38'53"W 180.78 feet;
thence NO°08'09”E 533.35 feet to the intersection with the south line of that boundary line agreement
described in Deed Entry No. 17379:1993 in the official records of Utah County; thence along said
boundary line agreement and the extension thereof the following two (2} courses: 589°43'58"E
1,266.88 feet; thence NO°15'57"E 1,162.32 feet to the south line of that real property described in
Deed Entry No. 35015:2009 in the officiat records of Utah County; thence along said real property (also
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being the south line of Pioneer Crossing according to the official maps thereof the following; three (3)
courses: 583°30°19"E 246.65 feet; thence $77°12'47"E 545.01 feet; thence along the arc of a 1,161.00
foot radius curve to the left 151.16 feet through a central angle of 7°27°35" (chord: $82°05’'57"E 151.05
feet) to the as surveyed ordinary high water mark of the Jordan River; thence along said ordinary high
water mark the following two (2) courses: southeasterly along the arc of a 320.00 foot radius non-
tangent curve to the left {radius bears: $66°09°44”E) 443.11 feet through a central angle of 79°20'16"
(chord: $15°49'52"E 408.54 feet); thence S55°30°00”E 313.93 feet to the east line of Section 23, T5S,
R1W, SLB&M; thence 50°30'37"E along the Section Line 432.29 feet to the East % Corner of said
Section 23; thence S0°28°31”E along the Section Line 165.00 feet; thence 582°48'55"E 47.78 feet to the
ordinary high water mark of the Jordan River; thence along said ordinary high water mark the following
twelve (12} courses: southeasterly along the arc of a 425.00 foot radius non-tangent curve to the jeft
(radius bears: S82°48'55”E) 350.00 feet through a central angle of 47°11°05” (chord: 516%24'27"E
340.19 feet); thence S40°00'00"E 577.61 feet; thence S50°05'56”E 290.36 feet; thence 56°47°06"E
984,04 feet; thence $43°17°21"W 172.49 feet; thence along the arc of a 100.00 foot radius curve to the
left 66.83 feet through a central angle of 3B°17'21" (chord: 524°08'40"W 65.59 feet); thence
$5°00'00“W 182.38 feet; thence along the arc of a 250.00 foot radius curve to the left 414.52 feet
through a central angle of 95°00°00” {chord: $42°30°00"E 368.64 feet); thence East 449.09 feet; thence
N78°15'35"E 276.59 feet; thence $65°08'04"E 411.18 feet; thence southeasterly along the arc of a
300.00 foot radius non-tangent curve 1o the left (radius bears: N82°53'34”E) 182.70 feet through a
central angle of 34°53'34" (chord:(5_g§;33'13"E 179.89 feet); thence S42°00°00"E 95.93 feet to the
northerly line of Saratoga Drive as defined by Deed Entry No. 5782:1994 in the officiai records of Utah
County; thence along said northerly line the following three (3) courses: 526°08’49"W 319.11 feet;
thence $13°04’08"W 46.38 feet; thence $19°25'47"W 1,979.72 feet to the intersection with the east-
west Quarter Section Line of Section 24, T5S, R1W, SLB&M; thence 589°55'S8"W along said Quarter

Section Line 1,370.25 feet to the point of beginning.
chop o€ LY e DD Contains: £479.01 Acres
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EXHIBIT C
(to Annexation Agreement)

[Here attach copy of Annexation Ordinance.]

C-1
4820-0543-4373.9
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ORDINANCE NO. 10-12 (8-31-10)

AN ORDINANCE ADOPTED PURSUANT TO SECTION
10-2-407(3)(b) OF THE UTAH CODE, APPROVING AN
ANNEXATION  APPLICATION RELATING TO
APPROXIMATELY 1,803 ACRES OF [LAND;
ANNEXING SUCH LAND INTO THE CITY; AND
RELATED MATTERS.

WHEREAS, Corporation of the Presiding Bishop of The Church of Jesus Christ of
Latter-Day Saints, a Utah corporation sole (“CPB”), owns approximately 1,601 acres of
undeveloped land situated outside of the current boundaries of the City of Saratoga Springs, Utah
(the “City”) within portions of unincorporated Utah County, which property is contiguous to the
boundaries of the City, and which is more particularly described on Exhibit A attached hereto
(the “Unincorporated CPB Property™); and

WHEREAS, in satisfaction of the terms and conditions of that certain Water Credit
Agreement, dated as of November 25, 2009, by and among the City, CPB and Property Reserve
Inc., a Utah non-profit corporation, and at the requirement of the City, CPB has submitted to the
City Recorder an Annexation Application (such Annexation Application, together with all
attached and related materials, being referred to herein as the “Petition™), requesting that the City
annex the Unincorporated CPB Property into the City; and

WHEREAS, such request was necessarily initiated, and such Petition was filed, by CPB
because the City lacks the statutory authority to initiate the annexation process; and

WHEREAS, to satisfy the requirements of applicable law, and at the request and
requirement of the City, CPB included in the Petition certain additional parcels of property not
owned by CPB, and also situated outside of the current boundaries of the City within portions of
unincorporated Utah County, which additional parcels are contiguous to the boundaries of the
City, and which are more particularly described on Exhibit B attached hereto (the “Non-CPB
Property”); and

WHEREAS, the Unincorporated CPB Property and the Non-CPB Property is situated
within the portion of unincorporated Utah County included in the Annexation Policy Plan Map
adopted by the City Council of the City on January 14, 2003, as part of Ordinance No. 03-2 (1-
14-03)(the “City Annexation Ordinance”); and

WHEREAS, on July 27, 2010, the City Council adopted Resolution No. R10-30 (7-27-
10), accepting the Petition for further consideration; and

WHEREAS, on July 29, 2010, which date is less than thirty (30) days after the date of
adoption of Resolution No. R10-30 (7-27-10) accepting the Petition, the City Recorder (i)
certified the Petition, and (ii) mailed or delivered written notification of such certification to the
City Council, CPB and the Utah County Commission, in satisfaction of Section 10-2-405(2)(c)
of the Utah Code, a copy of which certification and notification is attached hereto as Exhibit C;
and

4813-0819-5590.7
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WHEREAS, following receipt of notice of such certification from the City Recorder on
July 29, 2010, the City Council caused a copy of the Petition to be delivered to the City’s
Development Review Committee, together with a request that the Development Review
Committee determine the feasibility of expanding the City’s boundaries, and prepare an impact
report (the “Report™) on the proposed annexation; and

WHEREAS, following receipt of notice of such certification from the City Recorder on
July 29, 2010, the City Council caused a notice of the proposed annexation to be published (a)
on August 2, 2010, August 9, 2010 and August 16, 2010, in the Daily Herald, a newspaper of
general circulation within (i) the area circumscribed by the Unincorporated CPB Property and
the Non-CPB Property, and (ii) the unincorporated area within 2 mile of the Unincorporated
CPB Property and the Non-CPB Property, and (b) for three weeks, beginning on August 2, 2010,
on the website established pursuant to Section 45-1-101 of the Utah Code, which notices,
together with affidavits of publication thereof, are attached hereto as Exhibit D; and

WHEREAS, following receipt of notice of such certification from the City Recorder on
July 29, 2010, the City Council caused a notice thereof to be mailed on July 29, 2010, to:

(@  Utah County;

®) Eagle Mountain City;

() Alpine School District;

(d) Utah Transit Authority;

(e) Central Utah Water Conservancy District;

(3] Timpanogos Special Service District; and

® Such other public and private entities as determined appropriate by the
City Recorder,

copies of which notices are attached hereto as Exhibit E; and

WHEREAS, the notices attached as Exhibits D and E identified the deadline of August
29, 2010 (the “Protest Deadline”), for the filing of protests under Section 10-2-407 of the Utah
Code; and

WHEREAS, within sixty (60) days after receipt from the City Council of a copy of the
Petition and a request to prepare the Report, the Development Review Committee completed the
Report, a copy of which is attached hereto as Exhibit F, and forwarded the Report to the City’s
Planning Commission; and

WHEREAS, dn August 17, 2010, the Planning Commission met to review the Report and
provide a recommendation to the City Council; and

WHEREAS, on August 2, 2010, there was published in the Daily Herald a Notice of
Public Hearing relating to the proposed annexation, in satisfaction of the requirements of Section
10-2-407(3)(b)(ii)(A) of the Utah Code, a copy of which Notice, together with an affidavit of the
publication thereof, are attached as Exhibit G hereto; and

4813-0819-55%90.7
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WHEREAS, on August 24, 2010, not less than seven (7) days after publication of the
notice identified in Exhibit G, the City Council held a public hearing relating to the proposed
annexation, at which public hearing all individuals desiring to express their views relating to the
proposed annexation were given the opportunity to be heard on the matter; and

WHEREAS, the City Council has given careful consideration to the views expressed by
the public during the public hearing; and

WHEREAS, the City Council has carefully reviewed the Report prepared by the
Development Review Committee, and has carefully considered the recommendation of the
Planning Commission relating to the proposed annexation; and

WHEREAS, the City Council has carefully reviewed and considered the Petition and all
materials submitted by CPB in connection therewith and in support thereof, including materials
required to be submitted pursuant to the City’s Annexation Policy Plan Statement and
Annexation Petition Requirements and Procedures; and

WHEREAS, in connection with the proposed annexation, and as a condition of
consideration of the same by the City Council pursuant to the terms of the Petition, the City
Council has considered:

; 1) An amendment to the Transportation Element of the City General Plan,
relating to the adoption of, among other things, a recommended alignment
for a proposed freeway to serve the City and the area proposed for
annexation;

(ii) An amendment to the Land Use Map of the City General Plan, to
‘ accommodate the application of the City’s Planned Community Zone to
1 the Unincorporated CPB Property and certain other property owned by
| CPB within the City;

(ili)  An amendment to Title 19, Chapter 26 of the City Code, relating to large-
scale developments within a Planned Community Zone; and

(iv) A proposed District Area Plan, prepared by CPB in collaboration with the
City under the provisions of the proposed amendments to the Planned
Commaunity Zone; and

WHEREAS; in light of the foregoing, and after due deliberation, the City Council desires
to approve the Petition and proceed with the proposed annexation and other related matters,

NOW THEREFORE, be it and it is hereby ordained by the City Council of the City of
Saratoga Springs, Utah, as follows:

SECTION 1. Findings. The City Council does hereby find and determine that the
annexation of the Unincorporated CPB Property and the Non-CPB Property as proposed in the
Petition is in the best interests of the City and its residents.

4813-0819-5590.7
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SECTION 2. Approval of Annexation; Effective Date. The City Council approves the
Petition, approves the annexation of the Unincorporated CPB Property and the Non-CPB
Property as described in the Petition, and does hereby annex the Unincorporated CPB Property
and the Non-CPB Property into the City. The effective date of such annexation shall be the date
of issuance by the Utah Lieutenant Governor of the Certificate of Annexation, under Section 10-
2-425 of the Utah Code.

SECTION 3. Zoning. The Unincorporated CPB Property and the Non-CPB Property
shall be subject to such zoning designations as shall be established by separate ordinance adopted
by the City Council.

SECTION 4. Vesting of Development Rights. CPB shall be entitled to such vested
development rights as are described in a separate ordinance adopted contemporaneously with this
Ordinance.

SECTION 5. Authorized Actions. The Mayor, the City Recorder, the City Manager,
and all other officers and employees of the City are hereby authorized and directed to take, in a
timely manner, any and all actions required or advisable to be taken to give effect to the

annexation hereby approved; including, without limitation, the giving of all notices and the filing
of all items required pursuant to Sections 10-2-408 and 10-2-425 of the Utah Code.

SECTION 6. Effective Date. In the interest of public welfare, and for the preservation

of property values and rights, this Ordinance shall become effective upon publication or posting,
whichever occurs first.

4813-0819-5590.7
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N WITNESS WHEREOF, the Mayor and City Recorder have subscribed their
respective signatures hereto this 31st day of August, 2010.

ATTEST:
OV U7
CitfR’ecorder/

4813-0819-3350.7
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EXHIBIT A
(to ORDINANCE NO. 10-12 (8-31-10}

(See Exhibits A and B to the Annexation Agreement
to which this Ordinance is attached.)

S5778:2011 P6 2% of 170

4813-0819-5590.7
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EXHIBIT B

(to ORDINANCE NO. 10-12 (8-31-10)
[Here attach map and legal description of the Non-CPB Property.]

(See Exhibit A to the Annexation Agreement to which this Ordinance is attached [yellow])

B-1
4813-0819-5590.7
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Other Property Owners Saratoga Annex (yeitaw color)

All of Section 27 and a portion of Sections 21, 22, 26, 33, 34 and 35,
Township 5 South, Range 1 West, Salt Lake Base and Meridian, located Utah
County, Utah, more particularly described as follows:

Beginning at the Northeast Corer of Section 28, Township 5 South, Range
1 West, Salt Lake Base and Meridian, said point said point also being on the East
line of the corporate limits of Eagle Mountain City as shown on the EVANS
RANCH ANNEXTION PLAT, recorded in Entry No. 142608:2002, Map No.
9802 in the office of the Utah County Recorder; thence N89°50°55”W along the
North line of Section 28, T5S, R1W, Salt Lake Base and Meridian, 1,377.92 feet to
the intersection with the existing corporate limits of Saratoga Springs City
according to the MT. SARATOGA ANNEXATION PLAT, recorded in Entry No.
17527:2004 Map No. 10346 in the office of the Utah County Recorder; thence
along said Saratoga Springs City boundary the following seven (7) courses:
N52°37°59”E 1,068.92 feet; thence N81°35’15”E 60.89 feet; thence N0°44°33”W
309.40 feet; thence N57°12°37”E 170.67 feet; thence N38°52°35"E 335.86 feet;
thence S89°31°14”E 126.82 feet to the West line of Section 22, T5S, R1W, Salt
Lake Base and Meridian; thence N0°23°14”E along the west line of satd Section
782.68 feet to the intersection with the southerly corporate limits of Saratoga
Springs City according to the SARATOGA MEADOWS ANNEXATION PLAT
recorded in Entry No. 31355:2007 Map No. 12148 in the office of the Utah County
Recorder; thence along said Saratoga City boundary the following four (4) courses:
N89°52°13”E 284.95 feet; thence N89°54’517E 170.09 feet; thence N1°06°45”E
69.13 feet; thence N89°53°12”E 610.76 feet; thence N0O°06°48”W 56.00 feet to the
north side of 12000 West Street according to Plat “D”, WEST LAKE ESTATES
subdivision recorded in Entry No. 35823:1997 Map No. 7049 in the office of the
Utah County Recorder; thence N89°53°12”E along the north line of 12000 West
Street 216.84 feet; thence S0°11°49”W along the east line of 12000 West Street
124.88 feet; thence N89°53°12”E 1,371.37 feet; thence N0°29°54”E 180.11 feet;
thence S89°30°06”E 5.51 feet to the westerly line of the corporate limits of
Saratoga Springs City according to the SARATOGA SPRINGS MIDDLE
SCHOOL ANNEXATION PLAT recorded in Entry No. 72511:2009 Map No.
13051 in the office of the Utah County Recorder, thence along said Saratoga City
boundary the following seven (7) courses: S33°01'06”E 249.31 feet; thence
S1°17°44”W 399.53 feet; thence S7°48°127E 960.72 feet; thence S20°27°06”E
592.08 feet; thence S30°33°06”E 184.54 feet to the intersection with the north line
of Section 27, TSS, R1W, SLB&M; thence N89°42’00”W along the north line of
said Section 565.64 feet to the North 1/4 Corner of sald Section; thence
S$89°33°20”W along the north line of said Section 2,668.50 feet to the point of

B-2
4813-0819-5590.7
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beginning. Also beginning at a the East 4 Corner of Section 33, T5S, R1W,
SLB&M; thence N89°19’18”W 1326.37 feet; thence NO°28’10”E 1331.40 feet;
thence S89°19°47” E 1326.38 feet; thence S0°28°11”W 1331.58 to the point of
beginning.

Contains:x£202.91 Acres

Ck by JJB 4 October2010

B-3
4813-0819-5590.7
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EXHIBIT C
(to ORDINANCE NO. 10-12 (8-31-10)

[Here attach Certification and Notice of Annexation Petition.]

C-1
4813-0819-5590.7



I, Lori Yates, the City Recorder of the City of Saratoga Springs, Utah, do hereby certify
that | mailed the attached letter on July 29, 2010 to the listed addressees.

Lori Yates &
City Recorder

ENT 5778:2011 P6 29 of 170
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NOTICE OF PROPOSED ANNEXATION

NOTICE IS HEREBY GIVEN THAT, on July 27, 2010, the Corporation of the Presiding
Bishop of The Church of Jesus Christ of Latter-day Saints filed an Annexation Application (the
“Petition™) with the City Recorder (the “City Recorder”) of the City of Saratoga Springs, Utah
(the “City”) proposing the annexation of approximately 1,803 acres of land (the “Property”) into
the City. Notice is further given as follows:

1. On July 27, 2010, the City Council of the City adopted Resolution No. R10-30,
accepting the Petition for further consideration.

2. On July 29, 2010, the City Council received from the City Recorder a notice of
certification of the Petition, in satisfaction of Section 10-2-405(2)(c)(i) of the Utah Code.

3. The Property proposed for annexation consists of multiple parcels of property
owned by several different owners, and is generally bounded on the north by 300 north , on the
south by 1200 south, on the east by Redwood Road, and on the west by 1600 west.

4. A complete copy of the Petition, including an accurate map of the area proposed
for annexation, is available for inspection and copying at the office of the City Recorder at 1307
North Commerce Drive, Suite 200, Saratoga Springs, Utah, during regular business hours
between 8:00 a.m. and 5:00 p.m., Monday through Friday.

5. The City Council may grant the Petition and annex the Property unless, on
or before August 29, 2010, one or more protests are filed with the Utah County Boundary
Commission c/o Bryan Thompson, Utah County Clerk, 100 East Center Street, Suite 3600,
Provo, Utah 84606, with a copy to the City Recorder at 1307 North Commerce Drive, Suite
200, Saratoga Springs, Utah.

DATED this 29th day of July, 2010.
/s/ City Council, City of Saratoga Springs, Utah

4813-9370-9831.1
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EXHIBIT D

(to ORDINANCE NO. 10-12 (8-31-10)

[Here attach evidence of publication of the Notice of Proposed Annexation.]

D-1
4813-0819-5590.7
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PROOF Of PUBLICATION

STATE OF UTAH | SS.

from .

The Daily Herald
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I, Morgan Bassett, being first duly sworn depose and
say that I am the Legal Billing Clerk of the Daily
Herald, a newspaper of general circulation,
published seven times each week at Provo, Utah,
County of Utah; that the notice attached hereto,
361813-NOTICE OF PUBLIC HEARIN, and which is a copy,
was published in said newspaper, the first
publication having been made on the 2nd day of
August, 2010, and the last on the 2nd day of August,
2010; that said notice was published in the regular
and entire issue of every number of the paper during
the period and times of publication, and the same
was published in the newspaper proper and not in the
supplement.

Same was alsc published online at utahlegals.com,
according to Section 45-1-101, Utah Code Annotated
beginning on the first date of publicatlion and for
30 days thereafter.

AV IOAd e

Subscribed an dC worn before me thls 2nd day of
August, 2010.

/()Qﬁulxga;\f {hp a0 Notary Public

Residence: Spanish Fork, Utah

My commission expires 06/05/2013

_m'urr-:""iiml Cipires
Jdoaws B, 2018

Steie of Uiah
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PROOF Of PUBLICATION
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The Daily Herald

STATE OF UTAH | SS.
Utah County

I, Morgan Bassett, being first'duly sworn depose and
say that I am the Legal Billing Clerk of the Daily
Herald, a newspaper of general circulation,
published seven times each week at Provo, Utah,
County of Utah; that the notice attached hereto,
362131-NOTICE OF PROPOSED ANNE, and which. is a copy,

Je— o was published in said newspaper, the first

i lg\gﬁ_AL&ofE %%  publication having been made on the 9th day of

5 PBCY}FE)SE&?ENEXA i Nfﬂ August, 2010, and the last on the l6th day of
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and not in the supplement.

T A
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o |=-- mf’camﬂ] beginning on the first date of publication and for

Section; 30 days thereafter.
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[, Lori Yates, the City Recorder of the City of Saratoga Springs, Utah, do hereby certify
that I did cause a copy of the attached Notice of Proposed Annexation to be published on the
website established pursuant to Section 45-1-101 of the Utah Code for three weeks beginning on
August 2, 2010.

Lon Yates £
City Recorder

D-2
4813-0819-5590.7
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(See Exhibit C for copy of the
Notice of Proposed Annexation.)

D-3
4813-0815-5590.7



ENT

EXHIBIT
(to ORDINANCE NO. 10-12 (8-31-10)

[Here attach copy of notices to affected entities.]

E-1
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4813-0819-5590.7
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I, Lori Yates, the City Recorder of the City of Saratoga Springs, Utah, do hereby certify
that I did cause a copy of the attached letter to be mailed to the listed addressees on July 29,

ENT S778:2011 P6 37 of 170
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City Recorder |
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July 29, 2010

Utah County, Utah

Eagle Mountain City, Utah

Alpine School District

Utah Transit Authority

Timpanogos Special Service District
Central Utah Water Conservancy District

Re: Proposed Annexation of Approximately 1,803 Acres into the City of
Saratoga Springs

Dear Addressees:

Enclosed please find a Notice of Annexation relating to the Annexation Application filed
in the office of the City Recorder of the City of Saratoga Springs by the Corporation of the
Presiding Bishop of The Church of Jesus Christ of Latter-day Saints on July 27, 2010 (the
“petition”). The City Recorder has certified the Petition pursuant to Section 10-2-405(2)(c)(i) of
the Utah Code. A copy of the complete annexation petition is available for inspection and
copying at the City of Saratoga Springs City Recorder’s office. The Notice of Annexation
identifies the date of August 29, 2010 as the last day for filing protests with the Utah County
Boundary Commission and the City Recorder of Saratoga Springs. The Notice of Annexation is
being sent to you in satisfaction of Section 10-2-406(1)(b) of the Utah Code.

Sincerely,

Mayor Pro-tempore, City of Saratoga Springs,
Utah




ENT D778:2011 P6 39 of 170

(See Exhibit C for copy of the Notice of Proposed Annexation.)

E-3
4813-0819-5590.7
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EXHIBIT F

(to ORDINANCE NO. 10-12 (8-31-10)

[Here attach copy of Report of Development Review Committee. |

F-1
4813-0819-5590.7
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Saratoga Springs
PRI Annexation

August 2010

@Bw, GILSON ENGINEERING

> Consulting Engineers and Surveyors

Utility Impact Report

C=wa GILSON ENGINEERING Page 1
e = Consulting Engineers and Surveyors
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Section 1 — Executive Summary

The purpose of this report is to analyze future infrastructure needs for the PRI
annexation area and to evaluate and identify the utility capital improvements necessary
to service the annexation area.

On June 24, 2010, the Corporation of the Presiding Bishop of The Church of Jesus Christ
of Latter-day Saints (““CPB™) filed an application with Saratoga Springs, Utah petitioning
for the annexation of approximately 1,726 acres of land into the City. This petition was
withdrawn on July 27, 2010 and a new application submitted increasing the area
requested for annexation to 1,802.56 acres. Pursuant to chapter 19.22.050(7) of the City’s
Land Development Code, the following impact report has been prepared by Gilson
Engineering, Inc. to review the potential demands of the proposed annexation on the
City’s municipal utility services.

The requested annexation area is located in the center of the existing City limits. With the
potential for nearly 13,000 equivalent residential units ("ERU’s™) the annexation will
have significant impacts on the existing infrastructure and utility systems the City
currently operates. This report will describe the impacts to the existing system and
identify the necessary infrastructure required to provide services to the area.

As will be noted in this report, much of the City’s current uiility infrastructure is
insufficient to service the proposed annexation area. Current City Master Plans do not
contemplate how this area will be serviced and upgrades to those Master Plans will be
necessary to provide guidance to developers in these areas. It is anticipated that
developers of the proposed annexation area will be responsible for the expansion or
development of on and off-site infrastructure and utility systems.

Finally, it is important to note that this analysis only applies to properties that are
currently proposed for annexation. This report has not been prepared as an analysis of the
utility needs of the proposed District Area Plan. Further study and detailed amendments
to the City’s utility Master Plans must be completed before final decisions can be made
regarding the required utility capital infrastructure for the entire District Area Plan.

e— ™~ GILSON ENGINEERING Page 3
~__ __ - Consulting Engineers and Survevors
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Section 2 — ERU Analysis

Determining the total number of ERU’s within the annexation area is necessary to
describe the impacts to the existing system and identify the necessary infrastructure
required to provide services to the area

The annexation application submitted by PRI on July 27, 2010 included a comprehensive
District Area Plan (“DAP”) identifying 2,833 acres of CPB property area and
contemplating a long range plan for development of this area. This 30-year plan
establishes the overall amount of development anticipated on the CPB property and
quantifies the number of housing units and square footage of commercial development
proposed. This information is summarized in the Land Use table below.

Residential Housmg 16 000
Non-Residential Area 10 Million sq. ft.
Equivalent Residential Units 20,620
Open Space 425

These land use quantities from the DAP are for all of CPB’s property including 1,175.49
acres already within the City’s boundaries. Not included in the DAP is 151.25 acres that
is part of the annexation area but is not owned by CPB. As the scope of this report is to
analyze the impacts of the annexation area, it is necessary to make some assumptions to
define the ERU’s contained within the annexation area only.

The first assumption made was that all of the area in the DAP averages the same density
of ERU’s per acre. This assumption allows the determination of ERU’s within the
1,641.31 acres of CPB property proposed for annexation. Dividing the total number of
proposed ERU’s in the DAP (20,620 ERU’s) by the total area (2,833 acres) provides an
average density of 7.28 ERU’s/Acre. Multiplying the calculated density of 7.28
ERU’s/Acre by the area of CPB land within the Annexation area, (1,641.31 acres) results

in an estimated totai of 11,946.3 ERU’s.

The second assumption necessary was to estimate the density of development on areas
that are within the annexation area but are not part of the DAP. This density was assumed

C=.. GILSON ENGINEERING Page 4
~—_ . Consulting Engineers and Surveyors
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to be 4.5 ERU’s/Acre based upon Saratoga Springs’ average densities on planned unit
develepments throughour the City. Multiplying this density by the annexation arza not
part of the DAP (161.23 acres) results in an estimated total of 725.63 ERU’s. The results
of the ERU analysis for the annexation area are surnmarized in the table below.

Ownership - . Area Density - - | . ERUs
CPB Property 1,641.31 acres 7.28 ERU’s/Acre 11,946.3
Non-CPB Property 161.25 acres 4.5 ERU’s/Acre 725.63
Total 1802.56 acres 12,672

The District area plan presented by PRI is defined by the following map.
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Section 3 — Culinary Water

The proposed annexation area sits mostly in Zones 1 and 2 of the City’s culinary water
system. A small portion of the annexation area is in water Zones 3 and 4. The
Jfollowing describes the general improvements necessary to service the area at build-
out. Further study and amendments to the City’s Culinary Water Master Plan will be
necessary to define the specific improvements necessary for adeguate service.

e i The PRI annexation area sits

=" Zovel - almost entirely in Zones 1 and 2

Zone2 e 14” Waterline . .

12" Waterline~ |4~ " L of the City’s culinary water
aagp Lo i system. It is anticipated that the
) }_._ L ] sections of the annexation area in
e these lower zones will be

(e .
I Zopel deve-loped first as they will
12" Waterlipe provide the most developable area

when the necessary improvements
are completed. The small areas in
Zones 3 and 4 are difficult service
] areas and will likely not be
, oo} developed until there are adjacent
Ananexation . .
Boundary —  properties that can share in and
enefit  from the expensive
infrastructure  that will  be
Zone 2 .
(green) required.

- Although the annexation area is
adjacent to exiting Zone ! and 2

Zooes culinary water lines, there is not
(pesch) sufficient capacity in the exiting
culinary water system to provide
service to this area. The City’s
o 4 culinary water system witl need
(orange) improvements within and outside

of the annexation boundaries to
service the entire annexation area including tanks, booster pump stations, distribution
lines, and transmission lines. Source improvements will not be needed for the CPB
owned portions of the annexation area as per the November 25, 2009 Water Credit
Agreement. Non-CPB owned portions of the annexation area may be responsible for
contributing to the improvements of the City’s culinary water source infrastructure when
eveloped.

CS... GILSON ENGINEERING Page 6
—_ _~ Consulting Engineers and Surveyors
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The requirements for culinary water storage are defined by the City’s existing Culinary
Water Master Plan. These storage facilities will provide water for fire suppression,
equalization and emergencies. Storage facilities are sized by first defining the number of
ERU’s in the service area at build-out and applying the required equalization storage per
ERU.

Equalization Storage = 400 gal per ERU = 400 X 12,672 = 5,068,800 gallons

The total volume of storage required for the annexation area will depend on the total
number of tanks constructed keeping in mind that separate tanks will be required for each
service zone. The total volume of storage that will need to be constructed in the culinary
water system will need to include the 5+ MG for equalization as well as volumes for fire
suppression (4000 gpm for 4 hours = 960,000 gallons) and emergency storage (roughly
150,000 gallons per tank). Total storage volumes can only be determined after a detailed
culinary water model has been completed identifying the number and location of all
culinary tanks that will be constructed for the annexation area. The Culinary Water
Master Plan specifies that culinary water tank locations should occur as close to
secondary storage reservoirs wherever possible. This will allow overflow from the
culinary system to be captured by the secondary ponds thereby conserving water although
this may not be feasible at all locations.

Peak instantaneous demand (PID) is used for distribution system sizing as per the City’s
Culinary Water Master Plan. Peak Day Demand (PDD) is the day of highest water
consumption and is defined in the Culinary Water Master plan as an indoor usage of 800
gpd/ERU (0.55 gpm/ERU). PID is defined as 250% of the average PDD

PDD =0.55 gpm x 12,672 ERU's= 6,970 gpm
PID=PDDX25=6970gpmX 2.5 = 17,425 gpm

The PID flow rate calculated is for the entire distribution system that will need to be
designed for the annexation area. Final distribution sizing can only be deterrnined after a
detailed culinary water model has been completed identifying the location of water mains
that will be constructed for the annexation area. This distribution system must be capable
of delivering the required PID while maintaining a minimum of 40 psi at any point in the
system when either required fire flows are added to the PDD or for peak instantaneous
demand (PID), whichever is larger.

Culinary water source flows for the annexation area are to be sized based on the City’s
Culinary Water Master Plan and in according to the Utah State Administrative Rule
R309-510-7. These guidelines stipulate that sources for a culinary water system must
meet the anticipated PDD. PDD has previously been determined to be 6,970 gpm. It is
anticipated that CPB owned portions of the annexation area will meet this requirement by
acquiring water from the Central Utah Water Conservancy District while non-CPB areas
may need to either contribute to the construction of new wells or enter into an agreement
with the City to acquire CUWCD water. It should be noted that PID will not be drawn
from the CUWCD system but will be supplied from the City’s culinary storage tanks.

é':;‘: GILSON ENGINEERING Page 7
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The development of new culinary water facilities should be completed in a manner
consistent with the Culinary Water Master plan in place at the time of development. The

culinary water needs for the proposed annexation area are summarized in the following
table.

. 3 S reiemm ' RS sy WAL
Storage 12,672 400 gallons 5,068,800 gallons*
Distribution 12,672 1.375 gpm 17,425 spm
Source - CPB 11,946.3 0.55 gpm 6,570 gpm
Source — Non-CPB 725.63 0.55 gpm 399 opm

*The total volume of storage that will need to be constructed in the culinary water system will need to include the 3+ MG for
equalization was well as velumes for fire suppression and emergency storage.

T : : :
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Section 4 — Secondary Water

The proposed annexation area sits mostly in Zones 1 and 2 of the City’s secondary
water system. A small portion of the annexation area is in water Zones 3 and 4. The
Jollowing describes the general improvements necessary to service the area at build-
out. Further study and amendments to the City’s Secondary Water Muster Plan will be
necessary to define the specific improvements necessary for adequate service.

- The PRI annexation area sits
almost entirely in Zones | and
My 2 of the City’s secondary
water System. [t is anticipated
that the sections of the
annexation area in these lower
Zone1 zones will be developed first

retie) as they will provide the most
i developable area when the

necessary improvements are
completed. The small areas in
Zones 3 and 4 will likely be
developed at a later date.

Annexarion_/ : /‘0
Bounda Camat Poad
~ - These small areas area are

pimp D) difficult service areas and will

. :_i’T likely not be developed until

. <o there are adjacent properties

Zone 1 \ ! that can share in and benefit

=J from the expensive

Zoge 3 infrastructure that will be
Gpeac) required.

Although the annexation area

{Zone 4 S e T , : - is adjacent to exiting Zone 1

peance) Existing Sccondary \Water Svstem |

secondary water lines, there is
not sufficient capacity in the exiting secondary water system to provide service to this
area. The City’s secondary water system will need improvements beyond the annexation
boundaries to service the entire annexation area. These upgrades will need to provide
additional capacity to the source, storage and distribution portions of the secondary water
system.

The requiremenis for secondary water source, storage, and distribution are defined by the
City’s existing Secondary Water Master Pian. These requirements are determined by
estirnating the Irrigable Acreage (IA) within the annexation area at build-out. The

<~ GILSON ENGINEERING Page 9
- ___ =~ Consulting Engineers and Surveyors
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submitted District Area Plan specifies that up to 425 acres of open space will be provided
which is by definition 100% irrigable. If approximately 63% of the DAP is in the
annexation area (1,802.56 acres/2,833 acres), then it can be assumed that the annexation
area will contain about 270 acres of the proposed open space. Deducting this from the
total annexation area leaves 1,532 acres of developable property. Residential portions of
this property will contain about 85% irrigable acreage (as defined by the City’s secondary
water Impact Fee Ordinance) while the commercial areas will be about 20% irrigable. For
the purposes of this analysis it will be assumed that the overall remaining property can
expect to be about 65% immigable. Applying the assumed 65% irrigable area to the
remaining 1,532 acres creates about 996 irrigable acres. This analysis is summarized in
the following table. '

Open Space 270 acres | 100%
Residential/Commercial 1,532 65%
Total 1802

Once irrigable acreage has been estimated for the annexation area, the requirement for
source can be calculated by applying the stipulated 3.96 gpm/irrigable acre defined in the
Secondary Water Master Plan as the average PDD.

Average Peak Day Demand (PDD) = 3.96 gpm/irrigated acre
Secondary Source = 3.96 gpmper [4 =396 X 1,266 = 5,013 gpm

The total number of new secondary sources required for the annexation area will depend
on many variables including the capacity of the existing city wells in operation at the
time of development, the quality and quantity of water produced from each new source,
booster pump locations and sizes, and the final design of the secondary water system in
and around the annexation area. Use of canal water and the possibility of shallow well
development near the Jordan River should be considered in addition to deep well
development. Secondary source development locations should occur as close to storage
reservoirs as possible. This will reduce distribution pipe size requirements and the need
for additional booster pumnp stations. It is also anticipated that a water treatment or re-use
facility will be constructed. The development of new secondary water sources should be
completed in a manner consistent with the Secondary Water Master plan in place at the
time of development.

The total volume of secondary water storage required for the annexation area is
determined by the maximum observed average peak day demand (MPDD) which is
specified as 6.4 gpm per irrigated acre in the City’s Secondary Water Master Plan. In the
Master Plan it stipulates that secondary water storage ponds are to be sized to supply the
MPDD for a 24 hour period.

Storage Sizing = MPDD X 24 hours

€=.> GILSON ENGINEERING Page 10
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Storage = 6.4gpm/IA x 1,266 acres x 24hr x 60 min/hr =11,667,456 gal = 35.81 acre-ft

The total number of secondary water storage reservoirs will depend on the final
secondary water system design for the annexation area keeping in mind that separate
reservoirs will be required for each service Zone. A detailed secondary water model will
need to be completed identifying the size and location of all secondary water storage
facilities that will be constructed for the annexation area. The Secondary Water Master
Plan specifies that secondary water storage locations should occur as close to culinary
storage tanks wherever possible. This will allow overflow from the culinary system to be
captured by the secondary ponds conserving water although this may not be feasible at all
locations.

Peak instantaneous demand (PID) is used for distribution system sizing as per the City's
Secondary Water Master Plan. PID for the secondary water system is defined as 200% of
the average PDD. Peak Day Demand (PDD) for the secondary water system within the
annexation area has previously been determined to be 5,013 gpm.

PDD = 3.96 gpm per I4 = 3.96 X 1,266 = 5,013 gpm
PID=PDD X 2= 5013 gpm X 2 = 10,026 gpm

The PID flow rate calculated is for the entire secondary water distribution system that
will need to be designed for the annexation area. Final distribution sizing can only be
determined after a detailed secondary water model has been completed identifying the
location of water mains that will be constructed for the annexation area. This distribution
system must be capable of delivering the required PID. In order to minimize the risk of
contamination from unauthorized cross connections to the culinary water system the
secondary distribution system pressures should be set lower than the culinary system.
This is done by appropriately sizing pipe and locating reservoirs at appropriate elevations
as defined in the Secondary Water Master Plan.

The secondary water needs for the proposed annexation area are summarized in the
following table.

T ]
3,

Source 013
Storage 1,266 6.4gpm x 24 hrs 35.81 acres-ft
Distribution 1,266 3.96 gpmx 2 10,026 gpm
€. GILSON ENGINEERING Page 11
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Section 5 — Sanitary Sewer

The proposed annexation area sits in center of the existing City limits. The following
describes the general improvements necessary to provide sewer service for the area at
build-out. Further study and amendments to the City’s Sewer Master Plan will be
necessary to define the specific improvements necessary for adequate service.

5 + RN Although the annexation area

G i"ﬁ 3 is adjacent to exiting sanitary

1 i'c"" ;_' BB Goo sewer lines, there is not
/ Lg . sufficient 'capacit_y in the

_ Sewer Line Ciry’s exiting sanitary sewer
o system 0 provide service to

this area. Significant off-site
improvements will need to be
made to service the annexation
area at build out.

it is anticipated that the on-site
sanitary sewer system will
Annexarion/ collect sewage from the
Bouadary project and gravity flow it to
the east, towards Redwood
Road. There are several
o~ options for conveying the
O sewage from Redwood Road
to the Timpanogos Special
Service District (TSSD) that
currently treats all of the
City’s wastewater.

127

One option would be to use a
gravity system with a siphon
under the Jordan River to
convey the sewage to TSSD’S 54-inch trunk line in 7350 North. This option eliminates
the need for a costly and maintenance intensive lift station and is highly recommended.
Sizing of the outfall line and design of the siphon would need to be part of a final sanitary
sewer design. Several variables would affect this design and the final alignment of the
cutfall including pipe slopes, water table elevations, and easement acquisition.

Another option would be to gravity flow the sewage to a common collection point and
pump it through a force main to TSSD’s 34-inch trunk line in 7350 North. This option
would require either significant upgrades to one of the City’s existing lift stations or the

/"““* GILSON ENGINEERING Page 12
%= onsulting Engineers and Surveyors
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construction of a new lift station. The long term maintenance costs associated with a lift
station make this option less desirable to the City than the use of a gravity only system.

To estimate the volume of sewage that will be generated in the annexation area, a flow
assessment is necessary. As per the Sanitary Sewer Master Plan, it is assumed that 250
gallons of wastewater per person per day will be generated. As described in Section 2
ERU’s were estimated for the build-out condition. In order to associate expected sanitary
sewer flows with ERU’s, the ERU’s for the annexation area must be converted to an
estimated population. Population estimates in the Sanitary Sewer Master Plan are based
on the Utah County average of 3.71 residents per household. This population is
representative of the number of people generating sewer flows in the annexation area in a
typical day even if they do not actually live within the annexation boundaries.

Average Population = 12,672 ERU’s * 3.71 = 47,013 people

Expected Sewer Flow = Population * 250 gal/person/day
= 47,013 people * 250 gal/person/day = 11,753,250 gallons/day

Expected flow = 11,753,250 gallons/day = 11.75 MGD (million gallons per day)

Final designs for the on and off-site sanitary sewer systemn will need be based on a
detailed hydraulic model that takes into consideration expected flow locations, daily and
seasonal peaking, and long term growth within the area. The final design must also
consider industry and Master Plan recommendations of maintaining cleaning velocities of
2 ft/s during all phases of development. The sanitary sewer collection system must be
capable of serving the needs of the entire annexation area while minimizing maintenance
and operation costs.

The sanitary sewer needs for the proposed annexation area are summarized in the
following table.

b Pauglepar BRULF mmmL BBy Tl Ploss

gm0 . :
250 gpm/day | 11 7)3, gal/day =11.75 MGD

C=..." GILSON ENGINEERING Page 13
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Section 6 — Storm Drain

The development of the proposed annexation area will need to include the proper
management of storm water runoff. The goals of this management should inciude
public safety, prevention of property damage, management of nuisance water, and
protection of downstream waters from adverse quality and quantity impacts. Further
study and amendments to the City’s Storm Drain Master Plan will be necessary to
define the specific improvements necessary for adequate storm water management,

The proposed annexation area
has several contributing

v ——— oy

= - - .
i3 drainage basins that discharge
= onto the property that will need
Z prop
y to me managed and mitigated to
Annexation, Dual 48" allow development to occur.
Culverts p
, Boundary X, Proposed development plans
~ | Tickville ; i
3_im \\ kil will need to incorporate buffer
4 \ areas around these drainages as
™ - art of a comprehensive storm
\-_\_\_ o~ R P p .
/__,_ e water management plan. On-site
b storm water discharges will
-~ Reformatio need to be cleaned and
OrnLal o " .
/ " Croyon i =7 conveyed in a manner that
complies with National

Pollutant Discharge Elimination
Systemn (NPDES), LUah
Pollutant Discharge Elimination
System (UPDES), and Saratoga
Springs requirements for water
quality. Treaiment methods
could include one or more of the
following: oil/water separators,
bio-swales, detention ponds, and debiris basins. The sizing and location of these facilities
will need to be determined as part of a comprehensive hydraulic and hydrologic model
provided by the developer.

"'-...-..-v”"\_'

Hydrologic modeling will be required to quantify off-site flows and to determine the best
method for mitigating and routing these flows through the annexation area along
historical drainage paths. Debris basins for offsite drainages are recommended upstream
of development to capture debris before it enters developed areas minimizing the chances
of plugged culverts and potential property damage. The most prominent drainage within
the proposed annexation area is the Tickville Wash. This drainage has a history of severe
flooding and is an area of concern to the City. Historical runotfs within the wash have

é;m GILSON ENGINEERING Page 14
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been so severe that periodic
flooding kas occurred where the
drainage  crosses Redwood
Road. According to the City's
Storm Drain Master Plan a 100-
year 24-hour storm event in the
area can produce up to 3,600
cfs, and the 10-year up to 1,565
cfs. Currently, two 48-inch
culverts convey the water
beneath Redwood Road and into
two concrete ditches that run
along either side of 400 South.
The capacity of these culverts
may need to be increased as part of the overall storm drain management plan for the
annexation area.

The other off-site drainages of concem to the annexation area are the drainage basins in
and around Reformation Canyon. Drainage from these canyons flow northeast and then
sheet flow east across the annexation area towards Redwood Road. During large storm
events this water has historically . :

overtopped  Redwood  Road
causing erosion and extensive
property damage to homes
adjacent to the lake in the
northemn part of the Saratoga
Springs Devetopment (SSD). The
historical flow path of this storm
water across the annexation area
has been highly varable and is
dependent upon the current
conditions of the land. Estimated
flows from these drainages have
been determined to be up to 71.3
cfs during a ten-year siorm event
and 298.1 cfs during a 100-year
storm event. The City has recently
constructed a 48" outfall from
Redwood Road to Utah Lake and
a portion of the capacity in this
pipe was established specifically
to convey flows from these
drainages. A fuwre storm water
management plan  for  the
annexation area will need to contemplate how to mitigate and route flows from these
drainages to the 48 outfall constructed by the City.

€= GILSON ENGINEERING Page 15
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On-site storm water flows generated within the annexation area are anticipated to be
captured and conveyed by a system of gutters, inlet boxes, and pipes. This water must be
detained as per city standards in 2 manner that limits the overall discharge from
developed areas to 0.2 cfs/acre. Detention ponds will need to be constructed throughout
the development and sized so as to keep discharge flows from the annexation area at
historical leveis. These basins should not be located in natural drainage channels but
could, if approved by the City, release treated storm water back into the historical
drainage paths. Ultimately storm water will need to be conveyed either to Utah Lake or
the Jordan River. Sizing of storm drain outfall lines would need to be part of a final
Storm Drain design submitted by the developer. Several variables would affect the design
and final alignment of storm drain outfalls including pipe slopes, road designs, and
easement acquisition.

/"“G oo GILSON ENGINEERING Page 16
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EXHIBIT G

(to ORDINANCE NO. 10-12 (8-31-10)

[Here attach copy of Notice of August 24, 2010 Public Hearing and Affidavit of Publication.]

G-1
4813-0819-5590.7
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PROOF Of PUBLICATION
fro

m

The Daily Herald

STATE OF UTAH { SS.
Utah County

I, Morgan Bassett, being first duly sworn depose and
say that I am the Legal Billing Clerk of the Daily
Herald, a newspaper of general circulation,
published seven times each week at Provo, Utah,
County of Utah; that the notice attached hereto,
361813-NOTICE QF PUBLIC HEARIN, and which is a copy,
was published in said newspaper, the first
publication having been made on the 2nd day of
August, 2010, and the last on the 2nd day of August,
2010; that said notice was published in the regular
and entire issue of every number of the paper during
the period and times of publication, and the same
was published in the newspaper proper and not in the
supplement.

Same was also published online at utahlegals.com,
according to Section 45-1-101, Utah Code Annotated
beginning on the first date of publication and for
30 days thereafter.

MV NONd e

Subscribed an worn before me this 2nd day of
August, 2010.

/()EQLJL»{;Ljaingiﬂﬂu- Notary Public

Residence: Spanish Fork, Utah

My commission expires 06/05/2013

Eing U,

The. Daj I— _______________ L . _|
/flj:—s..ﬂ N Motary Dubdic

Connriissing khoonbier 579021
My Conimi~niun Cxpires
dibne 5, 2013
State of Ulah

P
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PROOF Of PUBLICATION

rom

The Daily Herald

STATE OF UTAH | SS.
Utah County

I, Morgan Bassett, bheing first’duly sworn depose and
say that I am the Legal Billing Clerk of the Daily
Herald, a newspaper of general c¢irculation,
published seven times each week at Provo, Utah,
County of Utah; that the notice attached hereto,
362131-NOTICE OF PROPOSED ANNE, and which. is a copy,
was published in said newspaper, the first
publication having been made on the 9th day of
August, 2010, and the last on the 16th day of
August, 2010; that said notice was published in the
regular and entire issue of every number of the
'SNMWasmmég' g ‘&wg paper during the peri?d and.times of publication,
ImﬁuﬁﬁmakmwmmmmhLiﬁﬁi5@@4 and the same was published in the newspaper proper
N FWS%hm@gng%y-mﬁﬁg§®4 and not in the supplement.
Same was also published online at utahlegals.com,
according to Section 45-1-101, Utah Code Annotated
beginning on the first date of publication and for
30 days thereafter.

Subscribed ané sworn before me this l6th day of

August, 2010,

I e etk
Dj of_gthe are romwnwgr?an

Wﬁawmbte fo;,‘m_i’.;pecnon andgo
Rk ing;a _o&:ce of:thelCity\ABcord ! ; .
et North ComnercelL II;? u{?&g,ﬁ_é:,"‘ = o ANSC A gen ol Notary Public

Residence: Spanish Fork, Utah
My commission expires 06/05/2013

i tdvlhe Cuty= ec'order
riatit3
: & Dri _e-fSI_J te Znﬂ‘lg‘;arat




EXHIBIT D
(to Annexation Agreement}

[Here attach copy of PC Zone Ordinance.]

D-1

EHT
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4820-05434373.9




ORDINANCE NO. [0-11 (8-24-10)

AN ORDINANCE AMENDING TITLE 19, CHAPTER 26 OF
THE CITY CODE, RELATING TO THE APPLICATION OF
THE PLANNED COMMUNITY ZONE TO PROPERTY IN

EXCESS OF 2,000 ACRES IN SIZE; AND RELATED
MATTERS. ENT 377812011 P6 sl of 170

WHEREAS, on January 26, 2010, the City Council (the “City Council™) of the City of
Saratoga Springs, Utah (the “City™), adopted Ordinance No. 10-2, codified at Title 19, Chapter
26 of the City Code (the “PC Zone Ordinance”), creating a new Planned Community Zone
designation (the “Planned Community Zone”); and

WHEREAS, the City Council desires to amend the PC Zone Ordinance to add a new
Section 130 thereto dealing with property over 2,000 acres in size; and

WHEREAS, attached hereto as Exhibit A is a propesed amendment to the PC Zone
Ordinance (the “Planned Community Zone Amendment”); and

WHEREAS, in satisfaction of the requirements of Sections 10-9a-502(1)(a) and 10-9a-
205(1)(a) of the Utah Code, the City’s Planning Commission caused notice of a public hearing
relating to the Planned Community Zone Amendment to be given by (i) mailing notice to each
affected entity, at least ten (10) calendar days prior to such public hearing, (ii) publishing notice
in the Daily Herald, a newspaper of general circulation within the area, and on a website
established by the collective efforts of Utah's newspapers, pursuant to Section 45-1-101 of the
Utah Code, in each case at least ten (10) days prior to such public hearing, which notices,
together with affidavits of mailing and publication thereof, are attached hereto as Exhibit B; and

WHEREAS, pursuant to such notice, the Planning Commission met on August 17, 2010,
for the purpose of (i) conducting a public hearing on the Planned Community Zone Amendment,
and (ii) considering the Planned Community Zone Amendment and reviewing the same in
connection with making a recommendation regarding its adoption to the City Council; and

WHEREAS, attached hereto as Exhibit C is a copy of the minutes of the August 17, 2010
public hearing and meeting of the Planning Commission, which minutes contain the Planning
Commission’s recommendation to the City Council that the Planned Community Zone
Amendment be adopted; and

WHEREAS, the City Council desires to accept the recommendations of the Planning
Commission and adopt the Planned Community Zone Amendment,

NOW THEREFORE, be it and it is hereby ordained by the City Council of the City of
Saratoga Springs, Utah, as follows:
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SECTION 1. Amendment of PC Zone Ordinance. The City Council does hereby amend

Title 19, Chapter 26 of the City Code as provided in the Planned Community Zone Amendment
attached hereto as Exhibit A.

SECTION 2. Effective Date. In the interest of preserving property values and
promoting public welfare, this Ordinance shall become effective immediately upon publication
or posting, or thirty (30) days after passage, whichever occurs first.

IN WITNESS WHEREOF, the Mayor and City Recorder have subscribed their respective
signatures hereto this 24th day of August, 2010.

ATTEST:

‘ . U/%'é( Wi Wi /7:1/_
Cft{Re/corder 4
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EXHIBIT A
{to ORDINANCE NO. 10-11 (8-24-10)

[Here attach Planned Community Zone Amendment.]

A-1
4821-5393-8182.4
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19.26.020. Definitions

District Area Plan: A document required at the time property within a proposed Large-scale
Planned Community District under Section 19.26.130 is assigned the designation of Planned
Community Zone, which document shall contain the information set forth in Section
19.26.130.2.

19.26.130. Large-scale Planned Community Districts

1. Applicability of Section. Planned Community Districts that include more than
2,000 acres (hereinafter referred to as “Large-scale Planned Community Districts™), affect the
City’s planning in unique ways and may involve a longer build-out horizon than smaller Planned
Community Districts. At the election of landowners seeking the application of the Planned
Community Zone to property exceeding 2,000 acres in size, and upon approval of a District Area
Plan, as set forth below, such property shall be designated a Large-scale Planned Community
District, and shall be governed by the provisions of this Section 19.26.130, and other sections of
this Chapter as specifically indicated in this Section 19.26.130. Large-scale Planned Community
Districts may consist of multiple, non-contiguous parcels.

2. Adoption and Amendment of District Area Plans. An approved District Area Plan
shall be required at the time property within a proposed Large-scale Planned Community District
is assigned the designation of Planned Community Zone. Prior to approval by the City Council,
a proposed District Area Plan shall be submitted to the Planning Commission for review and
recommendation. The District Area Plan shall cover the entire proposed Large-scale Planned
Community District, and shall contain the following information:

a. Proposed name for the Large-scale Planned Community District;

b. Map depicting (i) the location of the Large-scale Planned Community
District, (ii) acreage, (iii) boundaries, (iv) scale, (v) north arrow, and (vi} a conceptual
layout of land use designations, major thoroughfares and transit corridors;

C. Proposed land uses and place types, and allowable density and land use
intensity ranges for such proposed place types;

d. Planning criteria and guidelines as described in subsection (3) below;

e. A table showing the proposed (i) number of residential units, (i) total
floor area (measured in square feet) of the various non-residential land uses, and (iii) total
number of Equivalent Residential Units;

f. Major existing land uses, roads, waterways, utilities, easements and flood
boundaries;
g. Topography and significant features on or adjacent to the property; and

1

$ ‘Planming Departmentt ApplicationsiAnnexation. LDS property*Saratowa Spnonys PC Zone [ext Amendment (8‘18‘10) Clean (3}.dOCX
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h. Other aspects of the plan for the property as desired by the applicant.

The proposed District Area Plan shall be submitted in both hard copy and electronic form. The
proposed District Area Plan shall constitute a land use application for all purposes of Utah law.
The adoption of the District Area Plan, and any subsequent amendment thereof, shall be
accomplished in the same manner as the adoption and amendment of Community Plans under
Section 19.26.050, except that the Planning Commission shall not be required to make the
findings set forth in subsections 1.c. through l.g. Prior to adoption and approval, the City
Council, taking into account the recommendations of the Planning Commission, may require
such changes to the proposed District Area Plan, including without limitation the addition or
deletion of detail to or from the proposed District Area Plan, as shall be necessary, in the
discretion of the City Council, to justify the vested entitlements associated with the District Area
Plan under Section 7.

~

3. Planning Criteria and Guidelines. The District Area Plan shall include planning
criteria and guidelines generally governing the planning of the Large-scale Planned Community
District, and the preparation of one or more subsequent Community Plans and Village Plans.
Such criteria and guidelines shall be sufficient to establish.the overall character of the various
land use designations. More detailed development standards and architectural guidelines shall be
required at the Community Plan and Village Plan stages. The locations and boundaries of the
various land use designations may be adjusted through the approval of the subsequent
Community Plans and Village Plans.

4, Approvals Required After District Area Plan Approval. The review and approval
of applications within a Large-scale Planned Community District after approval of the District
Area Plan and prior to construction shall be governed by the provisions of this Chapter, including
the Community Plan requirements of Sections 19.26.030 through 19.26.080, the Village Plan
requirements of Section 19.26.030 and Sections 19.26.090 through 19.26.100, and the provisions
of Section 19.26.120, except as specifically modified herein.

5. Open Space in Large-scale Planned Community Districts.

a. Alternative Open Space Requirements. Open space shall constitute an
integral part of Large-scale Planned Community Districts. Certain Large-scale
Planned Community Districts may require a unique and flexible approach to the
issue of open space, given (i) the wide variety of anticipated land uses and place
types, and the disparate open space needs of the City within such varying land
uses and place types, (i) the long build-out horizon for the Large-scale Planned
Community as a whole, and the need to coordinate the inclusion of open space
elements across long time spans and among several construction phases, and (iii)
the potential for the City’s open space needs and objectives to change prior to full
build-out. I[n such cases the City Council, taking into account the
recommendations of the Planning Commission, may elect, in lieu of the
provisions of Section 19.26.060(4). to establish alternative requirements for open
space in accordance with this Section. '

2
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b. Approved Ranges. The District Area Plan may establish an acceptable
range of the percentage of land required to be dedicated to open space uses within
each identified land use or place type approved in the District Area Plan. Such
ranges may or may not reflect the general 30% requirement present in Section
19.26.060(4). In approving such ranges, and any deviation from such 30%
requirement, the City Council, taking into account the recommendations of the
Planning Commission, may take into account the following factors:

i, Minimum open space requirements, by place type, recommended by one
or more accredited and nationally-recognized planning organizations
acceptable to the City Council, taking into account the recommendations
of the Planning Commission;

ii. Unique factors affecting the City’s open space needs and objectives that
may warrant deviation from such recommendations;

iii. Any identified City objective to establish a unique identity through the
use of open space;

iv. Walkability objectives;
v. Wise water management,
vi. Cost of long-term maintenance; and
vii. Any other factors considered relevant by the City Council.

C. Precise Requirements Within Ranges. When evaluating the more precise
extent and design of open space at the Community Plan and/or Village Plan stage,
within the ranges approved in the District Area Plan, the City Council shall take
into account the following factors:

i. The desirability and balance, within certain place types, between active
open space and passive open space;

ii. The intensity of programmed uses within the proposed open space (b},.r
way of example, 2 public swimming pool on 3 acres may provide the same
open space benefit to the City as a park on 10 acres);

iii. The capital requirements of the open space features (by way of example, a
skate park may satisfy the same open space requirement as a much larger
soccer field);

iv. The shifting of open space from one place type to another (by way of
example, open space in a retail place type may be reduced to offset a
larger community park in another tocation within the District); '

v. The accessibility and proximity of the open space;

~

J
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vi. The quality of the open space;

vii. Requirements for land dedication, capital improvement, maintenance, and
impact fees should ensure that cross-subsidization between the project
and the remainder of the City does not occur, in order that all City
residents bear their fair burden of the costs associated with such
requirements; and

viii. Any other factors considered relevant by the City Council, taking into
account the recommendations of the Planning Commission.

d. Elements of Open Space. Open space for purposes of Large-scale
Planned Community Districts may include any space, element or feature deemed
by the City Council, taking into account the recommendations of the Planning
Commission, to advance the purpose for which the open space is required. By
way of example and not limitation, open space and accompanying amenities may
include community parks, pocket parks, fields, playgrounds, tot lots, pathways,
trails, bike paths, skate parks, pavilions, community gardens, ball fields,
cemeteries, community centers, swimming pools, plazas, public squares, sport
courts, dog parks, amphitheaters, fountains, water features, golf courses, theme
parks, waterways, irrigation canals, drainage detention basins, park strips, planted
medians, landscaping, nature preserves, wetlands, hillsides, geologically sensttive
areas, viewscapes, wildlife habitat, buffers, public art, benches and agricultural
lands. Allowable open space elements may be approved in the District Area Plan,
or in subsequent Community Plans or Village Plans.

e. Preservation of Open Space. Open space shall be preserved and
maintained through one or more mechanisms designed to preserve its future use
for the purpose for which it is intended. Allowable methods of preservation
include, but are not limited to:

i Dedication of land to the City;
il Recordation of restrictive covenants;
iii. Granting to the City or other entity a permanent open space or

conservation easement;

v, Compliance with the provisions of the Condominium Ownership
Act, as outlined in Title 57 of the Utah Code and which provides for the payment
of common expenses for the upkeep of common areas and facilities; and

v. In the case of property belonging to school districts or other public
or private entities, the establishment of long-term contractual arrangements which
preserve the right of the public to use land or facilities.

f. Capital Costs. Nothing in this subsection 5 shall be construed as imposing
on the applicant the responsibility of assuming the capital costs of constructing

4
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open space features. The allocation of such costs shall be consistent with
applicable state and federal law and any applicable City impact fee ordinance and
capital facilities plan.

6. Interim Uses. Existing and new agricultural uses are permitted to continue prior to
approval of a Village Plan for the area in which the uses occur and may continue subsequent to
approval of a Village Plan if so permitted under the Village Plan. In addition, sand and gravel
operations shall be a conditional use prior to approval of a Village Plan, and thereafter to the
extent required in support of development.

7. Effect of a District Area Plan. Approval of a District Area Plan for a Large-scale
Planned Community District constitutes a legislative decision of the City Council for all
purposes of land use review under Utah Law, and vests the entitlement to develop within the
Large-scale Planned Community District in accordance with the approved District Area Plan,
and in accordance with the process described in this Chapter 26. Such vesting shall include the
right to: (i) develop the approved number of dwelling units, non-residential square footage, and
equivalent residential units; (ii) develop the land uses; and (iii) provide open space within the
ranges, each as set forth in the District Area Plan. The City Council, taking into account the
recommendations of the Planning Commission, may exercise legislative discretion at the
Community Plan and Village Plan approval stages consistent with the District Area Plan, to
determine and establish the development standards, design guidelines, and specific land use
locations, configurations and allocations, provided that in exercising such discretion, the City
Council shall not direct development patterns in a manner that unreasonably inhibits realization
of the vested rights granted in an approved District Area Plan.

8. Development Agreement. A Development Agreement governing the general
principles and terms of development may be executed between the City and the landowner
concurrent with the approvat of a District Area Plan. Such Development Agreement need not
conform to the requirements of Section 19.13. In addition, the City and a Master Developer may
enter into Development Agreements containing such other and further vesting provisions as the
City Council, taking into account the recommendations of the Planning Commission, finds will
promote the public welfare and will protect and enhance property values within the area of the
District Area Plan and surrounding areas.

5
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EXHIBIT B

{to ORDINANCE NO. 10-11 (8-24-10)

[Here attach Planning Commission notice of public hearing, and affidavits of evidence of
mailing and publication.]

B-1
4821-5393-8182.4
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PROOF Of PUBLICATION

The Daily Herald

STATE OF UTAH | SS.

Utah County

- NOTICE OF PIJBLlC HEARING
Notn:e is hergby givén thai the City of- Saratoga
Sprmgs -Planning Comrmssxon will *conduct” a,
.pubiic- hearing on a proposed taxt arfiendmient.
‘16 "Section 19.26 of the Land Davalopment -
Code.  The ‘Planning Cormmission’heaiing will j
be corducted on Tuesday,” August 17:2010%at
6:30"p.m. The hearing will be conducted at the -
Saratoga ‘Spririgs City Ottices located at” 1307+
tNorth - ommerce Drive, Sune 200 ‘Saratoga .,

Sprmgs U:ah e, E . 3 ek
T e ) C ,:’Q""&
Quesiions regardmg these propos révisions ¥

_may be directed to the City of Saratoga Springs. »
“telephone 766- 9793. Copies of this’ proposed

application:are available for public’inspection’ at |
_the C::y O!i:ce (1307 North Commerce ‘D
-Suite” 200, + Saratogs’ .:Sprmgs".-.u
Monday-Thursday between 7 00" a.m.:and. & 00!
P and Fnday betwee :

p.m.. G
JLegal Nonce 361810 Pubhshed - N
"Herald Auqustz 2000, - . ¢ N Jowt

I, Morgan Bassett, being first duly sworn depose and
say that I am the Legal Billing Clerk of the Daily
Herald, a newspaper of general circulation,
published seven times each week at Prove, Utah,
County of Utah; that the notice attached hereto,
361810-NOTICE OF PUBLIC HEARIN, and which is a copy,
was published in said newspaper, the first
publication having been made on the 2nd day of
Bugust, 2010, and the last on the 2nd day of August,
2010; that said notice was published in the reqular
and entire igssue of every number of the paper during
the period and times of publication, and the same
was published in the newspaper proper and not in the
supplement.

Same was also published online at utahlegals.ccm,
according to Section 45-1-101, Utah Code Annotated
beginning on the first date of publication and for
30 days thereafter.

NG Getnn P patth—

Subscribed and sworn before me this 2nd day of
Rugust, 2010.

Notary Public

_/"Q.? (o ie o S Cfpn bt

Residence: Spanish Fork, Utah
My commission expires 06/05/2013




ENT S778:2011 P67 of 170
I, Lori Yates, the City Recorder of the City of Saratoga Springs, Utah, do hereby certify

that 1 did cause a copy of the attached Notice of Public Hearing to be mailed, not later than
August 7, 2010, to the entities and property owners on the attached lists,

;;ori %ates 5

City Recorder

B-2
4821-5393-8182.4




List of Entities

Central Utah Water Conservancy District
355 West University Parkway
Orem, Utah 84058

Utah Department of Transportation
4501 South 2700 West

PO Box 141265

Salt Lake City, Utah 84114

Timpanogos Special Service District
PO Box 363
American Fork, Utah 84003

Utah County Commission
100 East Center Street
Provo, Utah 84606

Alpine School District
575 North 100 East
American Fork, Utah 84003

Eagle Mountain City
1650 East Stagecoach Run
Eagle Mountain, Utah 84005

ENT
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EXHIBIT €

(to ORDINANCE NO. 10-11 (8-24-10)

[Here attach copy of minutes of the August 17, 2010 public hearing and meeting of the Planning
Commission.]

C-1
4821-5393-8182.4
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| SARATOGA SPRINGS

Planning Commission Meeting

Tuesday, August 17, 2010
Meeting held at the Saratoga Springs City Offices
1307 North Commerce Drive, Suite 200, Saratoga Springs

MINUTES

Work Session 6:41 P.M,

Present:

Commission Members: Hannah Thiel, Chris Strickland, Earl Halvas, Kristen Hood, Cassie Gross

Absent Members: Joe Hudson, Dennis Brown

Staff: Lori Yates, Jim McNuity Sarah Carroll, Spencer Kyle, Jeremy Lapin, Todd Godfrey

Others: Gerald Kammerman, Ron Phillips, Roger Child, Chris Bramhall, Matt Riffkin, Doug Woodruff, William Hohle,
Clyde Rasmussen, Mary Ellen Evans, Aaron Evans, Bud Andres, Laurie Johnson, Mr. Johnson, McKay Edwards,
Darrell & Chris Wendel, Andrew Wehster, Chartie Heaton, Jim and Carrie Bartlett, David Fike, Cecil Tuley, Jennifer
Klingonsmith, Kevin Morris, John and Dorothy Deardan, Wayne Carlton, George Lawsaon II, Michelle Wallace, Katie
Jeppson, Alec Jeppson, David Funk, Rab Faster, Mary Foster, Terry Kohler, Cathy Leonard, Carson Robbins

Pledge of Allegiance led by Kristen Hood

Hannah Thiel opened the public input.

Darrel Wendel! asked if the City could address sound levels associated with vehicle noise. He indicated that the City
has equipment to do so.

Clyde Rasmussen exprassad concerns with the Lehi-Fairfield Road and the lack of care and maintenance along the
road. He stated that no outside traffic should be allowed on Lehi-Fairfield Road.

Aaron Evans stated that he has spoken with the County about placing signs along Lehi-Fairfield Road indicating that

it is a no outlet road; however, this has yet been done by the County. He indicated that additional privacy signs
should be put in place. He indicated that he is pleased with the opening of Center Street in this area.

Darrell Wendell suggested that a sign be put in place indicating that it is not a through street. He indicated that due
to the rain in previous weeks, it has created a lot of debris that drains into the canal.

Hannah Thiel closed the public input.

4, Public Hearing: Proposed Revisions to the Land Development Code (Chapter 19.26 Planned
Community Zone).

Jim McNulty presented the proposed amendment to the Land Development Code, Chapter 19.26 Planned Community
Zone. Jim addressed the proposed amendments with the Planning Commission. Staff recommends approval of the
proposal. )

Chris Bramhall, CPB, legai counsel, took a few minutes to describe the proposed amendment to the Planning
Commission.

Planning Commission Minutes August 17, 2010 Page 1 of 7
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Hannah Thiei opened public input.

Mckay Edwards, a consultant with the Land Trust, stated that he is interested in the future of the City. He stated that
the Land Trust has land near Saratoga Springs. He indicated that there is a large threshold to work with; however,
he has limited land and landowners to deal within the area.

Hannah Thiel ¢! ublic input.

Cassie Gross clarified that the Planned Community Zone is already adopted and that this is a proposed amendment.
Cassie asked Todd Godfrey, fegat counsel, about adding a definition of District Area Plan to the Planned Community
Zone text. Todd stated that there would be no downfall to adding it. She also asked for clarification on the wording in
paragraph 2, of Section 19.26.130. Todd stated that this altows the Council to ask for more detail in the District Area
Plan.

Cassie Gross recommended that the Planning Commission be incorporated throughout Section 19.26.130 were it
refers to the approval by the City Council. Todd Godfrey indicated that this could be incorporated, and felt that it
would not be a problem.

Chris Strickland agreed with Cassie Gross about adding the Planning Commission to the specified sections of the
prepared text.

Kristen Hood had no concerns at this time.

Hannah Thiel stated that Section 5.b. was addressed appropriately. She also addressed the open space in Section
5.d.

Motion was made by Cassie Gross and seconded by Ear! Halvas to recommend approval of the propased
Revisions he Land Development Code (Chapter 19.26 Planned Communi ne) to the City Council,

Subject to:

1. Adding the words Planning Commission to Section 19.26.130 (2)(h), {(5){(a)(b)(bi),(bvii) (5)(c)(cviii),
(5)(d), (7) and (8).

2. Adding a definition to the District Area Plan in Section 19.26.020

Motion was nded by Cassie Gross an nded by Ear) Halvas to amend the previous motion
subi o striking the words {up to) from ion {7)}(i).

5. Public Hearing: Proposed Annexation, General Plan Amendment and Zoning for the Saratoga
Springs City Center for properties located at approximately 300 North to 1200 South and Redwood
Road to 1600 West; Corporation of the Presiding Bishop of the Church of Jesus Christ of Latter Day
Saints, Inc. owner; Property Reserve Inc,, applicant.

Jim McNulty presented the proposed Annexation, General Plan Amendment and Zoning for the Saratoga Springs City
Center. Staff recommends approval based on findings as indicated within the staff report.

Hannah Thiet ned public input for i #5 and #6.

Aaron Evans indicated that he does not want to be a part of the City. He sees no benefit to being a part of the City.
He also asked who will be making improvements to the Lehi-Fairfield Road. He asked what the City will do for
residents who dont want to be a part of the City.

James Bartlett, resident of the Saratoga Springs Development, stated that he is saddened that this is coming to the
area. He indicated that he would like the area to stay agricultural.

McKay Edwards, a consultant with the Land Trust, expressed his concerns with having an appropriate amount of
open space. He also stated that the City needs to have a large area of green space to altow for future regional parks.

Planning Commission Minutes August 17, 2010 Page 2 of 7
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Darrell Wendell stated that he would like a guarantee that his property will continue ta have animal rights. He also
expressed concerns with the infrastructure in the area. He also addressed a concern with the possible lacations of
future church buildings in the area. He suggested that the churches be located on the outer edge of the
development. He also touched on how narrow the streets are within current City developments.

William Hehle expressed his concerns with the loss of animal rights to his property. He would like to see that his
rights stay maintained.

Sarah Carroli asked that the property owners submit in writing what their property is allowed for as far as for animal
rights. These written statements will be kept on record.

Chris Strickland asked if an accommodation would be considered and their limitations. Jim McNulty stated that this
item would need to be reviewed with legal counsel; staff does not have an answer at this time,

Earl Halvas stated that some sort of allowance should be censidered.

Jim McNulty stated that possible animal rights protection concerns will be addressed with the City Council and the
City's legal counsel at a later date.

Mary Ellen Evans indicated that their property is allowed 100 animals which is regulated by their water rights. She
also stated that there has been a lack of any regard to the property owners with agricultural rights.

Charlie Heaton asked why farm lands are being used for development and not being preserved. There are other
properties within the City that could be developed.

Carrie Bartlett expressed her support of the farm lands within the proposed area. She also stated that this will be a
large impact to the City.

Kevin Morris stated that he enjoys the wide open space near his home. He stated that he is concerned with the
drainage system near and around his home and what this may do to his property. He indicated that he has had
flooding in the past.

Dorothy Dearden asked if once the annexation is approved would those properties have the same right as before.
Jim McNulty stated that those properties would be grandfathered in with the right of what was previously allowed.

Jennifer Klingansmith asked for clarification of the Planned Community Zone. She aiso asked that the agricultural
areas be preserved.

Bud Andes stated that he is disappainted that this land is not staying agriculture near the Sunrise Meadows
development. He expressed his concerns with the farm lands that will be affected with this annexation. He stated
that he moved to the City because of these large agricultural properties.

Carson Robbs stated that his property is agriculture and would like to see that the rights of his property not be
disturbed.

Aaron Evans indicated that the City has agreed to grandfather his property, but if he were to sell his property he
asked that those rights stay with the property and potential new owners.

Roger Child gave the history and background of the property that is being annexed. At this time, they dont have any
plans to develop the property. The new zone will allow for modern regulations. The church is still planning on
farming the land for years to come and preserving the agricultural protection rights they enjoy. The landowners have
the best interest for their property and surrounding property owners in mind. They are working with the City to allow
for a long term vision for the property. )

B.A. Gill suggested that a grandfather clause be granted to allow the same rights the property owners have now.
Aaron Evans stated that he wants his property rights to be left alone.

Hannah Thiel closed public input.
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Cassie Gross sympathized with the property owners who have agricultural property. She also stated that this is the
right thing for the City. She also asked legal counsel for clarification on some of the proposed zoning areas. Todd
Godfrey indicated that those lands indicated on the map are for roadway dedication.

Earl Halvas stated that he too is concerned with those residents and their rights to the property.

Chris Strickland expressed his sympathy for current residents in the agriculture zone, but indicated that the City
needs to fook at the future and the effects on the City. He suggested an allowance be given to the property owners.

Kristen Hood was excited to see what this proposal will provide to the City in the future. She also felt that the
property owners right should be reviewed.

Hannah Thiet indicated that this is a great opportunity but understands that this process wilt take time. She indicated
that the planning process has had a great deal of time spent on it and that it will take a number of years for this to
develop.

The Planning Commission and staff discussed the proposed zoning.

Motion was made by Chris Strickland and seconded by Earl Halvas to recommend approval of the

ro Annexation for the Sarat Springs City Center to the City Council for properties located a
approximately 300 North to 1200 South and Redwood Road to 1600 West: Corporation of the Presiding
Bishop of the Church of Jesus Christ of Latter Day Saints, Inc. owner; Property Reserve Inc., applicant,
Aye: All
Subject to:

1. Including the District Area Plan approval along with the recommendation that the proposed
agricultural properties possibly be placed in a new agricultural zone that would be similar to the
current County agricultural zone subject to the advice given by legal counsel.

otion_was ma Hannah Thiel and seconded by Earl Halvas to recommend approval he
General Plan Amendment and Zoning for the Sar a Springs City Center to the City Council
for properties located at approximatetly 300 North to 1200 South and Redwood Road to 1600 West;
C ration of the Presiding Bishop of the Church of Jesus Chri f Latter Day Saints, Inc. owner;
P Reserve Inc., applicant. Aye: Hannah Thiel, Earl Halvas, Chris Strickland and Kristen Hood.
Nay: ie G
Subject to:

1. Annexation and separate designation for the agricultural properties.
2. Annexation and separate designation for the Medium Density Residential and High Density
Residential properties.

Subject to staff findings dated August 17, 20190.

6. Public Hearing: Proposed General Plan Amendment and Rezoning for the Saratoga Springs City
Center for properties located at approximately 1000 North Redwood Road, as well as 400 South
Redwood Road (east side of road); Corporation of the Presiding Bishop of the Church of Jesus Christ of
Latter-day Saints, Inc., owner; City of Saratoga Springs, applicant.

Jim McNulty presented the General Plan Amendment and Rezoning for property that is already located within the City
boundaries. Staff recommends approval based on staff findings.

Motion was made by Cassie Gross and seconded by Chris Strickland to recommend approval of the

General Plan Amendment and Rezoning for the Sarato rings City Center to the Ci
Council for properties focated at approximately 1000 North Redwood Road, as well as 400 South

Redwoaod Road (east side of road); Cornoration of the Presiding Bishop of the Church of Jesus Christ of -
Latter Day Saints, Inc. owner; Property Reserve Inc., applicant. Aye: All

Subject to staff findings dated August 17, 2010.
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Subject to:

1, Changing the property located on corner of 400 South and Redwood Road, as well as the property
located at approximately 400 Scuth 400 East (utility substation) from Agricultural to Mixed-Use on the
tand-Use map.

Five minute break at this time (9:31 p.m.)

7. Public Hearing: Proposed additions and modifications to the Saratoga Springs Master
Transportation Plan; City of Saratoga Springs, applicant.

Jim McNulty presented the proposed additions and modifications to the Saratoga Springs Master Transportation Plan.
Jim then turned the time over to Matt Riffkin from InterPlan.

Matt Riffkin gave a brief presentation on the proposed freeway, Pioneer Crossing connection and other changes
proposed to the existing Master Transportation Plan.

Hannah Thiel opened public input.

Dan Harrison indicated that he would like to see the interchange directed away from the Sunrise Meadows
Development.

Andy Webster stated that he would appreciate sound barriers and that the interchange be kept away from the
Sunrise Meadows development.

Charlie Heaton suggested that option 2 (State Road 73 and Pioneer Crossing connection) of the proposed
transportation plan would work for the area.

Michelle Wallace suggested that the interchange be kept away from 800 West. She also suggested that sound
barriers be put in place.

Mary Ellen Evans stated that the roads were adequate prior to ali of the building that has occurred in the area.

David Funk expressed concerns with the presented proposals and what this will do to the access of the schools and
the Four Corners area. He suggested that the City consider all possible options,

McKay Edwards, a consultant with the Land Trust, expressed concerns with the alignment of the proposed Mountain
View Corridor plan. He stated that there is a major disconnect which needs to be resolved prior to approval.

Bud Andies stated that he felt that option 3 (State Road 73 and Picneer Crossing connection) would be more
feasible.

Hannah Thiel closed public input.

Chris Strickland indicated that the intent is to lessen the traffic impact for the residents and to provide the best
solution.

Earl Halvas had no comments at this time.

Cassie Gross feit that option 1 {State Road 73 and Pioneer Crossing connection) would be mare fluid than the other
proposed plans.

Hannah Thiel stated that this is a acceptable plan.
Motion_was made by Chris Strickland and seconded by Kristen Hood to recommend approval for the

proposed additions and modifications to the Saratoga Springs Master Transportation Plan to the City
ouncil: City of Saratoga Springs, applican
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8. Public Hearing: Proposed District Area Plan for the Saratoga Springs City Center for properties
located at approximately 1000 North Redwood Road, as well as 400 South Redwood Road (both east
and west); Corporation of the Presiding Bishop of the Church of Jesus Christ of Latter-day Saints, Inc,,
owner; Property Reserve Inc., applicant.

Jim McNuity presented the proposed District Area Plan.

Ran Phillips presented a power point presentation of the District Area Plan and the opportunities that it will bring to
Saratoga Springs.

Doug Woodruff, consuitant landscape architect, presented the open space model to the Planning Commission.

Hannah Thiel opened public input.

McKay Edwards stated that he supports the accomplishments that have been completed with this project and
supports the District Area Plan that has been presented tonight.

Hannah Thiel closed public input.

Cassie Gross stated that she is pleased with the plan and how well written it is. She also stated that it is tailored to
our City.

Earl Halvas also stated that he pleased with plan.
Chris Strickland stated that he is supportive of proposed District Area Plan.

Kristen Hood expressed her concerns with allowing the schools to be allowed as part of the open space. She
indicated that she is pleased with the overall proposed project.

Hannah Thiel stated that she is impressed with the project.

There was discussion between the Commissicners, staff and applicant with alfowing the school to be a part of the
open space requirements.

Cassie Gross asked some general question regarding the Community Plan,
Motion was made by Earl Halvas and seconded ie Gross to recommend approval for the
proposed District Area Plan for the Saratoga Springs City Center to the City Council for properties

at approximately 1 North Redwo oad, as well as 400 South Redwood Road {both ea
and west): Corporation of the Presiding Bishop of the Church of Jesus Christ of Latter-da ints, Inc.

owner: Property Reserve Inc., applicant.

Subject to staff findings dated August 17, 2010,
9. Minutes
1. July 20, 2010.
otion was made by Earl Halvas and seconded by Kristen Hood to approve July 20, 2010 minutes as
written. Aye: All
10. Director’'s Report.

No items to discuss tonight.

Motion to adjourn at 11:07 p.m. was unanimous.

Planning Commission Minutes August 17, 2010 Page 6 of 7
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SARATOGA SPRINGS CITY CENTER
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THE SARATOGA SPRINGS
OPPORTUNITY

Rapid growth in Utah County, and especially the areas west and north

of Utah Lake, presents a tremendous challenge as well as a wonderful
opportunity. Forward-thinking planning and design can shape this growth
into a wonderful place for people and families. This is a pivotal moment for
Saratoga Springs and Utah County. It’s an opportunity to create a model of
community development in the Intermountain West, to be a new regional
destination for quality jobs, shopping, recreation, and services, and to become
a complete community for residents. This document provides an innovative
plan to not just create housing for the new anticipated growth but to create a
great place; a place that draws people from around the region and serves the
neighborhoods and local residents by providing walkable town centers, plenty
of open space and parks, nearby jobs and a diversity of housing options.

Not many cities have the opportunity to plan for the future of a property

of this size in the center of their city. With the automobile, the pattern has
been for suburbs to grow as bedroom communities, forcing long commutes.
Saratoga Springs has put down its early roots as a bedroom community but,
unlike most suburban cities, is fortunate that The Church of Jesus Christ

of Latter-day Saints has held in reserve (as a welfare farm) a large area for

a future city center that can provide jobs, shopping, and recreation close to
home. Internal and external transportation connectivity is the one of the keys
to creating the type of city center that is envisioned.

SARATOGA SPRINGS CITY CENTER DISTRICT AREA PLAN
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THE SARATOGA SPRINGS OPPORTUNITY

WHY HERE?
SARATOGA SPRINGS’ STRATEGIC LOCATION

Saratoga Springs is the center point for transportation connections between
Cedar Valley, Utah Valley and Salt Lake Valley. Existing arterials such as
Redwood Road (north-south) and SR-73 (east-west), as well as Pioneer
Crossing and Pony Express Parkway, both of which are under construction,
will link the plan area to surrounding communities and other major
transportation corridors. A future freeway route is planned, connecting the
Saratoga Springs City Center to the Mountain View Corridor to the north and
into the Cedar Valley to the west. With commuter rail and bus rapid transit
stops also planned at the center of the plan area, new residents can expect
seamless connections to most of Utah County and Salt Lake County.

WHY A PLACE LIKE THIS?

DESIGNING A COMPLETE COMMUNITY

Planned as a complete, mixed-use community, the Saratoga Springs City
Center is designed around urban and neighborhood centers. The Plan
emphasizes a diversity of housing options, walkable commercial and job
centers, a resort area, open space, trails, schools and public gathering places
throughout. In the face of mounting concerns about air quality and longer
commute times, this Plan showcases how to build a compact and vibrant
community with a short car, transit, walk or bike commute to home, work,
shopping and recrealional opportunities. The proposed community’s size,
compactness and proximity to services can also lead to a reduction in
automobile travel , air pollution and resource consumption.

SARATOGA SPRINGS CITY CENTER DISTRICT AREA PLAN
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THE SARATOGA SPRINGS CITY CENTER
DISTRICT AREA PLAN

Development Potential

This is a long range vision for this area — anticipated development will occur
over the next 30 years. The rationale for doing such long range planning

is to ensure that decisions made today do not block transportation and
other opportunities, and will allow for efficient and wise future vse of land.
This District Area Plan is the first planning step for a large-scale planned
community district. This planning stage establishes the overall amount of
development that is approved for the property, as well as a vision for the
property, in order to facilitate infrastructure planning. Later planning stages
determine the exact location and detail of various uses. Variables that are
outside of the control of the landowner and even of the City, such as the exact
location and timing of construction of roadways and interchanges, make

it inadvisable to tie down various land uses with precision at the District
Area Plan stage. In fact, multiple land use and transportation scenarios are
provided herein in order to provide additional flexibility to respond to such
variables, although even within each scenario flexibility is to be provided in
the location and specific details of uses.

This Saratoga Springs City Center District Area Plan grants the right to
develop, in accordance with Section 19.26.130 of the City Code, 16,000
housing units and 10 million gross square feet of non-residential uses, at

the discretion of the land owner, which includes the right to develop 20,620
equivalent residential units in accordance with the previously executed water
agreement. Buildout of all these uses would mean a population range of
43,000 to 59,000 and approximately 17,000 jobs. Actual water needed to serve
the development will be determined by applicable ordinances and engineering
standards as development occurs. Open space will be provided within the
ranges as set forth within this Plan.

The Plan was designed in collaboration with Saratoga Springs and in
furtherance of the Saratoga Springs General Plan,

Land Use Table

Type of Land Use Quantity
netenianosing | dsoouns
Non-residential Area 10 million sq. ft.
[fouisemstesgentatunts | sosmovans
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THE SARATOGA SPRINGS OPPORTUNITY

As Utah County grows, it is important to establish new job centers that
provide high-wage employment accessible to residents. The Saratoga Springs
City Center is positioned to provide that type of job center. Transportation
accessibility is essential to facilitate such a job center. This community will be
driven by its position as both a regional and neighborhood serving commerce
center, Access to major multimodal transportation (major roadways and new
transit) networks enhances the marketability of housing in the community
and in attracting jobs and businesses to the area. Even with many jobs
available within Saratoga Springs, some people will continue to commute

to Salt Lake and Utah County job centers. All housing units will be within

a close distance to major highways and/or high speed transit options for
convenient commuting connections.

Current development trends indicate that corporations’ and workers’ concept
of the ideal workplace is changing. Many companies are transitioning from
single-use to multi-use or mixed-use environments, given workers’ desire to
live closer to work environments in order to spend less time commuting, In
addition, companies are locating in places with more transportation options,
usable open spaces, walkable environments, and retail amenities. There are
some key components that are recognized as being essential, including a
master plan with development guidelines supportive of the commercial core,
a transportation system that is effective in moving people and goods, an
educated labor force within a reasonable commuting distance of the work
place, and the provision or existence of lifestyle quality indicators such as
schools, cultural opportunities, and recreational opportunities. Urban design
guidelines can help to achieve a high quality environment that stresses
diverse opportunities for business, recreation, and entertainment, and aids
in the preservation of the environment.

Mixed-use development encourages flexible and creative design as well

as reduces the cost of public infrastructure. It is essential to develop land
within and around the core in a mix of supportive land uses to provide office,
shopping, recreational and cultural uses in close proximity to residents

and employees.

Research indicates that well-executed planned communities can:
+ Be developed as walkable, interconnected, transit-ready places
+ Allow people to live closer to shopping, work, and recreation

« Offer a more diverse mix of housing types

« Preserve open space

+ Allow for a comprehensive approach to infrastructure planning

+ Promote community safety through around-the-clock presence of people

SARATOGA SPRINGS CITY CENTER DISTRICT AREAPLAN 5




THE SARATOGA SPRINGS OPPORTUNITY

In summary, the Saratoga Springs City Center District Area Plan makes
sense for Utah County. It establishes a center of activity and accommodates

a portion of the large forecast of new jobs and housing units. This mixed-

use environment will improve the area’s jobs to housing balance, enhance

the area’s economic sustainability, provide connectivity and accessibility that
will reduce traffic congestion, and contribute to the regional economy. This
District Area Plan is designed to ensure that this part of Utah County reaches
its potential.

What Types of Development Are Possible?

In an active mixed-use community there exists an opportunity to develop

a diversity of building and place types. The community will range from
traditional single family types to mixed-use town centers and job centers.
Extensive trail systems, transit service and walkable distances to commercial
services and jobs characterize the Saratoga Springs City Center District Area
Plan. With less reliance on the automobile and increased emphasis on creating
community, new mixed-use development types are possible.

Jobs and Housing Balance

The creation of housing near job sites should also he a priority to prevent
escalation of commuting costs and time. Failure to deal with workforce
housing issues will certainly diminish the region’s ability to compete in
an increasingly global economy. A healthy jobs/housing balance means

a decrease in long commutes and an increase in time to spend in the
community. '

SARATOGA SPRINGS CITY CENTER DISTRICT AREA PLAN
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SARATOGA SPRINGS CITY CENTER
DISTRICT AREA OVERVIEW

SARATOGA SPRINGS TODAY
Existing Land Use

The existing land use in the plan area is primarily agriculture. The
pressures of population growth on all four sides of the property make
continuation of agriculture in this area challenging. At the request

of, and in collaboration with, the City of Saratoga Springs, this Plan

was developed to contribute towards an attractive community while
developing a broad range of housing and employment uses. An intentional
result of being smart with the land is that growth will use less agriculture
and natural land to accommodate a substantial number of housing units
and jobs, due to the compact plan and small footprint.

SARNOEA SPRHIES Y CHITER DISTRICT AREA PLAN 7
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SARATOGA SPRINGS CITY CENTER
DISTRICT AREA OVERVIEW

Natural Landscape

The plan area is set in the beautiful Utah Valley with the dramatic backdrop of
the Wasatch Mountains to the east and Lake Mountain to the west. Utah Lake
is just southeast of the plan area.

Environmental Constraints

‘There are a variety of natural features in the region; however, the plan area
consists of a large swath of flat agricultural tand that is relatively free of
natural constraints. Steep slopes characterize the Lake Mountain range to the
west, Both Utah Lake and the Jordan River present great opportunities as
amenities to the community.

Plan Area Map and Current Transportation System

Ml Artertal
#nd  Collector

E District Area Plan area
| Additionat CPB ownership
h not subject to District Area Plan

Plan Area Acreage = 2,833
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SARATOGA SPRINGS CITY CENTER
DISTRICT AREA PLAN
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Proposed Transportation Network - Option 1

This Plan provides a vision for the future of the Saratoga Springs City Center.
This section describes the elements of a plan to guide the development of a
great community, including descriptions of the transportation system, street
concepts, urban design guidelines, place types and densities, and a concept
plan that pulls together all the Plan elements. Six alternative scenarios are
described, each of which is consistent with an overall vision for the property.

Proposed Transportation Network - Option 2
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SARATOGA SPRINGS CITY CENTER
DISTRICT AREA PLAN

TRANSPORTATION CONCEPTS

TRANSPORTATION CONCEPTS

The transportation system in Utah County is experiencing increasing
congestion as the population rapidly grows. As the current system approaches
capacity the Saratoga Springs City Center Plan anticipates a freeway

parallet to I-15, an arterial network, a grid system of local roads, and ]ocal
and regional public transportation. In addition, it offers an alternative
development design with less reliance on auto travel. With a robust jobs/
housing balance, close proximity to services and destinations and potential
new commuter rail and bus rapid transit options, there is great potential for
decreased travel times,

Proposed Transportation Network - Option 3 Proposed Transportation Network - Option 4
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SARATOGA SPRINGS CITY CENTER
DISTRICT AREA PLAN

TRANSPORTATION CONCEPTS

Future Freeway and Major Arterials

Because of the barriers of Utah Lake and Lake Mountain, there is a need

for significant transportation capacity through the bottleneck area of
Saratoga Springs. A new freeway is anticipated that connects the Mountain
View Corridor at the north to Cedar Valley to the west and south. Multiple
freeway interchanges in the plan area make Saratoga Springs a convenient
and competitive location for retail, jobs and housing. The existing Pony
Express Parkway is planned to extend to the east through the plan area, and
Pioneer Crossing will provide a direct connection to I-15 from the plan area.
Pony Express and Pioneer Crossing together will form a major east-west
corridor through the plan area and provide access to retail opportunities.
The Mountainland Association of Governments and Utah DOT are currently
conducting a corridor study and will make a final decision for the alignment
of Pioneer Crossing. Final concepts will be based on their decision, as well as
other future decisions of transportation planning agencies regarding freeway
alignments, interchange locations, and other infrastructure.

Proposed Transportation Network - Option 6

SARAEEA SPRINNES Y @HTER CISTRICT AREA LAY 19




SARATOGA SPRINGS CITY CENTER
DISTRICT AREA PLAN

TRANSPORTATION CONCEPTS

Anticipated New High Capacity Transit

'The western portion of Utah County will need a high capacity transit system to
link with the extensive system now being built all along the Wasatch Front, and
should be designed from the outset to plan for that transit system. Therefore
two types of high capacity transit are planned to be accomodated in the District
Area Plan: bus rapid transit and commuter rail. Bus Rapid Transit (BRT) is an
increasingly popular transit choice in urban areas. It is an enhanced bus service
that operates much like light rail, within its own right of way or designated lanes
along the urban thoroughfares. BRT operates with high frequency headways
and has a higher average speed than a rapid bus. BRT buses and stations are
branded to distinguish them from local bus services and the stations have more
amenities than typical bus stops.

Both BRT and commuter rail stops will have major effects on land use.

When properly designed, land use can increase ridership and the development
of stops can increase the value of the surrounding land. As a result, areas

near transit are typically developed in a way that concentrates businesses,
destinations, and housing. The concept for the District Area Plan shows higher
density mixed-use development around potential transit stations. Redwood
Road and Pony Express provide the two major spines of a new BRT system.

Proposed Grid System

The proposed transportation system creates a well connected system of major
and local roads. A grid design builds on existing major arterials and ensures
that all commercial centers and neighborhoods are well connected. In addition,
the ability of major arterial streets to deviate from the grid in order to improve
the efficiency of the freeway system fosters an identity and a sense of place.
The issue of connectivity is especially important to ensure that roads connect
between existing major arterials and communities and that if development

of roads is phased over time convenient access is maintained throughout the
development process. Future effective transportation depends on planned
connectivity.

e e e v — T
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SARATOGA SPRINGS CITY CENTER
DISTRICT AREA PLAN

STREET CONCEPTS

STREET CONCEPTS

Streets throughout the plan area will serve different purposes and carry
varying capacities. The context of the land use along a street shapes the
design of a street. One of the basic building components of the Plan is the
multi-modal street system. A multi-modal street balances the needs of many
modes of travel, giving people the option to walk, bike, ride transit or drive,

Street designs will incorporate Context Sensitive Solutions (CSS). CSSisa
planning process by which transportation projects are designed to serve all
users and meet the needs of the community and environment through which
they pass. Traditionally streets have been designed to have the same layout
throughout their length. CSS adapts the lanes, parking and sidewalks to meet
the needs of the surrounding area, while accommodating the traffic flow. The
street types shown attempt to strike a balance among the road’s function,
adjacent land use, and the competing travel needs.

‘This approach diverges from conventional street designs that emphasize
automobile mobility and speed to the exclusion of other users and instead
relies on the Institute of Transportation Engineer’s Recommended Practice
for Walkable Urban Thoroughfares. Street concepts can be adjusted to best fit
the land use; however the following concepts serve as examples of potential
options. Additional classifications may be proposed through the Community
Plan and/or Viilage Plan process.
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SARATOGA SPRINGS CITY CENTER
DISTRICT AREA PLAN

STREET CONCEPTS

Urban Arterials

Urban arterials have capacity to move a high volume of traffic while
simultaneously accommodating other modes of travel. Arterials form

the backbone of the transportation system and connect smaller scale
neighborhood serving streets. Freeway interchanges will intersect with the
major arterials in the plan area to move traffic easily to regional shopping
and service destinations. Urban arterials serve both local and regional traffic
and are places with jobs, housing and shopping amenities. The urban design
within arterials should be comfortable for pedestrians, and the infrastructure
will include sidewalks, street trees and crosswalks.

Urban Arterial with Bus Rapid Transit

14  SARATOGA SPRINGS CITY CENTER DISTRICT AREA PLAN

ENT

S778:2011 PG 106 of 170




ENT S778:2011 P6 107 of 170

SARATOGA SPRINGS CITY CENTER
DISTRICT AREA PLAN

STREET CONCEPTS

Main Streets

Main streets serve surrounding neighborhoods by creating lively streetscapes
within walking distance of homes. They will also attract visitors to eateries
and shops that give each main street its own unique character. On main
streets, traffic travels slower than on arterials and it is easy to park on the

street or in a shared lot. Buildings along main streets are typically built up to
the sidewalk.

SPRNES @Y @HNER BISTRHICT AREA PLAY - 98




SARATOGA SPRINGS CITY CENTER
DISTRICT AREA PLAN

STREET CONCEPTS

Neighborhood Residential Streets

Neighborhood residential streets do not serve regional traffic, rather they are
low-volume and neighborhood serving. The urban design of residential streets
includes sidewalks, street trees and building frontages. On street parking

is encouraged, both for ease of residents and to slow traffic. Driveways and
garages may be in the back of buildings and accessed by an alley which
decreases the number of driveways entering onto the street.

Neighborhood Residential

16  SARATOGA SPRINGS CITY CENTER DISTRICT AREA PLAN
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SARATOGA SPRINGS CITY CENTER
DISTRICT AREA PLAN

PLANNING CRITERIA AND GUIDELINES

PLANNING CRITERIA AND GUIDELINES

The District Area Plan includes planning criteria and guidelines generally
governing the planning of the Saratoga Springs City Center. Such criteria

and guidelines establish the overall character of the land use designations or
“place types”” The criteria and guidelines contained herein are not meant to be
design standards, but rather, flexible guidelines.

Regional centers are an important focus in the District Area Plan. They
will draw people from throughout the region for shopping and services.
Easy transportation accessibility and visibility are key to the success of
regional retail centers. While regional retail centers are largely dependent
on automobile travel, designing them within the context of adjoining
neighborhoods has the potential to encourage some alternative travel, such
as walking.

Walkable mixed-use neighborhoods represent the most basic places that are
economically stable and environmentally sustainable, Each day residents
and workers travel to meet an array of needs. If a modest fraction of these
trips are made on foot, Saratoga Springs will realize significant economic,
environmental, and social benefits. Car use and expensive roadway
infrastructure can be reduced, and walking improves the likelihood that
neighbors will know each other and engage in informal community policing.
Within neighborhoods, “walk-to convenience” can bring amenities, retail
shops, and community services within a short distance of most homes and
businesses, connected with pedestrian-friendly routes. Streets are more
attractive to pedestrians when building entrances and windows that face

the street and encourage neighborhood activity while discouraging crime.
Street trees and landscaping help create inviting and comfortable walking
environments. Buildings also make environments more pedestrian friendly
by offering protection from heat and rain, and by being designed in a human
scale with features that make streets more welcoming.

The quality of pedestrian environments also plays a critical role in the
success of centers that serve multiple neighborhoods or the region. These
centers typically offer retail, employment, cultural activities, and/or transit
services. Street-facing shops, generous tree-lined sidewalks, and “eyes on
the street” provided by upper-story housing represent essential components
for urban safety and vitality. To become attractive destinations, centers must

SARATOGA SPRINGS CITY CENTER DISTRICT AREAPLAN 17
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DISTRICT AREA PLAN

PLANNING CRITERIA AND GUIDELINES

also incorporate conditions that have made great places throughout history:
encouraging foot-traffic and civic activity, sizing parks and plazas to their
level of activity, shaping urban space with building walls, and using materials
and architecture that correspond with Utah's climate and history.

The following are principles that should serve as the basis for more detailed
development standards adopted with the Community Plan. These principles
are reflected in the place types.

Planning Principles

WALKABLE DISTRICTS

Communities must be pleasant places to walk, to encourage people to reduce
their use of cars. Walkable districts mix complementary uses, maintain
reasonable walking distances, and bring building entrances and facades to the
street. Walkable districts in the Saratoga Springs City Center District Area
Plan will generally be found in urban centers, transit oriented development,
and neighborhood commercial, Walkable neighborhoods such as town
neighborhood and traditional neighborhood support these districts by
providing nearby housing opportunities. Urban grassy areas or hardscape
plazas provide gathering places in walkable districts and can be a focal point

18 SARATOGA SPRINGS CITY CENTER DISTRICT AREA PLAN
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SARATOGA SPRINGS CITY CENTER
DISTRICT AREA PLAN

PLANNING CRITERIA AND GUIDELINES

for restaurants and shopping to locate around. Conveniences and recreation
can be walked to easily, along safe and altractive routes. This traditional “main
street” or “town center” pattern presents a sensible alternative to auto-reliant
development that separates housing and jobs from conveniences and transit,
exacerbales traffic congestion, creates social enclaves, and consumes more land.
Above ground floor retail and offices there could be opportunities for people to
live within these walkable mixed use districts in upper story residential units.

SMART PARKING

Walkable districts are supported by smart parking strategies. While transit,
biking and walking are important pieces of a transportation strategy, people
will continue to own and drive cars. To make the optimal use of land in centers
and along main streets, it is important to provide the right amount of parking
capacity and not too much. These walkable districts are areas in which you
can park once and walk to a variety of destinations. Both on-street parking
and off-street lots, preferably behind buildings, allow the ease of parking once.
Offices usually do not need parking spaces in the evenings when restaurants
and residences do, so these and other uses can share the same spaces over the
course of a day.

LIVABLE STREETS

Streets can set the stage for many dimensions of community life. Streets

in mixed-use centers that are lined with street trees, sidewalks, building
entries and windows make walking more attractive - whether for errands or
recreation. Well-designed streets also make it easier to meet neighbors and
partake in community life. Their character can also have a profound effect on
the image and identity of a city or neighborhood. Multi-modal streets slow
traffic through centers, bringing the necessary activity while simultaneously
making them places that are desirable to visit. Livable streets are created

by implementing a variety of design elements including some or all of the
following:

« Street trees for shade and aesthetic qualities
+ Benches and street furniture
« Wide sidewalks

« Safe intersection crossings —
curb extensions and colored/textured crosswalks

« On-street parking

SARATOGA SPRINGS CITY CENTER DISTRICT AREA PLAN
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PLANNING CRITERIA AND GUIDELINES

STREET-FACING ARCHITECTURE

Streets are more attractive and safe when they are lined with building
entrances and windows, rather than parking lots or blank garage doors.
Furthermore, commercial streets that have entrances from the sidewalk and
display windows tend to be more popular with pedestrians. Minimal front
setbacks for buildings contribute activity and informal surveillance to the
street, which encourages walking. Porches provide families with a protected
place where they can engage in neighborhood life. By implementing smaller
setbacks, buildings also establish a more intimate and village-like scale.

A SENSE OF PLACE

Saratoga Springs is a unique place with roots in Utah County’s climate,
topography, history and cultural traditions. The design of the plan area will
cultivate interaction between residents and create a community connected to
place. An important dimension of place-making includes the way in which
buildings and public space relate: buildings should create coherent and well-
shaped public spaces while shielding them from parking lots and other features
that dilute activity and urban form along streets, parks, and plazas,

NETWORK CONNECTIVITY

New streets should be designed to reinforce connectivity within and
throughout the plan area. Connected streets decrease traffic on adjacent
arterials, shorten distances, and improve conditions for walking and biking.
While disconnected streets may enhance privacy and discourage through traffic
they also hinder walking and biking and decrease opportunities for community

interaction in neighborhoods.
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SARATOGA SPRINGS CITY CENTER
DISTRICT AREA PLAN

PLANNING CRITERIA AND GUIDELINES

PUBLIC/COMMUNITY SPACES

Public/community spaces are designed in many shapes, sizes and forms and
are critical components of a healthy community, Public/community spaces
should be identified as achieving a specific goal such as creating parks, greens,
squares, plazas and playgrounds and should be developed and improved to
the extent that they will serve the purpose for which they are designated.
Public/community spaces will include urban public space, neighborhood
public space and regional open space.

Place Types

“Place Types” describe combinations of land uses in which the planning
principles are applied in a certain way to achieve a particular community
character. Place types are meant to be used as a guideline for future
development. Each type covers a range of uses and building types that are
described and illustrated by images taken from similar places throughout

the country. Descriptions of each place type follow. The precise boundaries,
locations, and mix of uses within each place type are allowed to be flexible.
Not all place types and land uses authorized in this Plan are required to be
utilized. Conversely, new place types and land uses may be approved as needs
change. Densities are to be calculated as average densities across the entire
place type for the listed use. For example, residential density is calculated as
an average density across all residential acres within the place type. Densities
are not required to be maximized.

Dwelling Unit

*
Place Types Density Range Range of FAR
- 14-75 ol Ty
8-75 1.25-2.4
e30 |Bsosem- .

iOfficejWarehotise: 5

Neighborhood Commercial

Resort/Hospitality

* FAR = Floor Area Ratio
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The urban center place type incorporates a vibrant and
URBAN CENTER concentrated mix of residential, retail and employment uses.

Urban centers serve as a significant source of employment and

Range of Average Dwelling Units/Acre | 14-75 du/ac provide many essential local and regional services. The land

use mix is typically apartments, condominiums and ofhice with

Range of Average FAR 0.39-2.34 ' A )
Range of Open Space 3-9% some supportive retail, civic and other housing types, such
as townhomes. Urban centers are highly walkable, with wide,

Open Space Types: inviting sidewalks, active streets and several destinations within
« Plaza +  Greenway a small area. Interconnected streets make the area inviting on
*  Entrance park + Parkway (Boulevard) foot and accessible by car, transit and bicycle. On-street parking
» Special use + Park Lawns L. L.
e Waterfront . Connector trail accommodates visitors to the district and creates a comfortable
+ Waterway/Channel buffer between pedestrians and traffic. Urban centers can serve
The “ingredients” that as important transit hubs for commuter rail, light rail or Bus

make up an Urban Center: Rapid Transit systems. Open space will be primarily in the form

22  SARATOGA SPRINGS CITY CENTER DISTRICT AREA PLAN
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: : : S — = Transit oriented development refers to new development
TRANSIT ORIENTED:DE ._ L 13 planned to accommodate mass transit with dense mixed-use at
S . c o B the existing or planned transit station or corridor, transitioning

i-family and single-familv housi inge.
Range of Average Dwelling Units/Acre | 8-75 dufac to multi-family and single-family housing on the fringe. The

transition may occur over a distance of up to a half-mile. The

Range of Average FAR 1.215-24 - . . . e
g¢ of fverage majority of the area is typically developed with multifamily

Range of Open Space B-9% residential, townhomes, and mixed-use retail, and office, with
Open Space Types: smaller amounts of single family. Residents will choose to live
+  Square »  Special use in these places because of walkability to nearby jobs , easy
+ Plaza + Community park access to transit for commutes to regional jobs or accessibility
« Pocket park « Parkway (Boulevard) . . i
+ Neighborhood park « Connector trail to services. Street trees, lighting, on-street parking, pavement
«  School Park treatments and effective signage at intersections will aid

The “ingredients” that make up pedestrians with way finding. Short blocks create quick access

Transit Oriented Development to the station and the public places. Public plazas and/or civic

SARATOEA SERINES Ay @ETE CISTRICT AGEAPLAN 2B
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TOWN NEIGHBORHOOD

Range of Average Dwelling Units/Acre | 6-34 du/ac
Range of Average FAR 0.36-1.82
Range of Open Space 13-15%

Open Space Types:

+ Plaza « Community Garden

+ Entrance or pocket park  +  Greenway

»  Neighborhood park «  Walerway/channel

« Community park « Parkway (Boulevard)

+ School park « Park lawns

« Special use Connector trail

The “ingredients” that

make up a Town Neighborhood:

Town neighborhoods are vibrant and close to urban and
commercial centers or transit stations. Town neighborhoods
are predominately residential in nature, but are distinguished
from other residential areas because of the wide variety of
housing options they offer. The housing mix is comprised
primarily of single family, a significant portion in small scale
multifamily and a smaller percentage in townhomes. They
are characterized by close proximity to neighborhood serving
commercial shops and offices along key corridors or at key
intersections. The streets are expected to be highly walk-
able, providing connectivity to shopping, schools, and other
community services. There will be some emphasis on slowing
traffic with the help of on-street parking and other similar
traffic calming measures.
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PLANNING CRITERIA AND GUIDELINES

Business parks are comprised of low to medium density office
BUSINESS PARK buildings. Business parks can also contain a small amount of

light industrial and retail uses. They provide a concentration

of diverse employment opportunities in close proximity to

housing. Business parks will be designed to be easily accessible

by the freeway, major arterials, commuter rail and integrated

Range of Average Dwelling Units/Acre |0 du/ac
Range of Average FAR 0.39-0.93
Range of Open Space 15-17%

Open Space Types:

« Plaza »  Greenway

« Entrance park +  Parkway {Boulevard)

< Pocket park » Park lawns

« Special Use » Connector trail

The “ingredients” that
make up a Business Park:

into the community’s street network for walkability. Business
park uses must be sensitive to and compatible with the
surrounding uses.
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‘ Office warehouse is made up of a2 mix of low and medium
OFFICE WAREHOUSE density industrial buildings. This type often consists of

industrial yards and campuses separate from other uses due

Range of Average Dwelling Units/Acre |0 du/ac to the nature of the industrial use. However, office warehouse
Range of Average FAR 0.39-0.93 can be located adjacent to other uses and walkable and
Range of Open Space 15 - 17% bikable to housing. The availability of this place type in

Oven S T the community has the potential to attract businesses and
pen Space Types: industry to the region. Industrial uses must be sensitive to

+ Plaza + Parkway (Boulevard) .

. Entrance park +  Park lawns and compatible with the surrounding uses.

« Special Use « Connector trail

«  Greenway

The “ingredients” that
make up Office Warehouse
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NEEHBORNCOD COMMERCIAL

Neighborhood commercial is modeled after the American
tradition of “Main Street” as a place for living, working and

shopping. These are active areas with buildings usually right

Range of Average Dwelling Units/Acre | 5-14 du/ac

up to the sidewalk and parking available on-street. Businesses

will be visible from the street and sidewalk, with storefront

windows encouraging interaction with the sidewalk activity.

Range of Average FAR 0.39-1.50
Range of Open Space 13-15%
Open Space Types:
Pocket park Community garden

Neighborhood park
Community park
Special Use

Parkway (Boulevard)
Greenway
Conneclor Lrail

The “ingredients” that make
up Neighborhood Commercial

It serves as a center for small community or neighborhood
services including retail and offices. Buildings include one
story retail, office, single family, townhouses and potentially
some mixed use. Streets will have street trees and wide
sidewalks, with treatments such as pavement textures, bulb-
out curbs at intersections for easy pedestrian crossings

and on-street parking separating pedestrians from traffic.
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Regional retail includes an agglomeration of large and

REGIONAL RETAIL small scale retail buildings. Some office buildings can

also be found in regional retail areas. The retail serves a

Range of Average Dwelling Units/Acre | 0 du/ac community that extends beyond the neighborhoods to the
Range of Average FAR 0.36-0.47 entire region. Regional retail provides adequate parking
Range of Open Space 11-14 % for the businesses in close proximity to the stores and
Open Space Types: the customers arriving via automobile. Regional retail is
« Plaza + Greenway located at major intersections of highways and arterials and
+ Entrance park +  Parkway (Boulevard) along key transit corridors in the region. Housing is not
« Pocket park + Park lawns . ) ] )
. Special Use . Connector trail included in this place type, however neighborhoods may
be located adjacent to regional retail. Nearby residential
The “ingredients” that can be connected to regional retail centers by a grid street
make up Regional Retail: network that is walkable.
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TRABITIONAL NEIEHBORROOD

Range of Average Dwelling Units/Acre | 5-32 du/ac

Range of Average FAR 0.47-1.04
Range of Open Space 18- 24%
Open Space Types:
+ Plaza = School park
« Entrance park « Sports complex
» Pocket park + Special use
» Neighborhood park + Community garden
« Communily park + Parkway (Boulevard)
» Regional park «  Greenway

The “ingredients” that make
up a Traditional Neighborhood:

ENT S778:2011 P6 121 of 170
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Traditional neighborhoods in this district are medium-
density residential areas typically comprised of many
small lot single-family dwellings, some townhomes and
small scale apartments. Houses in these neighborhoods
are close enough to the street to encourage interaction
among neighbors and create a “front porch” culture.
Houses are closer together and on smaller lots than

in a master planned subdivision. There are small
neighborhood serving parks and connections to trails.
Street connectivity is relatively favorable, allowing for

a walkable environment and transit options. On-street
parking slows traffic and creates a buffer between traffic
and pedestrians on the sidewalks.
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A e 3 L S Master planned subdivisions are comprised primarily of
. LAV N b e it v S G

single family homes. The single family homes are varying

designs on a range of lot sizes. Mixed in the single family

Range of Average Dwelling Units/Acre | 4-14 du/ac neighborhoods, some townhomes can typically be found.
Range of Average FAR 0.35-0.5 Residential uses in a master planned subdivision are
Range of Open Space 22 - 28% separated from other commercial activities. However

Open Space Types: the neighborhoods are walkable with sidewalk and trail

+ Entrance or pocket park  « Park lawns connectivity. Open spaces and parks are abundant in this

«  School park « Connector trail 1 t d : :

« Neighborhood park « Paseo place type and are easﬂy accessible.

+ Special Use « Community garden

+  Greenway + Sports Complex

Parkway (Boulevard) » Regional park

The “ingredients” that
make up Master Planned Subdivision
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Resort/Hospitality refers to a development type that may
RESORT/HOSPITALITY. include hotels, marinas, shopping, restaurants, recreation

activities, hot springs and boardwalks. This place type

Range of Average Dwelling Units/Acre | NA

may serve as a vacation destination with hotels and

rental condominiums available within close proximity to

the community’s urban centers. Local residents will take

Range of Average FAR NA
Range of Open Space 25-33%
Open Space Types:

« Plaza «  Greenway

« Entrance park « Parkway (Boulevard)
+  Waterfront « Park lawns

+  Waterway/Channel + Connector trail

«  Special Use

The “ingredients” that make up
Resort/Hospitality Development

advantage of the shopping and restaurant opportunities
in this unique lakefront setting. This development takes
advantage of spectacular lakefront views and lake and
river front recreation opportunities.
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Concept Map

The concept plan illustrates a design to guide the development of the

plan area. The design was developed in collaboration with the City and
informed by transportation planning, the geography, existing development,
and projected housing and employment numbers. There is a hierarchy of
commercial and mixed-use centers that are distributed regularly to serve the
population with a variety of services. A mix of residential neighborhoods
provides diverse housing product options to allow families at all different
stages of life to be able to live in close proximity to each other. Existing
residential neighborhoods are buffered.

Proposed Concept Map - Option | Proposed Concept Map - Option 2
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EMPLOYMENT CENTERS

Areas of the plan with the highest employment numbers are office park, office
warehouse and town center, with additional employment in regional retail.
These four place types make up the major Employment Centers of the District
Area Plan. One of the keys to this plan is a healthy jobs to housing ratio.

The employment found in these areas is a mix of office, research, retail, and
light industrial jobs. With extensive water rights and flat, easily developable
land, it is advantageous to encourage a light industry to locate here. Areas

on the concept plan with high employment opportunities are located with
convenient access to transit, major arterials and/or the new freeway. Some

of the employment centers have residential mixed into them and all are
supported by surrounding neighborhoods that will provide housing in
walkable distances to jobs.

Proposed Concept Map - Option ¢

R
L0

"A,

’

BT e g T
e w??\@'ﬁ,ﬁ.‘"‘}?v&‘? .




SARATOGA SPRINGS CITY CENTER

DISTRICT AREA PLAN

PLANNING CRITERIA AND GUIDELINES

TOWN CENTERS

ENT S778:2011 PG 124 of 170

Town centers create the hearts of activity in the Plan. Urban centers, regional

retail, and transit oriented development cluster together to create these town

centers. Town centers have a mix of local serving uses as well as retail that

provides a regional draw. The larger town center of the plan area is surrounded

by a mix of employment opportunities and higher density housing options and

is well served by major transportation routes such as Redwood Road, Pony

Express Parkway and commuter rail. The smaller town centers have a mix of

retail, office and residential and are located on the major corridors in the Plan.

Each town center will grow and evolve over time, probably beginning as a one

to two story mixed use area and eventually growing to support four to six story

buildings. A town center environment provides a good location for a compact,

urban community college. Nearby housing and transportation options provide

students with easy commutes to school.

Proposed Concept Map - Option 5

Proposed Concept Map - Option 6
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SECONDARY NEIGHBORHOOD COMMERCIAL CENTERS

In addition to town centers, neighborhood commercial centers have been
located at key intersections throughout the Plan, so that most households are
anticipated to be within half a mile of retail and services. This is a distance
easily covered by car, transit or bicycle in a matter of minutes while also
being accessible by pedestrians. Successful development of the town and
neighborhood centers will require careful management of nearby uses to
ensure, for example, that strip commercial uses outside the plan area do not
capture the demand for retail development that is otherwise planned for the
town centers.

RESIDENTIAL AREAS

The plan area will provide a mix of housing choices. This mix provides
housing opportunities to a variety of ages and incomes. The town and
neighborhood centers are conceived as mixed use and contain a sizable
portion of the housing. The housing in these centers is a mix of multifamily
units in mixed-use and apartment buildings as well as townhomes and small
lot single family homes. Large areas of primarily residential neighborhoods
surround the commercial centers. These are identified as traditional
neighborhood and master planned community on the map and consist of a
mix of single family homes, townhomes and apartments of varying sizes.
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OPEN SPACE

Among its many qualities, open space serves as recreation and gathering
places, and provides pedestrian and bicycle access to employment, shopping
and education. The Saratoga Springs City Center is surrounded by bountiful
open space, including mountains, the Jordan River, Utah County Inlet

Park and Utah Lake. Extensive trails and diversity of open space wiil

afford residents a high quality of life and promote a healthy lifestyle. Rigid
adherence to this Plan is not contemplated or desirable. This Plan is intended
to allow flexibility and creativity in the planning of open space.

Open space fulfills many different functions for a community; therefore,
different ratios and designs of open space are appropriate for different areas in
the Plan. The Open Space Type table identifies a wide range of possible open

space types to be considered within the Saratoga Springs City Center.
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Service
Radius

Open Space Type General Description Typical Size Examples

A public space, seldom larger than a block,
at the intersection of important streets, and
circumscribed spatially by building
frontages. Its landscape consisting of paths, Pioneer
L 1/8to 1/4
lawns, trees, and civic buildings all formally ) Square
Square . s \ 1to3acres mile
disposed, and requiring substantial radius (Portland
maintenance. Often understood as the Square)
heart or center of a heighborhood or
district.
i | Available for civié'purposes and I ) )
commercial activities. Spatially defined by ;
g h . Olympic
building frontages. Design consists
N : - 1/4to0 1/2 Plaza @
primarily of pavement with optional trees. upto2 .
Plaza . . . mile Gateway
Located at intersections of important acres -
) radius (Salt Lake
streets. Programmed with passive uses and .
. . City, UT)
serves as point of respite.
Formal delineation of a residential
community entrance through landscaping Daybreak
Entrance park and monumentation. It provides passive upto 1 acre (South
uses and creates neighborhood identity. Jordan, UT)
| smalland frequent, generally with péssive
recreation that ensures walkable green
spaCfa aiccess frfr' gveryone. May contain 2,500 SF to 1/4 mile Davis Park
Pocket park specialized facilities that serve a 1 acres radius (Salt Lake
concentrated or limited population or City, UT)
group such as tots, pets, or senior citizens.
The heighiborhood park remains the basic
unit of the park system and serves as the
recreational and social focus of the
neighborhood. The focus is on informat /410 172 Reservoir
Neighborhood active and passive recreation. The park 3to 10 mile Park (Salt
park should be centrally located within the acres radius Lake City,
neighborhood. Frequently these parks are un
developed adjacent to clvic uses such as an
elementary school.
i “The focus of this ﬁdrft classification Is on -
meeting community based recreational
needs, as well as preserving unique
landscapes and open spaces. They allow for
group act.nfltles and offer other recreational 1010 20 1/2 .to 2 Scera Park
Community park | opportunities not feasible at the acres mile (Orem. UT)
neighborhood level. They should be radius !
developed for both active and passive
recreation activities and serve two or more
neighborhoods.
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Typical

Service

Open Space Type General Description Size Radius Examples
Serves a broader purpose than
community parks and is used when
community and neighborhood parks
are not adequate to serve the needs of 2 mile Liberty Park

Reglonal park the community. Focus Is on meeting 20+ acres di (Salt Lake

community-based recreation needs as racius City, UT)
well as preserving unique landscapes
and open space.
School site that can be classified as Farmington
fulfilling specific public space Elementary -
requirements for other classes of parks 5t08 1/2 mile Main City

School park such as neighborhood, community, acres radius Park
sports complex, and special use. ’ (Farmington,

| Joint-use agreement required. um
Heavily programmed athletic fields
and associated facilities at larger and
fewer sites strategically located 2to5 Sunnyside
40 to 150 Park (Salt
Sports complex | throughout the community. Locate mile
acres . Lake City,
with good automotive and pedestrian radius Un
access.
Covers a broad range of parks and
recreation facilities oriented toward
single-purpose use. Special uses
generally fall into three categories:
Historic/Cultural/Social Sites {ex:
historic downtown areas, performing
arts parks, arboretums, ornamental
gardens, indoor theaters, churches, Pioneer
public buildings and amphitheaters).
i o . Monument
Recreation facilities (i.e. either : .

Special use - . Varies Varies State Park
specialized or single purpose facilities) (Salt Lake
fall into this category; for example, City, UT)
community centers, senior centers, ’
hockey arenas, marinas, golf courses
and aquatic parks. Frequently
community buildings and recreational
facilities are focated within
neighborhood parks and community
parks.

Waterfront space serving as public
access to open water. Itis located Daybreak -
with community and regional access Cquirrh Lake

Waterfront in mind. Uses include trailheads, boat Varles Varies (South
launches, day picnicking, and fishing. Jordan, UT)
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ypica S

Open Space Type General Description Size Radius Examples
Space programmed specifically for ‘
gardening. Located in the center of a
neighborhood to provide convenient '
Community and safe access. Oftentimes includedin| upto 1l 1/8to Daybreak -
1/4 mile (South
garden pocket parks and neighborhood parks. acre di Jordan, UT)
They are a valued asset in urban areas, radius ordan, \
where residential yards are rare. !
1
The space Is located around or within a
natural resource area (stream;
wetlands) but is user based in function.
Uses indude nature viewing and study,
modal sport recreation, and also Boise River
Greenway function as cannections within the Varies Varies Greenbelt
larger park system allowing (Bolse, ID)
uninterrupted pedestrian movement.
Corridor width 25-200 feet with 50 feet
a standard minimum,
| Linear space defined by a waterway. |
The space serves as a pedestrian
connecticn, recreational opportunity, Daybreak
Waterway/Channel | and property value creation (waterfront Varles Varles {South
property). It can serve as a secondary Jordan, UT)
connectian to a greenway or parkway.
| Typically less than 100 feet in width. B
Urban streets that provide comfortable
and safe pedestrian and cyclist 300 South |
Parkway connections. May include landscaped Varles Varies 600 East
{Boulevard) center median, large shade trees, on or (Salt Lake
off street bikeways, and seating. City, UT)
Open space within a Public ROW that South
allows for passive use, bus stops, shade . . Temple (Salt
Park lawns trees and ornamental landscaping. Varies Varies Lake City,
Secondary public connections fqr
pedestrians and cyclists. Located as
mid-block connections, linkages Boise
Connectortrall | between ather park spaces. Typically Varies Varies Greenbelt
less than 30 feet in width with minimal (Boise, ID)
landscaping.
Linear pedestrian corridor that is I N
defined by homes fronting the space. 05102 Daybreak
Paseo Often includes passive activities as well ) Varies (South
as tot lots, community gardens, half acres Jordan, UT)
court ball games. '
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It is anticipated that other types of open space, not included on the table on
previous pages, might be applicable and appropriate for consideration in
Saratoga Springs. Other open space types may be proposed by the applicant
and added to this list at the discretion and approval of the City Council.

As programming develops at the Community Plan and Village Plan stage,

the open space needs for each of the proposed place types will be satisfied by
assigning one or more of the various open space types identified above to each
place type, generally following the matrix set forth below.

Place Types
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Square
Plaza
Entrance Park
Pocket Park
Neighborhood Park
Community Park
Regional Park
School Park
Sports Complex
Special Use
Waterfront

Community Garden

Open Space Types

Greenway
Waterway/Channel
Parkway (Boulevard)
Park Lawns
Connector Trail

Paseo
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i SARATOGA SPRINGS CITY CENTER
Assuming a blend of place types consistent with the DISTR'CT AREA PLAN

concept maps on pages 32-34, this Plan would provide PLANNING CRITERIA AND GUIDELINES
total open space acreage and percentages as follows:

Acrz::elr by N:Iai;;:: “ Acreage
Place Types Place Type Low High Low High
Urban Center 256 8% 9% 20.48 23.04
Transit-Oriented Development 92 8% 9% 7.28 8.19
Town Neighborhood 341 13% 15% 44.2 51
Traditional Neighborhood 655 16% 24% 1179 157.2
Neighborhood Commercial 200 13% 15% 26 30
I Master Planned Community 567 22% 28% 12474 158.76
Regional Retall 234 1% 14% 25.74 3276
Office Warehouse 97 15% 179% 14.55 16.49
Business Park n 15% 17% 5115 57.97
Resort/Hospitality 50 25% 33% 12,5 16.5
2833 444.75 852.15
15.7% 19.5%

DETERMINING OPEN SPACE REQUIREMENTS
When determining precise open space requirements at the Community Plan
and/or Village Plan stage, within the ranges identified above, the City Council
will take into account the following factors:
« The desirability and balance, within certain place types, between
active open space and passive open space;
« The intensity of programmed uses within the proposed open space
(by way of example, a public swimming pool on 3 acres may provide
the same open space benefit to the City as a park on 10 acres);
« The capital requirements of the open space features (by way of
example, a skate park may satisfy the same open space requirement as
a much larger soccer field);
o The shifting of open space from one place type to another (by way
of example, open space in a retail place type may be reduced to offset
a larger community park in another location within the District);
« The accessibility and proximity of the open space;
« The quality of the open space; and
+ Requirements for land dedication, capital improvement, maintenance,
and impact fees should ensure that cross-subsidization between the
project and the remainder of the City does not occur, in order that
all City residents bear their fair burden of the costs associated with
such requirements.
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Open space within the Saratoga Springs City Center will be planned and
programmed from a needs-driven perspective across the entire plan area. For
example, while a community park may not be justified or required within the
open space ranges for the proposed place types for any single Community
Plan area, a community park may nevertheless be required at an appropriate
stage of plan development. The landowner will cooperate with the City in a
process of master planning the Saratoga Springs City Center park and open
space needs. Variances from the ranges may be granted in order to either
defer or accelerate the provision of open space. The City of Saratoga Springs
has identified the need for the following open space features:

» Community Park
» Public Swimming Pool
» Community Center

« Interconnected Trail Network

The precise location, character, and financing structure of such features would
need to be worked out over time. Furthermore, to the extent such open space
features are sized and designed to serve a population outside of the plan area,
appropriate allocation of the costs will need to be worked out. Such open
space will be disbursed through the plan area, allowing easy and convenient
access by residents and visitors.

To ensure that open space will be used, certain points of design criteria will be
considered. The following list applies particularly to urban and neighborhood
public spaces,

» Create intimate places - “outdoor rooms”

» Too much space disperses people - encourage higher intensity use per
park

+ Make it easily accessible for pedestrians - make it walkable

+ Surround with development that will support the use of public space

» Know the community needs - what population are you building for?

» Create a destination

+ Locate in areas of high visibility
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SARATOGA SPRINGS CITY CENTER
DISTRICT AREA PLAN

PLANNING CRITERIA AND GUIDELINES

Resort/Hospitality/Recreation

Resort/Hospitality/Recreation refers to a development type that may
include hotels, marinas, retail, restaurants, recreation activities, hot springs
and boardwalks. This development type is located to take advantage of
Utah County Inlet Park, Utah Lake and the Jordan River, as well as active
commercial centers and spectacular lake and mountain views. Lake and
riverfront recreation opportunities make this a natural location for a
destination, which builds on the history of Saratoga Springs as a resort
destination for its hot springs.

Other Major Uses

Other uses will be included over time in Community and Village Plan stages
that are not located in the Plan such as schools and churches. An area that
includes this size of population will eventually contain medical centers, and
potentially an urban style community college near commuter line. The Plan
should be flexible enough to accommodate these needed uses at the time the
opportunity arises. The applicant recognizes that the city will be updating
its Capital Facilities Plan and will cooperate in providing any requested
information to aid in the process.
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SARATOGA SPRINGS CITY CENTER
DISTRICT AREA PLAN

APPENDIX-OPEN SPACE TYPES

Square

Description Size

A public space, seldom larger than a block, at the 11to 3 acres
intersection of important streets, and circumscribed

spatially by building frontages. Its landscape consisting Service

of paths, lawns, trees, and civic buildings all formally 1/8 to 1/4 mile radius
disposed, and requiring substantial maintenance. Often

understood as the heart or center of a neighborhood or Examples

district. Pioneer Square - Portland, Oregon
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SARATOGA SPRINGS CITY CENTER

DISTRICT AREA PLAN

APPENDIX-OPEN SPACE TYPES

TOD

Plaza

TR

Description

Available for civic purposes and commercial activities.
Spatially defined by building frontages. Design consists
primarily of pavement with optional trees. Located at
intersections of important streets. Programmed with
passive uses and serves as point of respite.

Size
up to 2 acres

Service
1/4 to 1/2 mile radius

Examples
Olympic Plaza- Gateway Lifestyle Center Salt
Lake City, Utah
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SARATOGA SPRINGS CITY CENTER
DISTRICT AREA PLAN

A

PPENDIX-OPEN SPACE TYPES

Entrance Park

Description

Formal delineation of a residential community entrance
through landscaping and monumentation. it provides
passive uses and creates neighborhood identity.
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Size

upto 1 acre
Service
Varies
Examples

Entrance @ Daybreak - South Jordan, Utah
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Pocket Park

Description

Small and frequent, generally with passive recreation
that ensures walkable green space access for everyone.
May contain specialized facilities that serve a concen-
trated or limited population or group such as tots, pets,
or senior citizens.
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SARATOGA SPRINGS CITY CENTER
DISTRICT AREA PLAN

APPENDIX-OPEN SPACETYPES

< |- I
Size

2,500 SF to 1.0 Acre

Service
1/4 mile radius

Examples
Davis Park - Salt Lake City, Utah




SARATOGA SPRINGS CITY CENTER

DISTRICT AREA PLAN

APPENDIX-OPEN SPACE TYPES

Neighborhood Park

Description

The neighborhood park remains the basic unit of the
park system and serves as the recreational and social
focus of the neighborhood. The focus is on informal
active and passive recreation. The park should be
centrally located within the neighborhood. Frequently
these parks are developed adjacent to civic uses such
as an elementary school.
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Size
3t0 10 acres

Service
1/4 to 1/2 mile radius

Examples
Reservoir Park - Salt Lake City, Utah




Community Park

Description

The focus of this park classification is on meeting
community based recreational needs, as well as
preserving unique landscapes and open spaces. They
allow for group activities and offer other recreational
opportunities not feasible at the neighborhood level.
They should be developed for both active and passive
recreation activities and serve two or more neighbor-
hoods.
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SARATOGA SPRINGS CITY CENTER

DISTRICT AREA PLAN

APPENDIX-OPEN SPACE TYPES

i

‘.lmmacwc

Size
10to 20 acres

Service
1/2 to 2 mile radius

Examples
Scera Park - Orem, Utah
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SARATOGA SPRINGS CITY CENTER
DISTRICT AREA PLAN

APPENDIX-OPEN SPACE TYPES

Regional Park

Description

Serves a broader purpose than community parks and
is used when community and neighborhood parks

are not adequate to serve the needs of the commu-
nity. Focus is on meeting community-based recreation
needs as well as preserving unique landscapes and
open space,
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MEC

Size
20+ acres

Service
2 mile radius

Examples
Liberty Park - Salt Lake City, Utah




School Park

Description

School site that can be classified as fulfilling specific
public space requirements for other classes of parks
such as neighborhood, community, sports complex,
and special use, Joint-use agreement required.
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SARATOGA SPRINGS CITY CENTER

DISTRICT AREA PLAN

APPENDIX-OPEN SPACE TYPES

TR FRC
Size
5108 acres
Service

1/2 mile radius

Examples
Farmington Elementary Schoot -
Farmington, Utah
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SARATOGA SPRINGS CITY CENTER
DISTRICT AREA PLAN

APPENDIX-OPEN SPACETYPES

Sports Complex

Description

Heavily programmed athletic fields and associated
facilities at larger and fewer sites strategically located
throughout the community. Locate with good automo-
tive and pedestrian access.
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T

TR MPC

Size
40 to 150 acres

Service
2 to 5 mile radius

Examples
Sunny Side Park - Salt Lake City, Utah




Special Use
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SARATOGA SPRINGS CITY CENTER
DISTRICT AREA PLAN

APPENDIX-OPEN SPACETYPES

I 1

Description Size
Covers a broad range of parks and recreation facilities oriented toward Varies
single-purpose use. Special uses generally fall into three categories;
Historic/Cultural/Social Sites (ex: historic downtown areas, performing arts

: . Service
parks, arboretums, ornamental gardens, indoor theaters, churches, public Varies

buildings and amphitheaters). Recreation facilities (i.e. either specialized

or single purpose facilities) fall into this category; for example, community

centers, senior centers, hockey arenas, marinas, golf courses and aquatic ~ Examples

parks. Frequently community buildings and recreational facilities are Pioneer Monument State Park
located within neighborhood parks and community parks.
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SARATOGA SPRINGS CITY CENTER
DISTRICT AREA PLAN

APPENDIX-OPEN SPACE TYPES

Waterfront

Description Size

Waterfront space serving as public access to open water. Itis Varies

located with community and regional access in mind. Uses

include trailheads, boat launches, day picnicking, and fishing. Service
Varies
Examples

Pelican Bay Marina - Saratoga Springs, Utah
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SARATOGA SPRINGS CITY CENTER
DISTRICT AREA PLAN

APPENDIX-OPEN SPACE TYPES

Community Garden .I.@m JEY N I P

Description Size

Space programmed specifically for gardening. Located upto 1 acre

in the center of a neighborhood to provide convenient

and safe access. Often times included in pocket parks Service

and neighborhood parks. They are a valued asset in 1/8 to 1/4 mile radius

urban areas, where residential yards are rare. '
Examples
Daybreak Community Garden - South Jordan,
Utah
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SARATOGA SPRINGS CITY CENTER
DISTRICT AREA PLAN

APPENDIX—OPEN SPACE TYPES

Greenway

Description

The space is located around or within a natural resource
area (stream; wetlands}) but is user based in function.
Uses include nature viewing and study, madal sport
recreation, and also function as connections within the
targer park system allowing uninterrupted pedestrian
movement, Corridor width 25-200 feet with 50 feet a
standard minimum.
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v o<

Size

Varies

Service
Varies

Examples
Boise River Greenbelt - Boise, Idaho
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SARATOGA SPRINGS CITY CENTER
DISTRICT AREA PLAN

APPENDIX-OPEN SPACETYPES

Waterway/Channel lm wpC o
Description Size
Linear space defined by a waterway. The space serves Typically less than 100 feet in width. Length
as a pedestrian connection, recreational opportunity, varies.
and property value creation (waterfront property). It Service
can serve as a secondary connection to a greenway ar Varies
parkway.
Examples

Daybreak - South Jordan, Utah
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DISTRICT AREA PLAN

APPENDIX-OPEN SPACE TYPES

Parkway (Boulevard) - P Hﬂ

Description Size

Urban streets that provide comfortable and safe pedes- Varies

trian and cyclist connections. May include landscaped

center median, large shade trees, on or off street Service

bikeways, and seating. Varies
Examples

600 East, 300 South (Broadway)

| - i T

Urban - 300 South SLC, Utah
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SARATOGA SPRINGS CITY CENTER
DISTRICT AREA PLAN

APPENDIX-OPEN SPACE TYPES

Park Lawns

:]ﬂ

Description

Open space within a public right-of-way that allows

for passive use, bus stops, shade trees and ornamental

landscaping. Service
Varies

Examples
South Temple - Salt Lake City, Utah

S0 & G 2o

=
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DISTRICT AREA PLAN

APPENDIX-OPEN SPACE TYPES

Connector Trail ) e W@i
Description Size

Secondary public connections for pedestrians and Varies

cyclists. Located as mid-block connections, linkages

between other park spaces. Typically less than 30 feet Service

in width with minimal landscaping. Varies

Examples
Jordan River Trail - Lehi, Utah
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SARATOGA SPRINGS CITY CENTER
DISTRICT AREA PLAN

APPENDIX-OPEN SPACE TYPES

Paseo TR MPC
Description Size
Linear pedestrian corridor that is defined by homes 0510 2 acres
fronting the space. Often includes passive activities as
well as tot lots, community gardens, and half court ball Service
games, Varies

Examples

Daybreak - South Jordan, Utah
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EXHIBITF
(to Annexation Agreement)

[Here attach copy of Zoning Ordinance.]

F-1
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ORDINANCE NO. 10-15 (8-31-10)

AN ORDINANCE ASSIGNING ZONE DESIGNATIONS TO
CERTAIN PROPERTIES WITHIN THE CITY OF
SARATOGA SPRINGS, UTAH, INCLUDING CERTAIN
PROPERTY ANNEXED INTO THE CITY
CONCURRENTLY HEREWITH; ACCEPTING A DISTRICT
AREA PLAN SUBMITTED TO THE CITY BY THE
PROPERTY OWNER; VESTING PROPERTY OWNERS
WITH CERTAIN DEVELOPMENT RIGHTS UNDER THE
ZONE DESIGNATIONS, THE ZONING ORDINANCES
AND THE DISTRICT AREA PLAN; APPROVING THE
EXECUTION AND DELIVERY OF AN ANNEXATION
AGREEMENT BETWEEN THE CITY AND THE
PROPERTY OWNERS; AND RELATED MATTERS.

WHEREAS, by Ordinance No. 10-12 (8-31-10), considered and adopted by the City
Council of the City of Saratoga Springs, Utah (the “City”) concurrently with this Ordinance, the
City has annexed approximately 1,803 acres of land into the City (the “Annexed Property”)
pursuant to an annexation application (the “Petition”) submitted to the City by Corporation of the
Presiding Bishop of The Church of Jesus Christ of Latter-Day Saints, a Utah corporation sole
(“CPB™); and

WHEREAS, the Annexed Property consists of (i) approximately 1,601 acres of certain
property owned by CPB, as described in Exhibit A attached hereto (the “Annexed CPB
Property”), and (ii) approximately 202 acres of additional property owned by others, as described
in Exhibit B attached hereto; and

WHEREAS CPB owns approximately 1,107 acres of other property presently situated
within City boundaries (the “Incorporated CPB Property”) (the Annexed CPB Property and the
Incorporated CPB Property being sometimes referred to herein collectively as the “CPB
Property™); and

WHEREAS, the Incorporated CPB Property is presently subject to the Residential
Agriculture 5 zoning designation; and

WHEREAS, the Petition submitted to the City was accompanied by and was subject to a
document entitled “Written Statement and Conditions of Submittal” (the “Statement and
Conditions™); and

WHEREAS, the provisions of the City’s Planned Community Zone Ordinance (the “PC
Zone Ordinance”) allow property owners desiring a change to the PC Zone designation, where

4831-1109-3510.9
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such owners own land in excess of 2,000 acres in size, to submit to the City a District Area Plan,
which District Area Plan guides future planning and development efforts relating to such
property, and the approval of which District Area Plan is a condition precedent to the granting of
vested development rights under the PC Zone Ordinance for such property; and

WHEREAS, CPB, in anticipation of the annexation of the Annexed CPB Property and
the adoption of Ordinance No. 10-12 (8-31-10), submitted to the City, on July 27, 2010, a draft
District Area Plan, and a request to apply the PC Zone designation to the CPB Property, a copy
of which draft District Area Plan, as later amended and supplemented, being attached hereto as
Exhibit C; and

WHEREAS, attached hereto as Exhibit D is a proposed form of Annexation Agreement
between the City and CPB (the “Annexation Agreement”) which, among other things, documents
the vested development rights to be granted to CPB under Section 19.26.130.7 of the PC Zone
Ordinance, upon acceptance by the City of the District Area Plan; and

WHEREAS, the City’s Planning Commission met on August 17, 2010 to (i) conduct a
public hearing, (ii) consider and review the proposed District Area Plan, and the request to apply
the PC Zone designation to the CPB Property; and (iii) to consider the zoning designations to be
applied to the non-CPB property to be annexed; and to forward a recommendation to the City
Council regarding the same; and

WHEREAS, the Planning Commission has found that the requested zone designations,
and the proposed District Area Plan for the CPB Property, are consistent with the City’s General
Plan, as amended concurrent herewith, pursuant to Ordinance No. 10-13 (8-31-10); and

WHEREAS, on August 24, 2010, the City Council conducted a public hearing regarding
the proposed annexation and zoning designations;

NOW THEREFORE, be it ordained by the City Council of the City of Saratoga
Springs, Utah, as follows:

SECTION 1. Findings. The City Council hereby finds and determines that the actions
to be taken by the City Council herein are taken after giving full and careful consideration to the
recommendations of the Planning Commission, and after conducting a public hearing in
connection with the District Area Plan, and after full and careful discussion and deliberation by
the members of the City Council, and are in the best interests of and will promote the welfare of
the residents of the City.

SECTION 2. Zoning Designation for Annexed CPB Property. The Planned Community
Zone designation (PC) is hereby applied to the Annexed CPB Property, effective immediately
upon the effective date of the annexation of such property into the City.

SECTION 3. Change of Zoning for Incorporated CPB Property. The existing zoning
designation for the Incorporated CPB Property is hereby changed from the Residential
Agriculture 5 Zone to the Planned Community Zone, effective upon the effective date of this
Ordinance.
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SECTION 4. Zoning_Designation for Annexed Non-CPB Property. The Residential
Agriculture Zone designation (A) is hereby applied to the Annexed Non-CPB Property,
excepting that property zoned in Section 5, below, effective immediately upon the effective date
of the annexation of such property into the City.

SECTION 5. Concord Holding Properties. That certain property currently owned by
Concord Holdings, LC, as more particularly shown on the attached Exhibit E 1s hereby zoned
and designated as High Density Residential (R18) and Medium Density Residential (R6) as more
particularly shown in Exhibit E, effective immediately upon the effective date of the annexation
of such property into the City.

SECTION 6. Zoning Map. The Zoning Map of the City is hereby amended to reflect
the zoning decisions referenced in Sections 2, 3, 4 and 3, above.

SECTION 7. District Area Plan; Vesting.

(a) The District Area Plan for the CBP Property, in the form attached hereto
as Exhibit C, is hereby accepted, approved and adopted.

(b) Under the City’s PC Zone Ordinance, such District Area Plan, together
with the companion application submitted by CPB, constitutes a “land use application” as such
term is defined in Section 10-9a-509 of the Utah Code. By so accepting, approving and adopting
the District Area Plan, the City Council grants to CPB, on and with respect to the CPB Property,
and subject to the provisions of the District Area Plan and the City’s Ordinances, the vested
development rights described in the District Area Plan, including specifically the right to: (1)
develop 16,000 residential dwelling units and 10 million square feet of non-residential space,
which includes the right to develop 20,620 equivalent residential units, (ii) develop the land uses;
and (iii) provide open space within the ranges set forth in the District Area Plan.

(c) The City Council may exercise legislative discretion at the Community
Plan and Village Plan approval stages (described in the PC Zone Ordinance) consistent with the
District Area Plan, to determine and establish the development standards, design guidelines, and
specific land use locations, configurations and allocations, provided that in exercising such
discretion, the City Council shall not direct development patterns in a manner that unreasonably
inhibits realization of the vested rights described above and in the approved District Area Plan.

SECTION 8. Annexation Agreement. The Annexation Agreement is hereby approved,
and the Mayor and City Recorder are hereby authorized and directed to execute and deliver the
same, with such minor changes from the form thereof attached hereto as Exhibit D as shall be
approved by the Mayor and as shall not materially alter the rights, privileges and obligations of
the City and CPB, the Mayor’s execution of the Annexation Agreement to constitute evidence of
any such approval. The Annexation Agreement shall constitute a “development agreement” for
all purposes of Section 19.26.130.7 of the PC Zone Ordinance.

SECTION 9. Effective Date. In the interest of preserving property values and
promoting public welfare, this Ordinance shall become effective immediately upon publication
or posting, or thirty (30) days after passage, whichever occurs first.
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[N WITNESS WHEREOF, the Mayor and City Recorder have subscribed their respective
signatures hereto this 3!st day of August, 2010

Mayor

ATTEST:

/ ¥ L-:éﬁ:/?:_j
City Recorder”

4831-1199-3510.9
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EXHIBIT A
(to ORDINANCE NO. 10-15 (8-31-10)

CPB Property in the Saratoga Annex

All of Section 27 and a portion of Sections 21, 22, 26, 33, 34 and 35, Township 5 South, Range |
West, Salt Lake Base and Meridian, located Utah County, Utah, more particularly described as follows:

Beginning at the North 1/4 Corner of Section 26, Township 5 South, Range 1 West, Salt Lake
Base and Meridian, said point also being on the existing corporate limits of Saratoga Springs City
according to THE TOWN OF SARATOGA SPRINGS INCORPORATION PLAT, recorded in Entry No.
103823:1997, Map No. 7374 in the office of the Utah County Recorder; thence along said Saratoga
Springs City boundary the following twenty (20) courses: $S0°30°21”W along the Quarter Section line
1,452.41 feet; thence N89°25'24”W 703.07 feet; thence S0°04’27"E 585.07 feet; thence N89°55°35"E
337.43 feet; thence S7°37°23”W 56.91 feet; thence $9°49°19”W 269.07 feet; thence S5°01°37°W 112.79
feet; thence S6°02°54”E 204.16 feet; thence S10°58087E 860.03 feet; thence S89°29°397EF 224.85 feet to
the intersection with the Quarter Section line; thence S0°30°21”W along said Quarter Section line
1,823.67 feet to the South 1/4 Corner of said Section 26; thence S2°05°25”E along the Quarter Section
line in Section 35, T5S, RIW, SLB&M 2,643.20 feet; thence N89°36°11”W along the Quarter Section
line of said Section 35, 1,352.48 feet; thence S89°20°32”"W 118.07 feet; thence S§77°32°11"*W 175.55
feet; thence N50°23°56”W 1,225.92 feet; thence N39°09°56”W 166.00 feet; thence $S89°16°04”W 24.11
feet to the West line of said Section 35; thence S0°44°04E along said West line §97.81 feet to the West
1/4 Corner of said Section 35; thence N89°47°59”W along the Quarter Section line of Section 34, T3S,
R1W, SLB&M, 2,702.95 feet to the center of said Section 34; thence N89°47°59”W along the Quarter
Section line 2,702.72 feet to the West 1/4 Corner of said Section 34; thence N0°28°117E along the West
line of said Section 34, 2,663.16 feet to the Northwest Corner of said Section said point also being on the
East line of the corporate limits of Eagle Mountain City as shown on the EVANS RANCH ANNEXTION
PLAT, recorded in Entry No. 142608:2002, Map No. 9802 in the office of the Utah County Recorder;
thence along said Eagle Mountain City boundary the following four (3) courses: N0°36°03"E along the
West line of Section 27, T5S, R1W, Salt Lake Base and Meridian, 2,659.06 feet to the West 1/4 Corner of
said Section; thence N0°08’18”E along the West line of said Section 2,647.75 feet to the Northwest
Corner of said Section; thence N89°33°20”E along the North line of said Section 2,668.50 feet to the
North Quarter Corner of said Section; thence $89°42°00”E along the north line of said Section 2,666.93
feet to the Northeast Corner of said Section; thence $89°59°277E along the north line of Section 26, T5S,
RI1W, SLB&M, 2,669.07 feet to the point of beginning. Also beginning at a point 1326.37 feet
N89°19°18”W along the Quarter Section line from the East Y% Corner of Section 33, T3S, R1W, SLB&M,;
thence N89°19°18"W 1326.37 feet to the center of said Section; thence S0°28’16”W along the Quarter
Section line of said Section, 2,679.39 feet to the South 1/4 Corner of said Section; thence N89°36°03”W
along the south line of said Section, 1,330.31 feet to the Southwest Corner of the East Half of the
Southwest Quarter of said Section; thence N0°24°29”E along the West line of said East Half, 2,685.88
feet to the Northwest Corner of said East Haif, thence N0°39°30”E along the West line of the Southeast
Quarter of the Northwest Quarter of said Section 33, 1,331.72 feet to the Northwest Corner of said
Southeast Quarter; thence 589°17°58”E along the North line of said Southeast Quarter 1,328.91 feet to
the Northeast Comer of said Southeast Quarter; thence $89°19°47”E along the North line of the South
Half of the Northeast Quarter of said Section 33, 1326.35 feet; thence S0°28°10”W 1331.40 feet to the
point of beginning.

Contains:£1600.81 Acres

A-1l
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EXHIBIT B

(to ORDINANCE NO. 10-15 (8-31-10)

Other Property Owners Saratoga Annex

All of Section 27 and a portion of Sections 21, 22, 26, 33, 34 and 35, Township 5 South, Range 1
West, Salt Lake Base and Meridian, located Utah County, Utah, more particularly described as follows:

Beginning at the Northeast Corner of Section 28, Township 5 South, Range 1 West, Salt Lake
Base and Meridian, said point said point also being on the East line of the corporate limits of Eagle
Mountain City as shown on the EVANS RANCH ANNEXTION PLAT, recorded in Entry No.
142608:2002, Map No. 9802 in the office of the Utah County Recorder; thence N89°50°55”W along the
North line of Section 28, T5S, R1W, Salt Lake Base and Meridian, 1,377.92 feet to the intersection with
the existing corporate limits of Saratoga Springs City according to the MT. SARATOGA
- ANNEXATION PLAT, recorded in Entry No. 17527:2004 Map No. 10346 in the office of the. Utah
County Recorder; thence along said Saratoga Springs City boundary the following seven (7) courses:
N52°37°59”E 1,068.92 feet; thence N81°35°15”E 60.89 feet; thence N0°44°33”W 309.40 feet; thence
N37°12°377E 170.67 feet; thence N38°52°35”E 335.86 feet; thence $89°31°14”E 126.82 feet to the West
line of Section 22, T35S, R1W, Salt Lake Base and Meridian; thence N0°23°14”E along the west line of
said Section 782.68 feet 1o the intersection with the southerly corporate limits of Saratoga Springs City
according to the SARATOGA MEADOWS ANNEXATION PLAT recorded in Entry No. 31355:2007
Map No. 12148 in the office of the Utah County Recorder; thence along said Saratoga City boundary the
following four (4) courses: N89°52°13”E 284.95 feet; thence N89°54’51”E 170.09 feet; thence
N1°06’45”E 69.13 feet; thence N89°53°12"E 610.76 feet; thence N0°06°48”W 56.00 feet to the north
side of 12000 West Street according to Plat “D”, WEST LAKE ESTATES subdivision recorded in Entry
No. 35823:1997 Map No. 7049 in the office of the Utah County Recorder; thence N89°53’12”E along the
north line of 12000 West Street 216.84 feet; thence S0°11°49”W along the east line of 12000 West Street
124.88 feet;, thence N89°53°127E 1,371.37 feet; thence N0O°29'54”E 180.11 feet; thence $89°30°06”E
5.51 feet to the westerly line of the corporate limits of Saratoga Springs City according to the
SARATOGA SPRINGS MIDDLE SCHOOL ANNEXATION PLAT recorded in Entry No, 72511:2009
Map No. 13051 in the office of the Utah County Recorder, thence along said Saratoga City boundary the
following seven (7) courses: S33°01'06”E 249.31 feet; thence S1°17°44”W 399.53 feet; thence
S7°48’127E 960.72 feet; thence S20°27°06”E 592.08 feet; thence S30°33°06”E 184.54 feet to the
intersection with the north line of Section 27, T5S, R1W, SLB&M; thence N89°42’00”W along the north
line of said Section 565.64 feet to the North 1/4 Corner of said Section; thence $89°33°20”W along the
north line of said Section 2,668.50 feet to the point of beginning. Also beginning at a the East ¥ Corner
of Section 33, TSS, RIW, SLB&M; thence N89°19°18”W 1326.37 feet; thence N0°28°10”E 1331.40
feet; thence S89°19°47” E 1326.38 feet; thence S0°28°11”W 1331.58 to the point of beginning.

Contains:+202.91 Acres

B-1
4831-1109-3510.9




EXHIBIT C
(to ORDINANCE NO. 10-15 (8-31-10)

(See Exhibit E of Annexation Agreement.)

ENT
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EXHIBIT D

(to ORDINANCE NO. 10-15 (8-31-10)

This Ordinance 1s attached as an Exhibit to the Annexation Agreement in the form in which the
Annexation was approved.

D-1
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EXHIBITE

(to ORDINANCE NO. 10-15 (8-31-10)

[Here attach map of Concord Holdings, L.C. property.|

E-1
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EXHIBIT G
(to Annexation Agreement)

{Here attach copy of General Plan Ordinance.]

H-1
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ORDINANCE NO. 10-13 (8-31-10)

AN ORDINANCE ADOPTED PURSUANT TO SECTION 10-
9a-404 OF THE UTAH CODE, AMENDING THE LAND USE
MAP OF THE CITY GENERAL PLAN IN CONNECTION
WITH THE ANNEXATION OF APPROXIMATELY 1,803
ACRES OF LAND; AND RELATED MATTERS.

WHEREAS, concurrent with the consideration of this Ordinance, the City Council of the
City of Saratoga Springs, Utah (the “City”), is considering the annexation of approximately
1,803 acres of land (the “Annexed Property”) pursuant to an Annexation Application (the
“Petition”) submitted at the request of the City by Corporation of the Presiding Bishop of The
Church of Jesus Christ of Latter-Day Saints, a Utah corporation sole (“CPB”); and

WHEREAS, in connection with such annexation, it is necessary for the City to amend the
Land Use Map of the City General Plan, to accommodate the application of the City’s Planned
Community Zone to certain of the Annexed Property; and

WHEREAS, the Planning Commission met on August 17, 2010 to review the proposed
amended Land Use Map 4 and provide a recommendation to the City Council; and

WHEREAS, during such meeting, the Planning Commission held a public hearing on the
proposed amendment, after which public hearing the Planning Commission, forwarded the
amended Land Use Map, in the form attached hereto as Exhibit A, to the City Council with the
Planning Commission’s recommendation for approval; and

WHEREAS, the City Council desires to accept and adopt the amended Land Use Map in
connection with the approval of the Petition and the annexation and zoning of the Annexed

Property,

NOW THEREFORE, be it and it is hereby ordained by the City Council of the City of
Saratoga Springs, Utah, as follows:

SECTION 1. Amendment of General Plan. The City Council does hereby amend the
City’s General Plan through the adoption of the new Land Use Map attached hereto as Exhibit A.

SECTION 2. Further Actions. The City Recorder, the City Manager, and all other
appropnate City administrative personnel, boards and committeces are hereby authorized and

directed to take all actions required or advisable to be taken to implement the use of the new
Land Use Map.

SECTION 3. Effective Date. In the interest of promoting public welfare and preserving
property values, this Ordinance shall become effective on publication or posting, whichever .
occurs first.

4825-7048-4998.7
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IN WITNESS WHEREOF, the Mayor and City Recorder have subscribed their
respective signatures hereto this 31st day of August, 2010.

Mayor
ATTEST:
; T S |
: ﬁ’fa(ﬁaﬂ

City Recorder”

4825-7048-4998.7
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EXHIBIT A

(to ORDINANCE NO. 10-13 (8-31-10)

[Here attach amended Land Use Map of the City.]
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