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RASHELLE HOEBS
THE CITY OF WEST JORDAN, UTAH  |RECORDER, SALT LAKE COUNTY. UTAH

A Municipal Corporation |WEST JORDAN CITY
13000 5 REDBOOC: RD
\WEST JORDéH LT 34085

ORDINANCE NO. 20-35 \BY: MBA. DEFUTY ~ WL 174 P.

AN ORDINANCE APPROVING THE JONES RANCH
MASTER DEVELOPMENT PLAN AND MASTER DEVELOPMENT
AGREEMENT FOR 592 ACRES OF PROPERTY LOCATED AT
APPROXIMATELY 8800 S U-111, AS DEFINED IN THE REQUEST FOR
COUNCIL ACTION REPORT, PERMITTING A MAXIMUM RESIDENTIAL
DENSITY OF 2,960 RESIDENTIAL UNITS

WHEREAS, the City of West Jordan (“City”) adopted the West Jordan City Code (“City Code™)
in 2009, which provides for master planned developments; and

WHEREAS, an application (“Application”) was made by Ivory Development and certain
property owners (“Applicant”) for approval of a Master Development Plan (“MDP”) and a Master
Development Agreement (“MDA”) to allow for 2,960 residential units on 592 acres of property
(“Property”) located at approximately 8800 S U-111 (“Jones Ranch Development”) in a planned
community zone (“Planned Community Zone” or “PC Zone”); and

WHEREAS, The Jones Ranch Development MDA and MDP describe certain conditions for
development of 2,960 residential lots at a maximum density of 5 dwelling units per acre on property
(“Property™) containing approximately 592 acres, generally located at 8800 South U-111 (parcel
numbers: 20334000140000, 604100080000, 26032510010000, 2603200050000, 2603100070000,
2604200010000, 2604100020000, 2604200070000, and 2034300013000), more specifically described
in Exhibit A of the MDA ; and

WHEREAS, on February 4, 2020, the MDP for the Jones Ranch Development was reviewed by
the Planning Commission, which held a public hearing and which forwarded a positive recommendation
to the West Jordan City Council (“City Council”) for its approval of said MDP, which will allow for the
Jones Ranch Development; and

WHEREAS, a public hearing was held before the City Council on September 30, 2020 regarding
the MDP and MDA for the Jones Ranch Development; and

WHEREAS, the City Council has determined that:

L. the proposed development plan is consistent with the intent of the goals and policies of
the general plan and the purpose of the zone district in which the plan is located; and

2. the proposed site development plan’s building heights, building locations, access points
and parking areas will not negatively impact adjacent properties or the surrounding
neighborhood; and

3. the proposed development promotes a functional relationship of structures to one
another, to open spaces and to topography both on the site and in surrounding
neighborhood; and
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the height, location, materials, color, texture, area, setbacks and mass, as well as parts of
any structure (buildings, walls, signs, lighting, etc.) and landscaping, is appropriate to the
development, the neighborhood and the community; and

ingress, egress, internal and external pedestrian and traffic circulation, off-street parking
facilities, loading and service areas, and pedestrian ways are designed to promote safety
and convenience; and

the architectural character of the proposed development is in harmony with and compatible
to those structures in the neighboring environment and the architectural character desired
for the city, avoiding excessive variety or monotonous repetition; and

public facilities and services intended to serve the subject development, including, but not
limited to, roadways, parks and recreational facilities, schools, police and fire protection,

. storm water drainage systems, wastewater, power and refuse collection have been

addressed and a plan to construct said facilities by the Applicant has been outlined in both
the MDP and the MDA and

the Applicant fully understands and has acknowledged that there is not an adequate water
supply available for Jones Ranch Development without the construction of significant
water related infrastructure either by (i) the City in its sole discretion on its timeframe, or
(ii) by the Applicant.

WHEREAS, the City Council has determined that it is in the best interest of the public health,
safety, and welfare of the City of West Jordan to adopt the MDP and MDA for the Jones Ranch
Development.

NOW

THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF WEST

JORDAN, UTAH AS FOLLOWS:

Section 1. Findings Regarding Modification of Open Space Requirements. The City Code

provides for specific open space requirements (“Open Space Requirements™) for development in the
Planned Community Zone. The City Council finds that the modification (“Modification”) to the Open
Space Requirements and the resulting anticipated benefits flowing therefrom to the City, as specifically
provided in the MDP and the MDA and generally summarized as follows, are in the best interests of the
City of West Jordan:

a. The MDA provides for a reduction in open space from a minimum acreage of twenty percent
(20 %) to a minimum acreage of seventeen percent (17%).

b. The benefits anticipated as a result of the Modification include:

@)

the impact of an increase of commercial development acreage to 35 acres (described
in Section 1.4.1(vi) of the MDA and on page 13 of the MDP), and

(i)  the encumbrance of some of the private property portion of the Property (in the

Barney’s Creek area and other areas) for easements in favor of the City, to be depicted
on subdivision plats, for open space, storm drainage, and other municipal uses, even
though the City Code does not count the thirty percent (30 %) or higher sloped areas
as open space (in the Barney’s Creek area and other areas), which would increase the
total open space to close to twenty percent (20 %) if counted; and
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(iii)  anincrease from approximately 8.5 acres to a minimum of 35.3 total acres of groomed
(active) open space and parks, of which 21.3 acres of said space is specifically
described in Section 1.4.1 (iv) of the MDA and on page 25 of the MDP, and with an
additional 14 acres of groomed open space and parks in the Village areas referenced
on the same page of the MDP, so that there are more active open space and park
locations closer to each of the dwelling units (for easier accessibility by the
homeowners).

Section 2. Approval of Master Development Agreement and Master Development Plan. The
Jones Ranch Master Development Agreement (MDA) and Master Development Plan (MDP) are hereby

approved, effective only after and subject to the City Council, in its sole legislative discretion, adopting
the general plan land use map and zoning map ordinance for the PC Zone requested by the Applicant.

Section 3. Severability. If any provision of this Ordinance is declared to be invalid by a court
of competent jurisdiction, the remainder shall not be affected thereby.

Section 4. Effective Date. Subject to and expressly conditioned upon the City Council in its
sole legislative discretion first adopting the general plan land use map and zoning map ordinance
requested by the Applicant, this Ordinance shall become effective upon posting or publication as
provided by law if any of the following occur:

a. The Mayor signs the Ordinance as provided by law; or

b. The Mayor vetoes the Ordinance as provided by law and at the City Council’s next meeting
following the Mayor’s veto the City Council passes the Ordinance over the Mayor’s veto by
an affirmative vote of at least five (5) City Council members; or

¢. The Mayor fails to sign the Ordinance within fifteen (15) days after the City Council
presents the Ordinance to the Mayor.

PASSED BY THE CITY COUNCIL OF WEST JORDAN, UTAH, THIS 4™ DAY OF
NOVEMBER 2020.

CITY OF WEST JORDAN
By.” > tg

Christopher McConnehey
Council Chair

ATTEST:

Luwdy o Mu
Cindy M. Quick, MMC
Council Office Clerk

(continued on the following page)
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Voting by the City Council "YES" "NO"
Council Member Kelvin Green a
Council Member Zach Jacob
Council Member Chad R. Lamb
Council Chair Chris McConnehey
Council Member David Pack
Council Member Kayleen Whitelock
Council Member Melissa Worthen

XXX NXKXKKX
Oo0oo0oo0oag

PRESENTED TO THE MAYOR BY THE CITY COUNCIL ON Nov 6, 2020

Mayor’s Action: __ X Approve Veto
By: (@,{.@W Nov 6, 2020
Mayor Dirk Burton Date
ATTEST:

5 @
Tangee Sloan
City Recorder

STATEMENT OF APPROVAL OF PASSAGE (check one)

X The Mayor approved and signed Ordinance No. 20-35.
The Mayor vetoed Ordinance No. 20-35 on and the
City Council timely overrode the veto of the Mayor by a vote of to

Ordinance No. 20-35 became effective by operation of law without the
Mayor’s approval or disapproval.

=)

Tangee Sloan
City Recorder

(continued on the following page)
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CERTIFICATE OF PUBLICATION

I, Tangee Sloan, certify that I am the City Recorder of the City of West Jordan, Utah, and that

the foregoing ordinance was published/posted in the Salt Lake Tribune, on the 3 day of
November , 20 20 , pursuant to law. oY~ TO> g

Jms5 @

Tangee Sloan
City Recorder
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Recording Requested By and
When Recorded Return to:

City of West Jordan

Attention: City Clerk

8000 South Redwood Road

West Jordan, Utah 84088
For Recording Purposes Do
Not Write Above This Line

MASTER DEVELOPMENT AGREEMENT
JONES RANCH

This Master Development Agreement (this “Agreement”) is made and entered into and
made effective as of the 4th_day of __November _, 2020 (the “Effective Date™) by and between
WEST JORDAN CITY, a municipality and political subdivision of the State of Utah (*City”)
and IVORY DEVELOPMENT, LLC, a Utah limited liability company, or its successors or
assigns as described in Sections 7.1 and 8.16 below (“Master Developer™). City and Master
Developer may hereinafter be referred to individually as a “Party” and collectively as the
“Parties.”

RECITALS

A. Master Developer has applied to City for approval of a rezone of the project known
as Jones Ranch (the “Project”), which would cause the property described in Exhibit A (the
“Property”) to be included in the PC zoning district. The Project is currently planned for
development in multiple phases for residential, institutional, recreational, and commercial uses, as
permitted in the PC zoning district.

B. Master Developer has submitted, and City has reviewed, the application package,
including this Agreement, pursuant to the requirements of the City Code and related protocols and
policies and other applicable zoning, engineering, fire safety and building requirements.

C. The resulting approved master development plan (“Master Development Plan”),
engineering drawings, development standards, street sections maps, street cross sections,
landscape plans, conveyance documents, title reports and other documents submitted to and
approved by the City and expressly referred to in this Agreement, including the Master
Development Plan, during City’s review and approval process will be referred to herein as the
“Development Documents.”

D. Pursuant to the authority of Utah Code Ann. § 10-9a-102(2) and the specific
provisions of the City Code, City has determined to enter into this Agreement with Master
Developer for the purpose of formalizing certain obligations of the Parties with respect to the
Project, and such other matters as City and Master Developer have agreed.

e e ———————————
Master Development Agreement -Jones Ranch ' Page 1
4846-93334438
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AGREEMENT

NOW, THEREFORE, in consideration of 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:

ARTICLE ]
DEFINITIONS, LEGAL AUTHORITY AND PURPOSE

1.1 Definitions.
1.1.1 “Agreement” has the meaning set forth in the Preamble.

1.1.2 “Amenities” means amenities (both public and private) described in the

Plan.
1.1.3 “Applicable Law” has the meaning set forth in Section 8.5 below.
1.14 “Buildout” means the completion of all development in the Project.
1.1.5 “City” has the meaning set forth in the Preamble.
2019 1.1.6 “City Code” means the West Jordan City Code in effect on November 15,

1.1.7 “Conditions” has the meaning set forth in Section 1.5 below.
1.1.8 “Developer’s Invoices™ has the meaning set forth in Section 3.1.2 below.

1.1.9 “Development Application™ means an application to City for development
of a portion of the Property, including, but not limited to applications for site plan, subdivision,
building permit or other permit, certificate or authorization from City required for development of
the Property.

1.1.10  “Development Documents” has the meaning set forth in the Recitals.
1.1.11  “Effective Date” has the meaning set forth in the Preamble.

1.1.12  “Land Use Authority” for the Village Plan, subdivision plats, site plans
and other planning approvals under this Agreement shall be as set forth in the City’s ordinances,
regulations, and procedures, including any required public hearings.

1.1.13  “Master Developer” has the meaning set forth in the Preamble.

1.1.14  “Offsite Water Improvements” means those improvements for water
service located outside of the Project and to be reimbursed in accordance with Section 3.1 below.

o
Master Development Agreement -Jones Ranch Page 2
4846-9333-4438
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1.L1.1I5  “Open Space” means areas within the Project that include natural areas,
recreation and activity areas (including both active and passive areas), parks, pavilions, Amenities,
trails, and other areas not dedicated as roads and not included within lots for private ownership.

11.16  “Oversizing” or “upsizing” means the installation of improvements larger
or with greater capacity than required for the Project.

. 1.1.17  “Plan” means the Master Development Plan approved by the City Council
on | , 20__] for the Project.

1.1.18  “Private Amenity(ies)” any Amenity owned or managed by private entity
and not a Public Amenity.

1.1.19  “Project” has the meaning set forth in the Recitals.
1.1.20  “Project Streets” has the meaning set forth in Section 4.2 below.
1.1.21  “Property*” has the meaning set forth in the Recitals.

1.1.22  “Public Amenity(ies)” has the meaning set forth in Section 2.1.3 below.
“City Infrastructure” includes streets and streetlights; storm water, culinary water, and sanitary
sewer facilities; etc., and is excluded from the term Public Amenity.

1.1.23  “Reimbursable System Improvement Expenses” has the meaning set
forth in West Jordan City Code Sections 8-3B-1 et seq., including Sections 8-3B-2 and 8-3B-4 and
those costs described in separate reimbursement or pioneering agreements between Developer and
City.

1.124  “System Improvements” means the following types of “oversized” or
“system” improvements (that exceed Master Developer’s pro rata share (also known as
proportionate share), as “system” and “proportionate” are defined by Utah Code Ann. §§ 11-36a-
101, et seq., pursuant to the City’s standard processes:

A. Public Amenity(ies) identified on master plans for the City;

B. Offsite improvements described in Sections 2.3 and 4.2 and
identified on master plans for the City;

C. Any improvements dedicated to the public that serve more than the
Project; and/or

D. The improvements described in Section 3.1 identified on master
plans for the City.

1.1.25  “Transfer Deed” has the meaning set forth in Section 7.1 below.

1.1.26  “UDOT” means the Utah Department of Transportation.

e ]

Master Development Agreement -Jones Ranch Page 3
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1.127  “Village Plan” means a phase of the development shown in the Plan, also
known as a phase sub-area development plan.

1.128 “Village Plan Approval” means the approval of a phase sub-area
development plan by the Land Use Authority to a particular Village Plan for each phase of the
Project.

12  Laws and Purpose. City and Master Developer represent that they have the legal
authority to enter into and perform their respective obligations under this Agreement and that City
has determined that this Agreement effectuates public purposes, objectives and benefits. The
City’s Applicable Law, this Agreement, and the approved Development Documents and
engineering plans will govern City and Master Developer with respect to development of the
Project. City’s enactment of the ordinance approving this Agreement, and entering into this
Agreement, are legislative acts allowed and authorized by Utah Code Ann. § 10-9a-101, et seq.,
including specifically Utah Code Ann. § 10-9a-102(2).

12.1 Reserved Legislative Powers. The Master Developer acknowledges that
the City is restricted in its authority to limit its police power by contract and that the limitations,
reservations, and exceptions set forth herein are intended to reserve to the City all police powers
that cannot be so limited. Notwithstanding the retained power of the City to enact such legislation
under the police powers, such legislation may not be applied to modify the vested rights of the
Master Developer under this Agreement, including but not limited to the uses, densities, and
configurations described in this Agreement and the Plan, provided, however, nothing in this
Agreement shall prohibit the City to act based on facts and circumstances meeting the compelling,
countervailing public interest exception to the vested rights doctrine in the State of Utah as
described in the Utah Supreme Court case of Western Land Equities. Unless in good faith the City
declares an emergency, prior written notice of such shall be given to the public generally; if
requested by Master Developer in writing, Master Developer shall be given an opportunity to be
heard, in addition to other members of the public, with respect to the proposed change and its
applicability to the Property under the compelling, countervailing public interest exception to the
vested rights doctrine.

1.2.2 Conflicting Terms. Except as otherwise specifically and clearly stated
herein, the Development Documents and additional documents or agreements that may be entered
by or among the Parties which govern the development of the project are to be interpreted to be
complimentary to one another. However, should a conflict exist among the Development
Documents, the hierarchy of governing provisions shall be as follows:

(i) This Agreement (other than the Exhibits), and

(ii) The ordinance adopting this Agreement,

(iii) The Exhibits to this Agreement (including the Master Development Plan); and
(iv) Applicable Law, as defined herein.

1.3 Recitals and Exhibits. The above Recitals and all Exhibits hereto are hereby
incorporated by reference into this Agreement.

P ]
Master Development Agreement -jones Ranch Page 4
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1.4  Project Vesting. City and Master Developer intend that this Agreement
confirms that the Project is vested in accordance with this Agreement. By way of further
clarification, the Project is vested with the right to develop and locate on the Property the uses,
designs, and densities set forth in this Agreement, and to develop in accordance with dimensional
requirements as allowed by Applicable Law. The Property is also vested with access to all publicly
dedicated roads which adjoin or traverse any portion of the Property. The Parties intend that the
rights granted to and the obligations of_the Project hereunder are contractual and constitutional
vested rights and include the rights that exist as of the Effective Date under statute, common law
and at equity.

14.1 Density and Uses. The Project is vested with the right to the maximum
densities and uses described in the Development Documents, including, specifically, the Plan, and
all other uses available under Applicable Law. Master Developer and City have agreed to an
allocation of total approved density into the villages gencrally depicted on the “Land Use Plan”
within the Plan attached as Exhibit B.. The total approved density for the Project is 2,960 total
units with a gross density of five (5) units per acre. Master Developer may adjust village
boundaries, areas identified for land use density designations, and acres devoted to a Use Type so
long as an adjustment does not cause:

(i) an increase in the approved acres by more than twenty percent (20%) for any
given phase or village from what is shown on the Land Use Plan;

(ii) any decrease in the approved acres of the VL or L village boundaries from what
is shown on the Land Use Plan for such village boundaries (Villages 1, 2, 10, 11,
12, 13, and 14);

(iii) a decrease by more than ten percent (10%) in the approved acres of the M
village boundaries from what is shown on the Land Use Plan for such village
boundaries;

(iv) any decrease in the overall Open Space for the entire Project from the seventeen
percent (17%) Open Space standard set for the Project;

(v) any decrease in the Active (Groomed) Open Space for the entire Project from
the 21.3 acres standard set for the Project;

(vi) any decrease in the Commercial areas for the entire Project from the 35.0 acres
standard set for the Project;

(vii) the percent of residential units in the Project that are classified as attached
townhomes to exceed seventeen percent (17%); or

(viii) any increase in the total approved density for the entire Project to exceed
2,960 total units.

An adjustment that does not exceed the standards in the immediately preceding sentence shall be
considered a minor adjustment that does not require City Council approval (each a “Minor
Adjustment”). A Minor Adjustment may be approved in connection with a Village Plan Approval

Master Development Agreement -Jones Ranch Page 5
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the process for which is described below in Section 2.1.1], site plan approval, or subdivision
approval. Any effort to modify densities or uses beyond a Minor Adjustment shall require an
amendment to this Agreement in accordance with Section 8.1.

The approved density range for each Use Type on the Land Use Plan is as follows:

Density Designation Density Range

Very Low (VL) Up to 2.5 units per acre
Low (L) 1.5 to 3 units per acre
Medium (M) 3.1 to 5.5 units per acre
High (H) 5.6 to 10 units per acre

142 Configuration. Each aspect of the Project is vested with the right to locate
the approved densities, designs, and uses in the configurations generally depicted in the Plan,
subject to the completion of site plans and subdivision plats in accordance with Applicable Law
and this Agreement. The lot configurations and location-of single-family attached residences may
be generally shown in the Plan without necessity of submitting construction drawings to the City.
The Commercial village may be located within more than one phase and approved in more than
one Village Plan Approval. All subdivision and building permit requirements are required at the
appropriate stages of development.

143 Development Elements, Each aspect of the Project is vested with the right
to connect to existing public roads and infrastructure as depicted in the Plan, dependent upon final
design (as reveiewed and approved by the City), outside agency approval, etc., according to the
hierarchy of Development Documents identified in Section 1.2.2. The design standards depicted
in the Plan shall be treated as the approved “design standards” pursuant to any City Code
requirement, and Master Developer shall not be obligated to apply a uniform design theme within
the Project but may, because of its size and variety, approve and authorize different design
elements so long as they are: (a) generally consistent with the elements described in the Plan; ®)
approved by any architectural review process established by Master Developer; and (c) approved
in writing by the City’s zoning administrator, according to West Jordan City Code Section 13-5]-
10E and other Applicable Law. Final design plans may deviate from the Plan and other plans, as
approved in writing by the City’s zoning administrator, according to West Jordan City Code
Section 13-5J-10E and other Applicable Law. More particularly, the approval of a Village Plan,
or such other final plats or site plans, may require deviations from the Plan for final grading, plan
and profile of streets, intersection traffic control devices, intersections, traffic signals, turning
lanes, center medians, drainage systems, channels and pipes, water systems, sewer systems, and
any other similar elements of project design that are or may be encountered in the preparation of
final engineering plans; but all such deviations from the Plan must be approved in writing by the
City’s zoning administrator, according to West Jordan City Code Section 13-5J-10E and other
Applicable Law. The Plan and this Agreement authorize setback, parking, height, open space and

Master Development Agreement -jones Ranch Page 6
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other dimensional and location requirements, which rights are considered vested rights on which
Master Developer may rely in developing the Project. The location of private rights of way within
plats or site plans shall only be located within areas of Village Plans including High and Very Low
density designations and shall be detailed in the Village Plan Approval. Notwithstanding anything
to the contrary in this Section or in this Agreement, any deviation or variation from the Plan or
other Development Documents shall be according to West Jordan City Code Section 13-5]-10E
and other Applicable Law.

1.4.4 Land Disturbance Permit. Master Developer shall satisfy and comply with
all the requirements of the City Code Title 11 Land Disturbance, as in effect as of the Effective
Date. The City shall allow Master Developer to grade additional property during the final plat
approval process, by considering a larger area than a single phase within the grading and land
disturbance portion of the plans.

1.5 Conditions Precedent. Consistent with Section 1.2.1, each of the Parties
(City and Master Developer) is entering into this Agreement in anticipation of the satisfaction of
certain conditions precedent, which, if not satisfied, will frustrate the purposes of this Agreement.
Accordingly, if the Conditions are not satisfied or otherwise waived by the Parties, this Agreement
shall be rendered null and void and none of the Parties shall have any further obligation to the
other arising out of this Agreement. The Parties recognize that the Conditions will be satisfied
contemporaneously with or prior to the execution of this Agreement, but such Conditions have
been identified herein for purposes of setting forth the intent of the Parties. A failure to meet the
Conditions as described below shall cause the Agreement to be voidable by either Party hereto.
For purposes of this Agreement, the foliowing shall constitute the “Conditions,” to be approved
in the following order:

1.5.1 All signatures by the Master Developer and all current
property owners on the Agreement before the City Council considers approval of
the Agreement;

1.5.2 the final approval and acceptance of this Agreement,
including the Master Development Plan, by the City Council; and

1.5.3 the adoption of a zoning map ordinance for the development
simulataneous with the approval of this Agreement. The rights of the Master
Developer are expressly conditioned upon the City, in its sole discretion, adopting
the zoning map ordinance.

1.6  Separate Development Agreements. Master Developer or successors in
title may elect to propose and enter into separate agreements with City to govern the construction
or development of a particular phase or portion of phase within the Project. Nothing in any
separate agreement may conflict with the entitlements obtained by Master Developer in this
Agreement without the express written consent of City and Master Developer.

Master Development Agreement -Jones Ranch Page 7
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ARTICLE II
PROJECT DEVELOPMENT

2.1  Master Developer Obligations.

2.1.1 Phased Development. The Project will consist of multiple phases, as shown
in the Plan, a copy of which is attached hereto as Exhibit C, as the same may be supplemented or
revised from time to time through the process for a Village Plan Approval. The Parties
acknowledge that the most efficient and economic development of the Project depends on
numerous factors, such as permitting, market orientation and demand, interest rates, competition,
review and recording in an orderly fashion (preferably without “leapfrogging™), and similar
factors. “Leapfrogging” shall not be permitted if the City determines, in its sole discretion, that it
places a severely undue burden on the City’s infrastructure, financial interests, and/or ability to
deliver services. The densities, configurations, and product types shown in the Plan shall be
configured on a phase-by-phase basis with each submission of a Village Plan. Each subdivision
plat and site plan shall be consistent with the Village Plan Approval for each phase and, upon the
demonstration of consistency with an applicable Village Plan, shall be presented for approval,
according to the City’s ordinances, regulations, and standards. Sub-area plans (Village Plans) are
approved by the City Council after an application by Master Developer. The timing, sequencing,
and phasing of development of the various phases in the Project shall be as determined by Master
Developer, and as approved by the City. For purposes of this Agreement, a change is “generally
consistent” if it does not exceed the total average maximum density approved in the Plan, as further
described in Section 1.4.1, and is generally consistent even if Master Developer only pursues at
any particular time a portion of a phase shown on the Plan. A change is a material modification if
it is not generally consistent with the Plan and is not a Minor Adjustment.

212 Conveyance or Dedication of Required Easements. Master Developer shall

convey or dedicate to City or other applicable utility provider at no cost such required public utility
easements on or within the Project as are consistent with the Plan and the City code and standards
and as may be necessary to facilitate the extension of required utility services to and throughout
the Project. Master Developer and the City may enter into an agreement for the construction of
and/or acquisition and reimbursement of Offsite Improvements, according to Applicable Law.

2.1.3 Construction of Park, Open Space and Amenities. Master Developer shall

cause the Amenities to be constructed concurrently with each residential phase wherein the
Amenities are located (or with which they are associated). Master Developer shall not be required
to commence the installation of the Amenities, or portions of the Amenities, before building
permits are issued for construction on residential lots adjoining the Amenities, except as
specifically set forth herein. The Amenities are depicted in the Plan. All easements and
dedications of land in favor of the City for public access or other benefit of the public shall be
depicted in a manner acceptable to the City on the appropriate subdivision plat or plats. Upon
completion of the Amenities, Master Developer shall dedicate Public Amenities [defined below]
to City and other Amenities to a master owner’s association or sub-association(s) for the Project.
The public use for Public Amenities shall be governed by the public entity owning such amenity
and the use of all other Amenities shall be for the use of those who are members or have private
use rights consistent with the rules and requirements of the applicable owner’s association or sub-
association. Any Amenities dedicated to the public and described as a public amenity on the Plan

Master Development Agreement -Jones Ranch Page 8
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shall be defined herein as a “Public Amenity”. City Infrastructure is excluded from the term
Public Amenity. The general public shall have no access to Amenities not identified as a Public
Amenity, as set forth in the Open Space & Recreation Section (pages 24 to 48) of the Plan. In
connection with designing the Open Space, Master Developer shall have the hydraulics of the
Open Space area analyzed commencing with the execution of this Agreement so as to determine
the ability of the Open Space to accommodate historic flows through what has been called
Barney’s Creek. Master Developer shall submit this analysis for review and approval by the City.
Any walkway or recreation component to allow through traffic in Barney’s Creek shall be
dedicated by Master Developer as a Public Amenity. The Parties recognize that the State of Utah
and Salt Lake County Flood Control have jurisdiction over Barney’s Creek and agree to abide by
their requirements. The area devoted to perpetual Open Space shall not be less than seventeen
percent (17%) of the overall gross acreage for the Project, with 2 minimum of eight percent (8%)
of the area designated as Open Space to be devoted to groomed and irrigated park space which
includes hardscape areas such as picnic areas, pavilions, associated parking, playgrounds, etc.
Master Developer shall construct substantially complete the construction of a private pool amenity
by the time of issuance of the 200" certificate of occupancy and a clubhouse amenity by the time
of the issuance of the 400 certificate of occupancy; otherwise, no further Village plans may be
submitted by Master Developer to the City for approval. All other Public Amenities and Private
Amenities shall be constructed as part of the Village or phase in which they are included. Many
of the open spaces will consist of natural, undisturbed park areas for passive recreation
opportunities and programmed community park space to be dedicated as Public Amenities within
the existing Barney’s Creek, with additional open space planned for the regional storm water basin
area at the northeast corner of the Project and near a trail corridor along the south side of 8600
South street. A general depiction of the Amenities is on page [24] of the Plan, attached as Exhibit
C.

2.14 Construction of Certain Infrastructure and Roadways. Access and

connecting roads shall provide for safe and efficient circulation within, and adequate entrances and
exits for the Project, as described in the Plan. All access and connecting roads shall be completed
in accordance with the approved plans and existing specifications submitted in connection with
one or more subdivision plats or site plans for the various phases of the Project. Master Developer
shall be required to construct the following:

A Culinary Water and Sanitary Sewer Improvements.
Master Developer shall be responsible for constructing and installing the requisite
service and distribution lines within the Project necessary for City to provide culinary
water and sewer service to the Project. The City’s storage capacity limitations for
culinary water require construction of infrastructure outside the boundaries of this
Project. Infrastructure outside the boundaries of this project and lines within the
project shall follow the master plan sizes, except for size increases needed to
accommodate increased density of the project (including those discussed in the
memo: Jones Ranch Development Drinking Water Hydraulic Modeling Review,
March 6, 2020), and shall otherwise comply with all City ordinances, regulations,
and standards. As an integral part of this development, Master Developer shall
construct and install all transmission lines, pump stations, storage reservoirs, and
associated infrastructure that will service this project (including Zone 5 North or
South), subject to Master Developer and City agreeing on the terms for

Master Development Agreement -Jones Ranch Page 9

4846-9333-4438

BK 11116 PG 3395



reimbursement as described in Section 2.2 below. In the alternative, Master
Developer may wait for the City to complete System Improvements according to the
City’s schedule and in the City’s discretion. If Master Developer is required to install
lines outside of the Project, or lines within the Project, providing capacity for areas
outside of the Project, the Parties shall enter into a mutually acceptable agreement as
allowed by Section 2.2 below before Master Developer is obligated to commence any
such work.

B. Storm Water Improvements. Master Developer shall
construct storm water retention and detention facilities in accordance with the
Development Documents to accommodate storm water flows originating from within
the Project. As with all other Infrastructure Improvements, Master Developer shall
build all storm water Project Improvements and shall pay all impact fees for storm
water System Improvements; and Master Developer shall receive a reimbursement
for for the pro rata share of storm water System Improvements that are not attributable
to the Project. Historic flows shall be accommodated through the Open Space area
in accordance with Section 2.1.3. Master Developer shall be responsible to provide
analysis, to the satisfaction of the City, that sufficient open space is provided to meet
the construction needs of the City’s regional detention pond (or ponds) prior to
developing property overlapping or adjacent to the pond area. Master Developer
agrees to provide dedication and transfer ownership to the City for the regional
detention pond at no cost. Master Developer shall have no responsibility to construct
the regional detention pond or related surface features within or around the pond
unless reimbursed by the City according to the terms of a separate agreement. The
City shall build the regional detention pond according to its own plans and financial
ability, subject to amendment at any time.

2.15 Construction Standards. Notwithstanding any other provisions of this
Agreement, all improvements to be publicly dedicated shall be constructed in compliance with
Applicable Law and this Agreement. For each phase, Master Developer shall enter into an
improvement construction and assurance agreement, the form of which is attached hereto as
Exhibit D, prior to recording the final plat for that phase, securing completion and warranty of all
public improvements in that phase. Master Developer may elect to install public improvements
associated with a plat in advance of plat recordation in order to eliminate or reduce the need for
providing financial assurances for public improvements within each subdivision plat, provided,
however, Master Developer shall be required to provide a one year improvement warranty
financial assurance for ‘infrastructure improvements’ (as that term is defined in Utah Code Ann.
§ 10-9a-103) in the amount authorized by state law.

2.1.6 Construction Process.

A. Testing. Master Developer shall pay for and complete
all soils and materials, and traffic testing required by the Applicable Law. The work
shall be performed by testing agencies acceptable to the City Engineer. Copies of all
test results shall be submitted to the City Engineer within thirty-six (36) hours after
they are issued by the testing agency. The City Engineer may require that the test
reports be certified by the testing agency.

. . . ____ . . __ |
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B. Timing of Construction. Master Developer shall

comply with Applicable Law during the construction process, including also as
follows: Master Developer may obtain grading and ground disturbance permits in
advance of recording subdivision plats upon providing financial assurance for the
value of the restoration of the site on which such work will be performed, in a form
acceptable to the City. Master Developer may commence subdivision improvements
before or after recordation of a subdivision plat, but only upon compliance with the
requirements of City Code § 8-3C-2. With respect to the installation of infrastructure
improvements, the Parties agree to comply with Utah Code Ann. §l0-9a-
802(2)(d)(2018), as may be amended.

2.17 File Record Documents. Master Developer shall file with the City Engineer
“Record Documents” or “As-Builts” conforming to City requirements.

2.1.8 Indemnification, including Referendum.

A. Indemnification. Master Developer shall, at all times,
protect, indemnify, save harmless and defend City and its agents, employees, officers
and clected officials from and against any and all claims, demands, judgments,
expense, and all other damages of every kind and nature made, rendered, or incurred
by or in behalf of any person or persons whomsoever, including the parties hereto
and their employees, which may arise out of any act or failure to act, work or other
activity related in any way to the failure to completely adhere to the Development
Documents, by Master Developer, Master Developer’s agents, employees,
subcontractors, or suppliers in the performance and execution of the
work/development contemplated by this Agreement. Nothing in this provision shall
be deemed to limit or impair Master Developer’s rights or clams for contribution,
indemnification or relief against Master Developer’s contractors, subcontractors, or
suppliers. Unless otherwise provided by this Agreement, Master Developer shall not
be required to indemnify, hold harmless, or defend City from any claims or liabilities
caused by, or resulting from, any actions or failures to act by City or its agents,
employees, officers, or contractors.

B. Referendum. In the event of a referendum for the
approval of this Agreement or the zoning ordinance, and if the City in its sole
discretion, subsequent to the approval of this Agreement, elects to defend against a
Referendum (includes a referendum or similar ballot measure), the Master Developer
shall reimburse City’s attorney’s fees, court costs, and any related costs of defending
against the Referendum. The Master Developer’s obligation to indemnify the City
during any defense of a Referendum shall be reimbursed within ten (10) days of the
City providing notice to Master Developer of the City’s receipt of a periodic or final
invoice, a judgment, a settlement, or other obligation by the City. Master Developer’s
obligation to indemnify against the costs of defense shall exist regardless of the
outcome of the Referendum or decisions to modify or withdraw the approval.

22  Reimbursement. If the Master Developer chooses to develop a portion of
the Project which triggers the need for any “oversized” or “system” improvements (that exceed
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Master Developer’s pro rata share), as system is defined by Utah Code Ann. §§ 11-36a-101, et
seq., and if these master planned improvements are not on the 6-year capital facilities plan, then
Master Developer and City shall enter into a separate reimbursement or pioneering agreement to
set the terms for the repayment that provide for assure a full reimbursement, subject to available
impact fees and according to the City’s standard policies and procedures, including the term or
expiration date of agreements. Any such agreement shall continue until Master Developer is fully
reimbursed. The City shall work with the Master Developer to add eligible improvements onto the
6-year capital facilities plan after a specific written request is provided by the Master Developer
to the City. All reimbursement or pioneering agreements, if completely funded by the City
Council-approved 6-year capital facilities plan or other City Council-approved funding, may be
approved and signed by the Mayor without additional City Council approval. Otherwise, these
separate pioneering or reimbursement agreements shall be considered by the City Council for
approval.

2.3 Culinary Water, Sanitary Sewer and Stormwater Improvements. City
represents to Master Developer that City appears to have sufficient water rights, or access to
culinary water supply, for the Project, subject to availability from Jordan Valley Water
Conservancy District. City also represents to Master Developer that City does not have sufficient
culinary water infrastructure, including for delivery and storage, for the Project. The Parties
acknowledge that both system and project improvements for sanitary sewer utilities, storm water
utilities and culinary water service, including without limitation, water capacity, storage, and water
main extensions leading to the Property, do not currently exist to allow Master Developer to
proceed with development of all phases of the Project. City agrees that it shall take reasonable
efforts to make available (subject to application for service, issuance of applicable permits and
payment of connection fees and applicable commodity usage rates, and availability) culinary
water, sanitary sewer and storm water service. Culinary water, sanitary sewer and storm water
utility services will be provided through delivery and detention systems constructed within the
Project by Master Developer as depicted in the Development Documents. To the extent the
delivery systems are properly and timely constructed by Master Developer, including any offsite
Infrastructure, and all other necessary Infrastructure is constructed and available for use, etc., such
services, if available, shall be provided at such times as required by the construction of the Project
and so as not to delay construction. Construction of Infrastructure within the Project to serve later
constructed phases shall be Master Developet’s responsibility.

24  Moderate Income Housing and Accessory Units. Master Developer shall
develop moderate income housing for five (5) percent of the total units for the Project and shall
locate the moderate income housing units in locations selected by Master Developer and dispersed
throughout the Project. [If Master Developer develops the maximum number of total units
identified in Section 1.4.1, this would require developing 148 moderate income housing units. If
allowed by City code, Master Developer may locate accessory dwelling units on parcels within
the Project, as depicted on Village subdivision plats, without consuming any of the density units
approved and vested in Section 1.4.1. Accessory dwelling units shall be consistent with City code
regarding the size of property on which they are located. Accessory dwelling units operated as
moderate income housing units shall count towards satisfying the five percent standard for the
Project. Accessory dwelling units may be rented but not sold independent of the primary property.
Those moderate income housing units that are not accessory dwelling units and that are offered
for sale shall be subjected to a deed restriction for a term of forty years in accordance with a
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moderate housing plan administered by a housing authority selected by the City, in consultation
with Master Developer. Master Developer shall, with each Village Plan, track the number of
moderate income housing units and accessory dwelling units planned in that Village Plan and in
all prior Village Plans in relationship to the entire Project.

2.5 Real Property Acquisition. Master Developer shall acquire the real property
interests as determined by the City and in an appropriate time as determined by the City that are
necessary by the City to construct and operate the Project Improvements and System
Improvements. If, after making reasonable efforts to negotiate with the property owner(s), the
Master Developer is unable to acquire the necessary real property interests through a voluntary
transaction, the Master Developer may request assistance from the City. Any cost of acquisition
of such that exceeds the pro rata share of Master Developer’s obligation for System Improvements
shall be eligible for reimbursement as a Reimbursable System Improvement Expense or eligible
for reimbursement by separate reimbursement or pioneering agreement under Section 2.2 on terms
reasonably acceptable to both Parties.

26  System Improvements. Attached as Exhibit E are depictions of the
anticipated System Improvements or master planned improvements that traverse or may affect the
Project. Construction of certain elements of these improvements may be built by City or if not by
City, by Master Developer in accordance with Section 2.2. If System Improvements are
constructed by the Master Developer, the City shall have full design and construction oversight
authority, as provided by City Code and other applicable law.

ARTICLE II1
REIMBURSEMENT OBLIGATIONS

3.1 Reimbursements. The Parties acknowledge that certain System Improvements
‘will need to be constructed to service the Project and other areas within the City’s jurisdiction. For
purposes of this Section 3.1, System Improvements shall mean those improvements that are not
project improvements (“Project Improvements™) as defined in Utah Code Ann. 11-36-102. City
and Master Developer may by separate reimbursement agreement agree to have Master Developer
construct the System Improvements. If City and Master Developer cannot mutually agree on the
terms of such agreements, Master Developer may either choose to construct the System
Improvements at its own cost or delay further development of the Project until the System
Improvements are constructed by a part of other development projects as approved by the City in
its sole discretion.

Not all System Improvements are currently adequate for the Project. Master Developer may build
the System Improvements and receive reimbursement for such on terms mutually agreeable to the
City, but: (i) the amount of reimbursement is the pro rata or proportionate share (as defined by
Utah Code Ann. §§ 11-36a-101, et seq.) of System Improvements not attributable to the Project,
with the timing on payment being according to the City’s standard “queue system” (“first in, first
out” order of priority system currently being implemented pursuant to West Jordan City Code
Sections 8-3B-1 et seq.) applicable to all developers with the exception that Master Deleoper shall
be entitled to a reimbursement period of twenty-five (25) years with the option to extend for
additional five (5) year increments until reimbursed in full, and with the source of funds being
impact fees, and as otherwise acceptable to the City, all according to the City’s regular procedures
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(including the City only reimbursing relative to the minimum size allowable); and (ii) Master
Developer may choose to not develop until the System Improvements are otherwise constructed
to provide for the Project need. Notwithstanding the foregoing, the City agrees to bond for the
Off-Site Water Improvements on or before June 30, 2025 and reimburse Master Developer the
City’s pro rata or proportionate share (as defined by Utah Code Ann. §§ 11-36a-101, ef seq.) of
the Off-Site Water Improvements on or before December 31, 2025. As referenced in Section 2.2
above, all reimbursement agreements, if completely funded by City Council-approved Capital
Facilities Plans, Strategic Plans, and or similar plans, may be approved and signed by the mayor
without additional City Council approval. City and Master Developer may in such reimbursement
agreements arrange for reimbursement through impact fee reimbursements or direct payment
based on Applicable Law and on the improvement categories in the following chart:

Type of System Improvement City Impact Fee Catego

Public Amenity(ies) Parks and Recreation

Water Improvements Water

Storm Water Improvements Storm

Sewer Improvements Sewer

The road improvements described in Section Transportation

4.1

Any Oversizing, including any Upsizing of From appropriate impact fee fund associated
right of way above and beyond minimum legal | with the Oversized/Upsized improvement.
requirements

After receiving, in writing, a request from the Master Developer to add appropriate specific System
Improvements, which are identified on the City’s respective master plans, and if the City verifies
that the requirements of this Agreement and Applicable Law have been met, City shall add the
above listed System Improvements to its impact fee facility plans and shall collect impact fees in
accordance with Applicable Law. City further agrees to the following requirements regarding the
reimbursements required under this Agreement:

3.1.1 Estimates. Master Developer shall provide to City estimates and bids for
those System Improvements which Master Developer intends to construct, and if the City verifies
that the requirements of this Agreement and Applicable Law have been met, the City shall update
its impact fee facilities plan accordingly.

3.1.2 Invoices. Master Developer shall forward to City all invoices it receives for
costs and expenses that Master Developer incurs for the design, construction and installation of
the System Improvements (“Developer’s Invoices”). All such Developer’s Invoices, if such
Invoices are verified by the City to be for expenses which exceed Master Developer’s pro rata
share of System Improvements, shall constitute Reimbursable System Improvement Expenses.

3.1.3 Periodic Reimbursemeants. Unless different terms are set forth in a separate
reimbursement or pioneering agreement under Section 2.2, City shall reimburse Master Developer
for approved Reimbursable System Improvement Expenses from impact fees collected on a City-
wide basis, subject to the actual receipt of impact fees by the City from other development. As
identified in Section 3.1 above, Master Developer may build the System Improvements-and receive
reimbursement for such on terms mutually agreeable to the City, but: (i) the amount of
- - ]

Master Development Agreement ~Jones Ranch Page 14
4846-93334438

BK 11116 PG 3400



reimbursement is the pro rata share of System Improvements not attributable to the Project, with
the timing on payment being according to the City’s standard queue system applicable to all
developers with the exception that Master Deleoper shall be entitled to a reimbursement period of
twenty-five (25) years with the option to extend for additional five (5) year increments until
reimbursed in full, and with the source of funds being impact fees, and as otherwise acceptable to
the City; and (ii) Master Developer may choose to not develop until the system improvements are
otherwise constructed to provide for the Project need.

3.1.4 No Reduction. City shall not enact a moratorium on collecting impact fees
and shall include the obligations set forth in this Agreement into any subsequently amended or
adopted impact fee facilities plan; except as allowed by Section 8.2 herein and except that court
action, legislative action, or any other act outside the authority of the City to reasonably control,
which affects the collection of impact fees, shall not be deemed as enacting a moratorium.
Likewise, providing an incentive to an individual business shall not be deemed as enacting a
moratorium.

ARTICLE IV
ROAD DEVELOPMENT, IMPACT FEES, SYSTEM IMPROVEMENTS

4.1  Public Roads. Any right of way and construction costs for a portion of road internal
to the Project which exceeds the width set forth in the City’s ordinances, regulations, and standards,
and which is approved by the City, shall be classified as System Improvements, and Master
Developer shall be entitled to receive reimbursement in accordance with Applicable Law and
ARTICLE I1I for the cost of the work performed under this Section. The width set forth in the
City’s ordinances, regulations, and standards is seventy (70) feet, which is the width of a typical
collector roadway pursuant to existing City standards.

42 . Dedication and Construction of Local Streets and Other Streets. The Project-
shall include such other streets located within the Project that are “local” streets, some of which
are depicted on the Plan (collectively, the “Project Streets”). Master Developer agrees to dedicate
the right of way for the Project Streets, without encumbrances, by road dedication or other plat or
plats at no charge to City. Master Developer agrees to be responsible for constructing the Project
Streets and for all costs incurred in acquiring any additional right of way necessary for Project
Streets. All streets shall be designed and constructed consistent with general City standards or the
standards in the Master Development Plan. Master Developer is required to construct and dedicate
the necessary property for all intersection and roadway improvements depicted in the Plan.
Notwithstanding the foregoing, the City shall bear the cost of purchasing the remaining right of
way needed for the completion of 8600 South Street, between 6400 West and the eastern boundary
of the Bridgeport Subdivision, which right-of-way is a System Improvement. The City Council,
by approving this Agreement, and pursuant to West Jordan City Code 14-5-5H, hereby approves
of the 9000 South Street half road width shown in the Master Development Plan.

43  Development to be Consistent with the Development Documents. Except as
expressly provided in this Agreement, all development of the Property, whether by Master
Developer or a successor in interest, will be consistent with this Agreement and the approved
Development Documents, including the Master Development Plan. As per Section 1.2.2, the
setbacks and other dimensional requirements set forth in the Master Development Plan may vary

S ———
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from those found in the City’s codes and laws, as specifically depicted in the the Master
Development Plan; and the allowances and requirements in the Master Development Plan shall
govern over such conflicting standards. As identified in Section 8.16, the terms of this Agreement
run with the land.

44  Impact Fees; Public Improvement District. Master Developer will be assessed
and required to pay impact fees calculated by. City in accordance with the Utah Impact Fees Act,
uniess otherwise agreed to by the City in writing by separate agreement. If impact fees are assessed,
impact fees will not be assessed and collected until applications for building permits are submitted
for particular lots or parcels within approved subdivision plats and site plans.

4.5  Costs of Application Processing. Master Developer will be responsible for paying
all City fees and charges appropriately assessed for projects of the type being presented by Master
Developer, including payment of hourly charges for all internal expert reviews and involvement
to the extent such fees are charged uniformly to all properties, persons and entities similarly
situated.

4.6  System Improvements. All improvements and associated expenditures identified
herein as System Improvements or where such improvements provides service or capacity to
projects or users beyond the service or capacity demands of the Project shall be classified as
System Improvements. Reimbursement may only be for the pro rata portion in excess of Project
Improvement demand. Master Developer shall be reimbursed, in accordance with ARTICLE III,
for the costs incurred in constructing System Improvements. Master Developer shall provide City
with estimates for the costs of all System Improvements as they are received. City shall use the
cost estimates in updating its impact fee facilities plans. Master Developer shall provide regular
reports of all costs incurred by Master Developer in constructing System Improvements and in
calculating Reimbursable System Improvement Expenses. City shall provide Master Developer
with reports on impact fees collected upon reasonable request,

ARTICLE V
DEVELOPMENT APPLICATIONS AND DISPUTES

5.1  Development Applications. City shall promptly review and process Development
Applications in accordance with this Agreement, and all required processes and procedures. If
City chooses to deny a Development Application, it must first proceed with the process described
below in advance of issuing a denial, unless Master Developer waives its rights in writing to the
dispute resolution process described below.

5.2  Disputes.

5.2.1 Meet and Confer, Before issuing a denial, City and a representative of
Master Developer shall meet to confer and resolve any issues identified by City as a basis for
denial of a Development Application.
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522 Mediation of Development Application Denials.

A. Issues Subject to Mediation. Issues resulting from
City’s proposed denial of a Development Application that have not been resolved by “Meet and
Confer” as described above shall be mediated and include the following:

@ the location of on-site infrastructure, including utility lines and stub

outs to adjacent developments,

(ii)  right-of-way modifications that do not involve the altering or
vacating of a previously dedicated public right-of-way,

(iii)  interpretations, minor technical edits or inconsistencies necessary to
clarify or modify documents consistent with the intended purpose of the Plan,

(iv)  any item subject to arbitration under Section 5.2.3; and

(v)  the issuance of building permits.

B. Mediation Process. If City and Master Developer are
unable to resolve a disagreement subject to “Meet and Confer, the Parties shall attempt within ten
(10) business days to appoint a mutually acceptable mediator with knowledge of the legal issue in
dispute. If there is jurisdiction and if it is otherwise possible, the Parties shall use the Office of the
Property Rights Ombudsman, or the list of mediators maintained by that Office. If City and Master
Developer are unable to agree on a single acceptable mediator they shall each, within ten (10)
business days, appoint their own representative. These two representatives shall, between them,
choose the single mediator. Applicant shall pay the fees of the chosen mediator. The chosen
mediator shall within fifteen (15) business days, review the positions of the Parties regarding the
mediation issue and promptly attempt to mediate the issue between the Parties. If the Parties are
unable to reach agreement, the mediator shall notify the Parties in writing of the resolution that the
mediator deems appropriate. The mediator's opinion shall not be binding on the Parties.

523 Utah District Court Review.

A. Parties shall first attempt mediation as specified in
Section 5.2.2.

B. If City and Master Developer are unable to resolve an
issue through mediation, the Parties agree that there is a final decision and all aadministrative

- - - ]
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remedies have been exhausted, such that Utah Distict Court review is available pursuant to Utah
Code Sections 10-9a-708 and 10-9a-801. Jurisdiction may also be available in another court, as
allowed by law.

ARTICLE VI
DEFAULT AND COSTS

6.1  Default. In the event of a failure by any Party to comply with the
commitments set forth herein, within thirty (30) days of written notice of such failure from the
other Party, the non-defaulting Party shall have the right to pursue any or all of the following
remedies, which right shall be cumulative:

6.1.1 To cure such default or enjoin such violation and otherwise enforce
the requirements contained in this Agreement; and

6.1.2 To enforce all rights and remedies available at law and in equity
including, but not limited to, injunctive relief, specific performance and/or

damages.

6.2 Insolvency. Insolvency, bankruptcy or any voluntary or involuntary
assignment by any Party for the benefit of creditors, which action(s) are unresolved for a period of
180 days shall be deemed to be a default by such Party under this ARTICLE VL

6.3  Court Costs and Attorney Fees. In the event of any legal action or defense
between the Parties arising out of or related to this Agreement, or any of the documents provided
for herein, the prevailing Party shall be entitled, in addition to the remedies and damages, if any
awarded in such proceedings, to recover their costs and reasonable attorneys’ fees.

ARTICLE VII
ASSIGNMENT AND RECORDATION

7.1  Assignment and Transfer of Development. If Master Developer assigns,
transfers, or otherwise conveys the entire Project or any portion thereof to a subsequent owner,
then this Development Agreement shall inure to the benefit and detriment of the subsequent owner,
and shall not relieve the subsequent owner from any responsibilities or duties set forth herein. The
rights and obligations of Master Developer shall automatically be assigned and assumed by
subsequent purchasers of the Project or any portion thereof, and Master Developer shall be released
from the obligations and shall have relinquished all rights related to such portion as a result of the
assignment and the assumption by subsequent purchasers. Subsequent purchasers of the Project or
any portion thereof shall expressly assume the obligations and the rights of Master Developer
pursuant to this Agreement. However, in the event that subsequent purchasers of the Project do
not expressly assume the obligations and rights of this Agreement, they shall still be bound to the
terms of, and obligations of this Agreement. To the extent that such assignments, transfers and
conveyances are in anticipation or furtherance of future land use approvals and development of
the Project or a particular portion therein, City further agrees that, consistent with the provisions
of Section 10-9a-103(57)(c)(v) of the Utah Code Annotated, Master Developer may convey
portions of the Project by metes and bounds prior to recordation of a plat of subdivision for such
portion and City agrees to execute an acknowledgment on such deeds of conveyance (each a
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“Transfer Deed”) for the purposes of acknowledging only City’s consent to the coniveyance by
metes and bounds of the real property that is the subject of the applicable Transfer Deed. Master
Developer expressly acknowledges that City’s execution of a Transfer Deed shall not in any way
be deemed a waiver of the requirement that the property transferred pursuant to such Transfer
Deed shall be subject to the approval process set forth in this Agreement, including the requirement
regarding recordation of a final plat and approved site plan. If Master Developer sells the Project,
the sale documents must be approved by the City.

7.2  Recordation. After its execution, this Agreement shall be recorded in the office of
the County Recorder at the expense of Master Developer. Each commitment and restriction on
development set forth herein shall be a burden on the real property constituting the Project, shall
be appurtenant to and for the benefit of City and shall run with the land. Likewise, any right of
the Master Developer set forth herein shall inure to the benefit of any assignee and/or transferee
of this Agreement unless specifically otherwise agreed to in writing by the City at the time of such
assignment or transfer by the Master Developer.

ARTICLE VIII
GENERAL MATTERS

8.1  Amendments. Any alteration or change to this Agreement shall be made in a
writing executed by Master Developer and City, after approval by City’s appropriate legislative
body. Successors-in-title to a portion of the Project may enter into an amendment, amendments,
or agreement affecting only such portion of the Project owned by such owner without obtaining
the written signature of the other property owners within the Project so long as such amendment
is consistent with Section 1.6 above.

8.2  Exclusion from Moratoria. The Project shall be excluded from any moratorium
adopted pursuant.to Utah Code Ann. §10-9a-504 unless allowed by Section 3.1.4 herein or unless
such a moratorium is found on the record by the City Council to be necessary to avoid jeopardizing
a compelling, countervailing public interest.

83  Captions and Construction. This Agreement shall be construed according to its
fair and plain meaning and as if prepared by all Parties hereto and shall be interpreted in accordance
with Utah law. Titles and captions are for convenience only and shall not constitute a portion of
this Agreement. As used in this Agreement, masculine, feminine or neuter gender and the singular
or plural number shall each be deemed to include the others wherever and whenever the context
so dictates. Furthermore, this Agreement shall be construed so as to effectuate the public purposes,
objectives and benefits set forth herein. As used in this Agreement, the words “include” and
“including” shall mean “including, but not limited to” and shall not be interpreted to limit the
generality of the terms preceding such word. To the extent a general provision of Applicable Law
conflicts with a specific provision of this Agreement or interpretation necessary to give effect to
the Plan, the Agreement or specific provision of the Plan shall control.

84 Laws and Forum. This Agreement shall be binding upon and shall inure to the
benefit of the Parties hereto and their respective successors and assigns, and shall be construed in
accordance with Utah law. Any action brought in connection with this Agreement shall be brought
in a court of competent jurisdiction located in Salt Lake County, Utah.
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8.5  Applicable Law, Interpretation. The rules, regulations, official policies,
standards and specifications applicable to the development of the Project (the “Applicable Law”),
including the applicable City ordinances, resolutions, state law, and federal law, shall be those in
effect as of November 15, 2019, the date of the filing of the complete Application. Furthermore,
pursuant to Sections 1.2.2 and 4.3, the setback, height, landscaping, signage and other similar
entitlements provided for in the Plan shall be considered design standards and part of the
Applicable Law. However, notwithstanding the foregoing, any person applying for a building
permit within the Project shall be subject to the building, electrical, mechanical, plumbing, and
fire codes, and other City ordinances relating to the placement and construction of the proposed
structure, that are in effect at the time the person files with City a completed application for
building permit. To the extent that this Agreement and the Plan are silent as to any matter pertinent
to the development of the Project, the Parties rights and obligations shall be controlled by the
Applicable Law. Consistent with Section 1.2.2, to the extent that a provision of this Agreement,
its Plan.and the ordinance enacting the Agreement and applying the zoning district to the Property
conflicts with a City ordinance, regulation, resolution, policy, design criteria or condition imposed
in connection with approval of the Plan, the provisions of this Agreement and/or the Plan shall

apply.

8.6  Legal Representation. Each of the Parties hereto acknowledge that they either
have been represented by legal counsel in negotiating this Agreement or that they had the
opportunity to consult legal counsel and chose not to do so. In either event this Agreement has no
presumptions associated with the drafter thereof.

8.7  Non-Liability of City Officials. No officer, representative, agent or employee of
a Party hereto shall be personally liable to any other Party hereto or any successor in interest or
assignee of such Party in the event of any default or breach by the defaulting Party, or for any
amount which may become due the non-defaulting Party, or its successors or assigns, or for any
obligation(s) arising under the terms of this Agreement.

8.8  No Third Party Rights. Unless otherwise specifically provided herein, the
obligations of the Parties set forth in this Agreement shall not create any rights in or obligations to
any other persons or third parties. The consenting owners identified on the signature pages for
this Agreement are intended third party beneficiaries of this Agreement but are not Parties for
terms of amendments or discharging the obligations set forth herein.

8.9  Force Majeure. Any prevention, delay or stoppage of the performance of any
obligation under this Agreement which is due to strikes; labor disputes; inability to obtain labor,
materials, equipment or reasonable substitutes therefor; acts of nature; health or disease
interruptions; governmental restrictions, regulations or controls; judicial orders; enemy or hostile
government actions; wars; civil commotions; fires, floods, earthquakes or other casualties or other
causes beyond the reasonable control of 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 must have
notified the other Party in writing of a force majeure event within thirty (30) days following
occurrence of the claimed force majeure event.
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8.10 Notices. All notices shall be in writing and shall be deemed to have been
sufficiently given or served when presented personally or when deposited in the United States
mail, by registered or certified mail, addressed as follows:

City: West Jordan City
8000 South Redwood Road
West Jordan, Utah 84088
Attention: City Clerk

Attorney: West Jordan City
Office of the City Attorney
8000 South Redwood Road
West Jordan, Utah 84088
Attention: Rob Wall, Esq.

Master Developer:  Ivory Development, LLC
978 Woodoak Lane
Salt Lake City, UT 84117
Attn: Chris Gamvroulas

Attorney: Ivory Development, LLC
978 Woodoak Lane
Salt Lake City, UT 84117
Attn: Analise Wilson, General Counsel

With a copy to: Snell & Wilmer L.L.P.
15 West South Temple, Suite 1200
Salt Lake City, UT 84101
Attn: Wade R. Budge

Such addresses may be changed by notice to the other Party given in the same manner as above
provided. Any notice given hereunder shall be deemed given as of the date delivered or mailed.

8.11 Entire Agreement. This Agreement, together with the Exhibits attached hereto,
the Plan, documents referenced herein and all regulatory approvals given by City for the Project,
contain and constitute the entire agreement of the Parties with respect to the subject matter hereof
and supersede any prior promises, representations, warranties, inducements or understandings
between the Parties which are not contained in such agreements, regulatory approvals and related
conditions. It is expressly agreed by the Parties that this Agreement and any additional agreements
betwéen Master Developer and City, as contemplated and referred to elsewhere in this Agreement,
are intended to and shall govern the development of the Project.

8.12 Effective Date. This Agreement shall be effective upon the signing and execution
of this Agreement by all Parties which, upon its occurrence, shall be deemed to have occurred as
of the Effective Date, provided, however, if a legal challenge is brought to the enactment of the
ordinance or resolution approving this Agreement, within 31 days of the enactment of the same,

M
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then Master Developer shall be entitled to rescind this Agreement within 10 business days of the
filing of such challenge.

8.13 Termination. This Agreement shall terminate upon the first of the following to
occur: (i) mutual written agreement of the Parties, (ii) Buildout, (iii) failure to apply for a
subdivision plat or site plan approval within one year after the Effective Date, or (iv) twenty-five
(25) years after the Effective Date, whichever occurs first.

8.14 Further Action. The Parties hereby agree to execute and deliver such additional
documents and to take all further actions as may become necessary or desirable to fully carry out
the provisions and intent of this Agreement.

8.15 Obligations and Rights of Mortgage Lenders. The holder of any mortgage, deed
of trust, or other security arrangement with respect to any portion of the Project shall not be
obligated under this Agreement to construct or complete improvements or to guarantee such
construction or completion, but shall otherwise be bound by all of the terms and conditions of this
Agreement which pertain to any portion of the Project in which it holds an interest. Any such
holder who comes into possession of any. portion of the Project, pursuant to a foreclosure of a
mortgage or a deed of trust, or deed in lieu of such foreclosure, shall take such portion of the
Project, subject to any pro rata claims for payments or charges against such portion thereof, deed
restrictions, or other obligations which accrue prior to the time such holder comes into possession.
Nothing in this Agreement shall be deemed or construed to permit or authorize any such holder to
devote the Project, or portion thereof, to any uses, or to construct any improvements thereon, other
than those uses and improvements provided for or authorized by this Agreement, as would be the
case in any assignment, and thus shall be subject to all of the terms and conditions of this
Agreement, to include the obligations related to the completion of amenities and improvements.

8.16 Agreement Runs with the Land. This Agreement shall be recorded against the
Project as described in the Exhibit A. The agreements, benefits, burdens, rights and
responsibilities contained herein, including all vested rights and obligations of Master Developer,
shall be deemed to run with the land and shall be binding on and shall inure to the benefit of the
successors in ownership of the Project, or portion thereof, as applicable, with respect to that portion
of the Project owned by such successors in ownership. This Agreement, and the Development
Application, shall also apply to all current owners of real property in the Project, and their assigns,
who are bound to all the terms of this Agreement. Nothing in this Agreement shall apply to
residents or property owners who purchase developed lots or units within the Project.

8.17 [Effect of Agreement; Release of Claims. Nothing in this Agreement shall be
construed to relieve Master Developer of any obligations imposed on Master Developer by federal
or state laws, city and county ordinances, regulations, or standards. It is the intent of the Parties
that this Agreement serve as a complete release and waiver by Master Developer of any and all
claims Master Developer has or may claim to have with respect to City’s application of the City
Code to the development or the imposition of any requirement expressly set forth in this
Agreement or the Development Documents. Moreover, Master Developer hereby releases and
waives any and all claims Master Developer may have against City with respect to any land use
application submittals, acceptances, approvals, denials or processing with respect to the Project
occurring prior to the Effective Date.

e e T ]
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IN WITNESS WHEREGQOF, the Parties have executed this Development Agreement on the
Effective Date.

WEST JORDAN CITY, a municipality and
political subdivision of the State of Utah:

Byg@d_@m‘—\

ATTEST: Dirk Burton
Mayor

5B

Tangee Sloan ,

City Recorder
ACKNOWLEDGMENT
STATE OF UTAH )
: SS.
County of Salt Lake )

On this _ﬂ_ day of \lgyy 2020, before the undersigned notary public in and
for the said state, personally appeared )\l Burtunknown or identified to me to be the Mayor
of West Jordan City, and Langee Yoan , the City Recorder of West Jordan City, and the persons
who executed the foregoing instrument on behalf of said City and acknowledged to me that said
City executed the same.

IN WITNESS WHEREOF, [ have hereunto set my hand and seal the day and year first
above written.

KEENAN L. PRICE|
NOTARY PUBLIC-STATE OF UTAH otary Puy'

COMMISSIONS 710842 . s .
. Residing &7/ s (ounty
.COMM' EXP. 03-04-2024 My Commission Expires:_02 -04 - 2024/
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MASTER DEVELOPER:

IVORY DEVELOPMENT, LLC,
a Utah limited liability company

. Luk P

Its: Pﬂé’fu)&u?"’ / \

ACKNOWLEDGMENT
STATE OF UTAH )
County of Salt Lake : ) >
On this 2 day of U&V?mb&z , 2024 before the undersigned notary public in and

for the said state, personally appeared/ rk}ﬂgﬂgﬂimuy[ﬁ , known or identified to me to be
the sident of IVORY DEVELOPMENT, LLC, a Utah limited liability
company, and the person who executed the foregoing instrument and acknowledged to me that
said company executed the same.

IN WITNESS WHEREOF, [ have hereunto set my hand and seal th

above written.
ALDXIO
Notar§y PublicLor Ytah
DONNA PERKINS Residing at:
NOTARY PUBLIC- STATE OF UTAH My Commission Expires; S-3() - 20422

ay and year first

ACKNOWLEDGEMENT AND CONSENT

Each of the below listed owners is an owner of a portion of the Property and hereby acknowledges
that Master Developer is authorized to enter into this Agreement and hereby provides its consent concerning
the same. Moreover, pursuant to Section 8.16 above, each below listed owner acknowledges that this
Agreement shall also apply to all current owners of real property in the Project, who are bound to all the
terms of this Agreement.

eSS === " T
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IVORY LAND CORPORATION is an owner (Owner™) of a portion of the Property
referenced in the agreement entitled “MASTER DEVELOPMENT AGREEMENT JONES
RANCH?, the Agreement to which this OWNER ACKNOWLEDGEMENT AND CONSENT is
a part. By its signature below IVORY LAND CORPORATION (i) acknowledges that it has
reviewed the terms and provisions of the Agreement (including exhibits and all material referenced
in the Agreement), (ii) has had opportunity if so desired to review the Agreement with legal
counsel, (iii) acknowledges that Master Developer is authorized to enter into this Agreement, and
(iv) acknowledges that pursuant to Section 8.16 above of the Agreement, the Agreement shall also
apply to all current owners of real property in the Project, who are likewise bound to all the terms
of the Agreement.

IVORY LAND CORPORATION, a Utah

e Gedrn e

Its:

ACKNOWLEDGMENT
STATE OF (¥ah )

County of g‘wf Lft/d’.) i

On this_2Z-_day ofA&M m[ﬂ . 2024, before the undersigned notary public in and

for lhbsaid state, personally appcarcd%m_ﬁgglﬂLfﬁm_ﬂt%‘l(nown or identified to me to be
the _J Keﬁﬁiﬁht of IVORY LAND CORPORATION, a Utah corporation, and the

person who executed the foregoing instrument and acknowledged to me that said company
executed the same. IN WITNESS WHEREOF, [ have hereunto set my hand and seal the day and

year first above written. A/p
)?i'/(ﬂ)ﬁ @fl’\

Notary Public ~ V

Residing at: Q

DONNA PERKINS My Commission Expires: C-30 202 2-
NOTARY PUBLIC: STATE OF UTAH
COMMISSION# 700225

COMM. EXP. 05-30-2022
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STAKER & PARSON COMPANIES is an owner (Owner”) of a portion of the Property
referenced in the agreement entitled “MASTER DEVELOPMENT AGREEMENT JONES
RANCH?”, the Agreement to which this OWNER ACKNOWLEDGEMENT AND CONSENT is
a part. By its signature below STAKER & PARSON COMPANIES (i) acknowledges that it has
reviewed the terms and provisions of the Agreement (including exhibits and all material referenced
in the Agreement), (ii) has had opportunity if so desired to review the Agreement with legal
counsel, (iii) acknowledges that Master Developer is authorized to enter into this Agreement, and
(iv) acknowledges that pursuant to Section 8.16 above of the Agreement, the Agreement shall also
apply to all current owners of real property in the Project, who are likewise bound to all the terms
of the Agreement.

STAKER & PARSON COMPANIES, a Utah
corporation

By:
Its: ~_czouvextel] MQMSP S
ACKNOWLEDGMENT

STATE OF _UM7uh )

: ss.
County of ol )

On this 30 day of (Z&W » 2020, before the undersigned notary public in and

for the said state, personally appeared Chis , known or identified to me to be
the mwf STAKER & PARSON COMPANIES, a Utah corporation, and
the person who executel the foregoing instrument and acknowledged to me that said company

exccuted the same. IN WITNESS WHEREOF, T have hereunto set my hand and seal the day and

year first above written.
e,

ALICE NIEMEYER Nofary Putflic
YE esidingat: L ¢ WTh

NOTARY PUBLICSTATE OF UTAH L T
COMMISSION# 705334fMY Commission Expires:_3|21[zj23
COMM. EXP. 03-21-2023
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Vicky R. Jones, Trustee of the Vicky R. Jones Survivors Trust UTA February 25,
2016 is an owner (Owner”) of a portion of the Property referenced in the agreement entitled
“MASTER DEVELOPMENT AGREEMENT JONES RANCH?, the Agreement to which this
OWNER ACKNOWLEDGEMENT AND CONSENT is a part. By its signature below Vicky R.
Jones, Trustee of the Vicky R. Jones Survivors Trust UTA February 25, 2016 (i)
acknowledges that it has reviewed the terms and provisions of the Agreement (including exhibits
and all material referenced in the Agreement), (ii) has had opportunity if so desired to review the
Agreement with legal counsel, (iii) acknowledges that Master Developer is authorized to enter into
this Agreement, and (iv) acknowledges that pursuant to Section 8.16 above of the Agreement, the
Agreement shall also apply to all current owners of real property in the Project, who are likewise
bound to all the terms of the Agreement.

Survivors Trust UTA February 25, 2016

ACKNOWLEDGMENT

STATEOF &Y ocon )
_ : Ss.
County of u )

On this 30 day of ﬂ(/{?)be/ , 20/, before the undersigned notary public in and
for the said state, personally appeared [/jy /¢, £ Somies . known or identified to me to be
- Vicky R. Jones, Trustee of the Vicky R. Jones Survivors Trust UTA F ebruary 25, 2016, and
the person who executed the foregoing instrument and acknowledged to me that said trust
executed the same. IN WITNESS WHEREOF, | have hereunto set my hand and seal the day and

year first above written.

OFFICIAL STAMP
KIM RENEE GAWITH ary )
NOTARY PUBLIC-OREGON Residing at:
COMMISSION NO. 9573298 , oy s {9 13.9030
MY COMMISSION EXPRES DECEMBER 13, 2020 My Commission Expires: (- [ 5-
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Bryan L Jones, Trustee of the Bryan L. Jones GST Trust UTA February 25, 2016 and Bryan L
Jones is each an owner (Owner™) of a portion of the Property referenced in the agreement entitled “MASTER
DEVELOPMENT AGREEMENT JONES RANCH”, the Agreement to which this OWNER
ACKNOWLEDGEMENT AND CONSENT is a part. By its and his signature below Bryan L Jones, Trustee
of the Bryan L. Jones GST Trust UTA February 25, 2016 and Bryan L Jones each (i) acknowledges that
it/he has reviewed the terms and provisions of the Agreement (including exhibits and all material referenced in
the Agreement), (ii) has had opportunity if so desired to review the Agreement with legal counsel, (iii)
acknowledges that Master Developer is authorized to enter into this Agreement, and (iv) acknowledges that
pursuant to Section 8.16 above of the Agreement, the Agreement shall also apply to all current owners of real

ACKNOWLEDGMENT

STATE OF QY gg0m )
. SS.
comyof dafilla )

}
On this 3[2 day 02 m 2Q%, before the undersigned notary public in and for the said
state, personally appeared o ___, known or identified to me to be Bryan L Jones, Trustee
of the Bryan L. Jones GST Trust UTA February 25, 2016, and the person who executed the foregoing
instrument and acknowledged to me that said trust executed the same. IN WITNESS WHEREOF, I have

hereunto set my hand and seal the day and year first above

Notary i
OFFICIAL STAMP Rot{ac? Put:.hc
KiM RENEE GAWITH esiding at:_\ )
NOTARY PUBLIC-OREGON My Commissign Expires: D

: COMMISSION NO. 9573298
MY COMMISSION EXPIRES DECEMBER 13, 2020

Byfz{.lony

ACKNOWLEDGMENT
STATE OFQ [Qgﬂ ,_/ )

County of (/t A &g ' lQ ;SS.

On this 3/) day of r~_. 20y before the undersigned notary public in and for the said
state, personally appeared _[57u¥7 ) £ o140 |, known or identified to me to be Bryan L Jones, and the
person who executed the foregoing instrument and acknowledged to me that said individual executed the same.
IN WITNESS WHEREOF, | have hereunto set my hand and sgal the (}a nd year first above writtgn.

OFFICIAL 8TAMP Notary Public . .
KIM RENEE GAWITH Residing at: /T}CML@V)
NOTARY PUBLIC-OREGON

COMMISSION NO. 9573298
MYOISSD lRES DECEMBER 13, 2020
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LeAnna Jones, Trustee of the LeAnna Jones GST Trust UTA February 25, 2016 and LeAnna
Jones is each an owner (Owner”) of a portion of the Property referenced in the agreement entitled “MASTER
DEVELOPMENT AGREEMENT JONES RANCH”, the Agreement to which this OWNER
ACKNOWLEDGEMENT AND CONSENT is a part. -By its and her signature below LeAnna Jones, Trustee
of the LeAnna Jones GST Trust UTA February 25, 2016 and LeAnna Jones each (i) acknowledges that
it/she has reviewed the terms and provisions of the Agreement (including exhibits and all material referenced in
the Agreement), (ii) has had opportunity if so desired to review the Agreement with legal counsel, (iii)
acknowledges that Master Developer is authorized to enter into this Agreement, and (iv) acknowledges that
pursuant to Section 8.16 above of the Agreement, the Agreement shall also apply to all current owners of real
property in the Project, who are likewise bound to all the ten f the :

ACKNOWLEDGMENT
STATE OF _Q@égg_ )
1 ss.
|
On this 3_Q day of » 20 2/before the undersigned notary public in and for the said
state, personally appeared 0, known or identified to me to be LeAnna Jones, Trustee

of the LeAnna Jones GST Trust UTA February 25, 2016, and the person who executed the foregoing
instrument and acknowledged to me that said trust executed the same. IN WITNESS WHEREOF, [ have
hereunto set my hand and seal the day and year first above wrjtten.

OFFICIAL STAMP n
Nota ublic
KIM RENEE GAWITH ary :
NOTARY PUBLIC-OREGON Residing at;_- (ko)

COMMISSION NO. 9573298 My Commission Expires:_ ) .5 - X1/

MY COMMISSION EXPIRES DECEMBER 13, 2020

STATE OF ég 2{%&] )
. Ss.

County of (/_Q W\(H‘ ’S lb )
2y, 20.2) before the undersigned notary public in and for the said

On this 30 day of,
00 , known or identified to me to be LeAnna Jones, and the
person who executed the foregoing instrument and acknowledged to me that said individual executed the same.

IN WITNESS WHEREOF, | have hereunto set my hand %ﬁd seal the~day and year first above written.

— OFFICIAL STAMP @v '
R\ KIM RENEE GAWITH NN N7

&k  NOTARY PUBLIG-OREGON Notary Public
J COMMISSION NO. 9573298 Residing at: M(_ﬂ/

MY COMMISSION EXPIRES DECEMBER 13, 2020 My Commission Expires: [ ; N E i aé}ii)
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Jeneal Harshman, Trustee of the Jeneal Harshman GST Trust UTA F ebruary 25,2016 and Jeneal
Harshman is each an owner (Owner™) of a portion of the Property referenced in the agreement entitled
“MASTER DEVELOPMENT AGREEMENT JONES RANCH”, the Agreement to which this OWNER
ACKNOWLEDGEMENT AND CONSENT is a part. By its and her signature below Jeneal Harshman,
Trustee of the Jeneal Harshman GST Trust UTA February 25, 2016 and Jeneal Harshman each (i)
acknowledges that it/she has reviewed the terms and provisions of the Agreement (including exhibits and all
material referenced in the Agreement), (ii) has had opportunity if so desired to review the Agreement with legal
counsel, (iii) acknowledges that Master Developer is authorized to enter into this Agreement, and (iv)
acknowledges that pursuant to Section 8.16 above of the Agreement, the Agreement shall also apply to all current
owners of real property in the Project, who are likewise bound to all the terms of the Agreement.

‘ arshman GST

st UTA February 25,2016

ACKNOWLEDGMENT

STATE OF (Q[%;_@g )
. SS.
County of [4:[]_'!&8 [ _k_z )

On this & day of] , 202, before the undersigned notary public in and for the said
state, personally appeared Jai a__, known or identified to me to be Jeneal Harshman,
Trustee of the Jeneal Harshman GST Trust UTA February 25, 2016, and the person who executed the
foregoing instrument and acknowledged to me that said trust executed the same. IN WITNESS WHEREOF, |
have hereunto set my hand and seal the day and year first above written.

OFFICIAL STAMP LLL
KIM RENEE GAWITH Rotary Public (odo
NOTARY PUBLIC-OREGON _ Residing at:__ \
COMMISSION NO. 9573298 My Commission Expires: | A-| 3. 2020
MY COMMISSION EXPIRES DECEMBER 13, 2020

ACKNOWLEDGMENT

STATE OF (9! %Q“ )
. . SS.
comyof (drnahla )

On this .0 day 32 C )l Y. 2024 before the undersigned notary public in and for the said

state, personally appeared v , known oridentified to me to be Jeneal Harshman, and
the person who executed the foregoing instrument and acknowledged to me that said individual executed the

same. IN WITNESS WHEREOF, I have hereunto set my hand a;@ the day and year first ab} ve written.
T, OFFICIAL STAMP C%’\ NMae /@ (O bi

KIM RENEE GAWITH Notary Public [} U
; gg;aﬂs\fngBuc-OREGON Residing at: w{/ﬂd/(.lﬁ/k_)
ISSION NO. 9573298 Mar e 1.5 -
MY COMMISSION EXPIRES DECEMBER 13, 2020 My Commission Expires: 1~ [ 3- DY)
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EXHIBIT A

PROPERTY LEGAL DESCRIPTION

WEST COMPOSITE SURVEY DESCRIPTION
A portion of the South Half of Section 33 and SW1/4 of Section 34, Township 2 South, Range 2 West, Salt
Lake Base & Meridian and the NW1/4 of Section 3 and NW1/4 & NE1/4 of Section 4, Township 3 South, Range 2
West, Salt Lake Base & Meridian, located in West Jordan City, Utah, more particularly described as follows:
Beginning at a point on the westerly right-of-way line of State Route 111 (Bacchus Highway), as determined
by survey, as it intersects the extension of the north line of that Real Property as described by Warranty Deed recorded
as Entry No. 10033659 in Book 9435 at Page 3799 of the Official Records of Salt Lake County, located $89°51'40"E
along the Section line 1,103.50 feet from the Northwest Comer of Section 3, T3S, R2W, SLB&M (Basis of Bearing:
NO0°08°45”E along the Section line between the West 1/4 Corner and the Northwest Corner of Section 3, T3S, R2W,
SLB&M); thence to and along said deed the following three (3) courses: (1) N89°51'40"W 311.48 feet; thence (2)
$00°08'19"W 372.33 feet; thence (3) S89°51'40"E 259.75 feet to said westerly right-of-way line; thence S08°02'55"W
along said westerly right-of-way line 2,288.00 feet to a point on the 1/4 Section line; thence N89°46'19"W along the
1/4 Section line 737.23 feet to the West 1/4 Corner of said Section 3; thence N89°53'19"W along the 1/4 Section line
3,514.39 feet to the Southeast corner of that Real Property as described by Warranty Deed recorded as Entry No.
3699312 in Book 5401 at Page 334 of the Official Records of Salt Lake County; thence N00°12'47"E along said deed
2,640.08 feet to a point on the Section line; thence S89°50'28"E along the Section line 652.90 feet; thence
N03°1935"W 1,306.55 feet to the east line of the Kennecott right-of-way as it intersects the 1/16th Section (40 acre)
line and an Ensign Engineering & Land Surveying rebar & cap; thence S89°30'47"E along the 1/16th Section (40
acre) line 242.37 feet to the Northwest Corner of the Southwest Quarter of the Southeast Quarter of Section 33, T2S,
R2W, SLB&M; thence §89°30'55"E along the 1/16th Section (40 acre) line 2,668.94 feet to the Section line; thence
S01°01'24"E along the Section line 412.80 feet to the Southwest corner of that Real Property as described by Warranty
Deed recorded as Entry No. 12444178 in Book 10515 at Page 9772 of the Official Records of Salt Lake County;
thence §80°45'14"E along said deed 1,231.20 feet to said westerly right-of-way line; thence S08°02'55"W along said
westerly right-of-way line 686.27 fect to the point of beginning.
Contains: 372.67 acres+/-

EAST COMPOSITE SURVEY DESCRIPTION

A portion of the NW1/4 & NE1/4 of Section 3, Township 3 South, Range 2 West, Salt Lake Base & Meridian,
located in West Jordan City, Utah, more particularly described as follows:

Beginning at a point on the easterly right-of-way line of State Route 111 (Bacchus Highway), as determined
by survey, located $89°51'40"E along the Section line 1,229.70 feet from the Northwest Corner of Section 3, T3S,
R2w, SLB&M (Basis of Bearing: N0°08’45"E along the Section line between the West 1/4 Corner and the Northwest
Corner of Section 3, T3S, R2W, SLB&M); thence S89°51'40"E along the Section line 1,416.09 feet to the North 1/4
Coruer of said Section 3; thence S89°51"20"E along the Section line 2,524.93 feet to the northwest corner of that Real
Property as described by Final Order of Condemnation and Judgement of Just Compensation recorded as Entry No.
10059359 in Book 9446 at Page 8356 of the Official Recards of Salt Lake County; thence along said final order the
following five (5) courses: (1) S00°08'33"W 44.94 feet; thence (2) southeasterly along the arc of a non-tangent curve
to the right having a radius of 50.00 feet (radius bears: S00°08'25"W) a distance of 77.90 feet through a central angle
of 89°16'19" Chord: S45°13'25"E 70.26 feet; thence (3) S00°35'22"E 465.98 feet; thence (4) along the arc of a curve
to the left with a radius of 5,045.00 feet a distance of 279.37 feet through a central angle of 03°10'22" Chord:
§02°10'33°E 279.33 feet to a point of reverse curvature; thence (5) along the arc of a curve to the right having a radius
0f'4,955.00 feet a distance of 201.23 feet through a central angle of 02°19'37" Chord: S02°35'56"E 201.21 feet to the
northeast comner of that Real Property as described by Special Warranty Deed recorded as Entry No. 12424987 in
Book 10506 at Page 4907 of the Official Records of Salt Lake County; thence along said deed the following two (2)
courses: (1) N89°46'19"W 950.17 feet; thence (2) S00°08'20"W 1,605.00 feet to a point on the 1/4 Section line; thence
N89°46'19"W along the 1/4 Section line 3,434.28 feet to said easterty right-of-way line; thence N08°02'55"E along
said easterly right-of-way line 2,664.10 feet to the point of beginning.

Contains: 219.32 acres+/-
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EXHIBIT B

LAND USE PLAN

JONES RANCH LAND USE DIAGRAM
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EXHIBIT C

MASTER DEVELOPMENT PLAN* (“PLAN")
[to be attached upon approval]

(*link embedded electronically)
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VISION FOR JONES RANCH

The Jones Ranch Master Development Plan (MDP) sets the framework to provide timeless architecture,
regional-scale amenities, neighborhood commercial assets, institutional establishments, and an overall
enhanced community design that will benefit not only Jones Ranch residents but also the surrounding
neighborhoods in West Jordan City; all with a focus on sustainable building and water use practices. Through
thoughtful planning and design along with adherence to the MDP standards, the natural beauty of the western
foothills can be preserved.

“The application of JVWCD water efficiency standards is essential to providing a reliable water supply
in the face of continued population growth and increasing demand for water” (Jordan Valley Water
Conservancy District)

4 R
Highly-trained workforce

The quality of Utah’s workforce is the number one factor in attracting, retaining, and growing high-paying
“innovation economy” jobs. The desired workforce is diverse and highly educated, with a focus on in-
demand fields. While a portion of this workforce will undoubtedly be generated by attracting workers from
out of state, Utahns can fill the bulk of these jobs if they have the required skills.

JOBS

J
4 D

Improved air quality & reduced resource use

Employers and Utahns increasingly demand a sustainable approach to natural resources like air, water, and
energy. Jones Ranch can demonstrate sustainability by facilitating electric vehicle use, promoting non-
automobile travel, reducing air emissions and energy use in buildings, using water-wise landscaping, and
implementing new technologies.

Connected trails, parks, and open space

Implementation of thoughtful and ambitious trails, park, and open space planning will establish a world-
class network for people and wildlife, connecting urban trails with foothill trails of the Oquirrh Mountains.

ENVIRONMENT

(
o

Vibrant Urban Centers

Vibrant places include housing, jobs, shops, amenities, and open space. They bring destinations. closer to
home, shorten driving trips, increase the convenience of walking and biking, and improve affordability by
diversifying housing types.

Jobs close to where people live

Jobs and housing in close proximity allow for reduced commuting distances, decrease traffic volumes
during peak hours, improves air quality, lower travel times and expenditures, and enhance the quality of
life. While housing is needed in proximity'to east-side jobs in Utah & Salt Lake counties, jobs are needed
in proximity to west-side housing in both counties. Completing west-side infrastructure like the Mountain
View Corridor will improve the west side's attractiveness for jobs.

A variety of community types

A variety of community and housing types ensures housing affordability and a high quality of life that
matches what Utahns want.and can-afford. Such variety includes single-family suburbs and walkable
communities in neighborhood community, and urban centers.

0 )
Connected street network

Street networks efficiently move people and goods. Connected arterials, collectors, and local streets

provide multiple alternative travel routes and enhance walking and biking.

World-class public transit

Public transportation moves people, addresses air quality, fosters high-quality urban centers, improves

affordability, and attracts “innovation economy” employers and employees. Light rail and/or “micro-transit”

options will improve local mobility.

- J

TRANSPORTATION COMMUNITY & AMENITIES

*Information on this sheet taken from “Regional Vision for Point of the Mountain”
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Land Use Overview

Jones Ranch is to be zoned a Planned Community (PC) and will feature four residential types. The intent

of the different residential types is to provide future residents of Jones Ranch with a variety of home sizes,
architectural styles, lifestyles, and affordability. This diversity of housing types will appeal to a broad group of
West Jordan homeowners and will help create a more sustainable community.

The residential types at Jones Ranch are:

Housing Designation Density Range
Very Low (VL) Up to 2.5 units / acre
Low (L) 1 to 3 units / acre
Medium (M) 3.1 to 5.5 units / acre
High (H) 5.6 to 10 units / acre
Commercial (C)

Note: Uses and densities are consistent with West Jordan Planned Development Zone Ordinance
(13-5C-3) and West Jordan City's 2012 Comprehensive Plan.

Institutional Land Uses

In the event that institutional uses such as churches & schools are developed within Jones Ranch, the
ERUs associated with the respective land use (as outlined in the table above) shall be allocated to the these
institutional uses. Institutional buildings and structures shall not exceed two (2) stories or 45’, whichever is
greater.

Village / Phase Sub-Area Development Plan Approval

Phase Sub-Area Development Plans: Each phase (Village) described in the Jones Ranch MDP shall be sub-
mitted in the form of a Phase Sub-Area Development Plan, following 13-5J-10 of 2009 City Code and the stan-
dards and guidelines established in the MDP. All roads and private lanes shall also be approved through the
Phase Sub-Area Development Approval Process, however private lanes shall only be allowed in High (H) and
Very Low (VL) designations.

JONES RANCH W west jordan, utah 6
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Housing Affordability

A minimum of five percent (5%) and no more than ten percent (10%) of the overall Jones Ranch residential unit
count will include affordable housing as defined in Utah State Code, including Senate Bill 34 (2019). Affordable
housing shall be integrated throughout the Jones Ranch villages and will include accessory dwelling units.

Tackling housing affordability, population growth, and low/moderate income housing in Utah

Background

Utah’s strong economy, high birthrate, and desirable quality of life has resulted in the fastest population growth
rate of any state since 2010%. This growth, accompanied by the housing market collapse of 2007, increased cost
of construction materials, increased land costs, and a shortage of skilled labor, has led to increased housing
prices across Utah. In 2018 the Utah Legislature established the Commission on Housing Affordability. The
commission spent the 2018 interim examining how local governments could integrate their planning for
housing, particularly for moderate income housing, and transportation. The result of that effort was SB 34.

Senate Bill 34 (2019)

SB 34 requires cities: to align transportation resources with land use policies to amplify the effects of smart
planning and to qualify for state funding from the Transportation Investment Fund (TIF). The bill outlined 23
potential planning tools from which cities had to select at least three (or four, if the city has a transit stop) in
order to plan for a variety of housing. The bill applied to 82 cities (those with a population of more than 5,000
in urban counties). Of the 82 cities required to comply with SB 34, 80 as of January 2020 have updated their
general plans accordingly (96%). The most common MIHP options that cities have utilized are:

e Creating or allowing for, and reducing regulations related to accessory dwelling units
e Allowing for higher density or moderate-income residential development in commercial and mixed-
use zones, commercial centers, or employment centers
e Encouraging higher density or moderate-income residential development near major transit
investment corridors
Though local planning for growth certainly precedes SB34, the policy has accelerated the trendline. Residential
building permits have increased by 10.3% over last year, resulting in 20,996 dwelling units by Q3 of 20192 and
2019 was on pace to be a record year for new housing. Tens of thousands of additional units are in city
pipelines. According to the Ivory Boyer Construction Report?, “Multifamily is the principal driver of residential
construction in 2019; 55 percent of permits are for apartments, condominiums, duplexes, and townhomes.”

While cities work to accommodate population growth, the Commission then focused on low and moderate-
income housing which focuses on housing affordable for residents earning less than 80% of the area median
income. Often, ensuring housing for this population requires specific policy interventions which became SB 39.

Senate Bill 39 (2020)

SB 39 requests targeted state resources to address specific moderate-income housing needs. The bill provides
$15 million for gap financing of private activity bond financed rental housing, $5 million for affordable housing
preservation, $300,000 to assist with pre-development costs for affordable housing in rural Utah, $10 million in
rental assistance, and $5 million in rental assistance for homeless families defined by the McKinney Vento Act.
SB 39 also makes'several technical changes to support affordable housing development.

ULCT contact: Cameron Diehl, Executive Director, cdiehl@ulct.org; 801-910-3912

! https://www.heraldextra.com/news/local/utah-s-population-grew-more-in-the-last-decade-than/article 563dSee2-9baf-
5761-a6cc-7f88eb4d3fb9.html.

2 https://gardner.utah.edu/wp-content/uploads/ConstRept-2019Q3.pdf

3 https://gardner.utah.edu/wp-content/uploads/ConstRept-2019Q2.pdf 7
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Very Low (L)

Homes within the Very Low designation will be traditional single family detached homes on lots 14,000 square
feet or larger, with a minimum lot width of 95 feet. Lots in the Very Low designation villages will feature the
largest yards in the community, front or side load garages, ample space between homes. The images below
generally illustrate the architectural character of homes within the VL designation.

25.0' MIN.
REAR YARD,
SETBACK

8.0° MIN.
SIDE YARD
SETBACK

K.0' MIN.
SIDE YARD
SETBACK

30.0° MiIN.
FRONT YARD
SETHACK
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Low (L)

Homes within the Low designation will be traditional single family detached homes sited on lots of 10,000
square feet or larger, with a minimum lot width of 90 feet.

The Low designation villages will include large yards with front or side load garages, well-spaced homes,
and will be located on both the east and west side of Jones Ranch. The images below generally illustrate the
architectural character of homes within the Low designation.

8.0'MIN,
SIDEYARD
SETBACK

8.0' MIN,
SIDEYARD
SETBACK

25.0' MEN.
FRONT YARD
SETBACK
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Medium (M)

Homes within the Medium designation will be traditional single family detached homes on lots 6,000 square
feet or larger, with a minimum lot width of 70 feet. The homes within the Medium designation villages will fea-
ture medium sized yards, front or side load garages, and will be located throughout the Jones Ranch communi-
ty. The images below generally illustrate the architectural character of homes within the Medium designation.

3

8' MIN.
SIDEYARD
SETBACK

5.0 MIN.
SIDEYARD
SETBACK

25.0° MIN,
FRONT YARD
SETBACK
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High (H)

Homes in the High designation will include a variety of housing types including, but.not limited to, single family,
cluster homes with shared driveways, and townhomes.

The homes within the High designation villages may be attached or detached, and will have garages that can
be accessed from the front or rear of the home. In the Jones Ranch MDP these homes are located centrally
and near Bacchus Highway. The images below generally illustrate the architectural character of homes within
the High designation. Homes closer than five feet (5') to the property line require a firewall per International
Building Code (IBC).

Front-Load Cottage
4

5" MIN. J o
REAR YARD- |
SETBACK

1 7' MIN, SIDE
3 MIN. SIDE YARD — I _ k=—YARD SETBACK
SETBACK (ONE SIDE) I (ONLE SIDE)

FRONT YARD

Rear-Load Cottage

5" OR 22’ MIN. -~
REAR YARD -§= | (..
SETBACK
3 MIN. SIDE YARD — } 7' MIN, SIDE
SETRACK (ONESIDE) Y — le— YARD SETBACK
i (ONE SIDF)

10 MIN. FRONT |, .
YARD SETBACK{

|

Rear-yard setbacks on rear-load cottages & townhomes shall be either 5’ or 22'. In the event that the
rear-load townhome has a 22’ rear setback, the front setback shall be 10’ instead of 22'. All rear-load
towns & cluster homes shall have garage access from private lanes only.

JONES RANCH W west jordan, utah 1
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REAR
SETBACK \

A

Cluster Homes

3 MIN. SIDE J I\L»

YARD SETBACK
(ONE SIDE)

(ONE SIDE)

3' MIN. SIDE
YARD SETBACK -~
(ONE SIDE)

7 MIN. SIDE PR
YARD SETRACK \\\:t

10' MIN.
SIDEYARD
SETBACK
(CORNER LOTS)

10" MIN.
SIDEYARD
SETDACK

(CORNER LOTS)

Note: All rear-load townhomes and cluster homes shall have garage access from private lanes only.
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Commercial

At the intersection of 9000 South and Bacchus Highway, Jones Ranch will offer commercial opportunities
within the Commercial village. The City has designated future land uses around this prominent intersection
as Community Commercial, therefore commercial development at Jones Ranch is anticipated to include a
blend of Neighborhood Commercial and Community Commercial opportunities described in the City’s general
plan. Potential uses within the Commercial village may include, but not be limited to, small to medium sized
retail shops, restaurants, convenience stores, and professional office space. The intent of the commercial
development will be to provide uses that support the daily needs of the surrounding residents within buildings
that are consistent with the architectural character of the surrounding residential neighborhoods. The
Commercial area will include a minimum of 35 acres of stand-alone commercial or vertical/horizontal mixed
use. The images below generally illustrate the architectural character of buildings constructed within the
Commercial Development zone.

JONES RANCH # westjordan, utah 13
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ZIONS

May 11, 2020

Bryon Prince
lvory Development

RE: WEST JORDAN DEVELOPMENT

Dear Bryon:

Zions Public Finance, inc. is pleased to submit this analysis of commercial development potential and
The subject property, consisting of .approximately 592 acres, is

impacts at the West Jordan site.
identified in the map below:

Commercial Development Memorandum

PUBLIC FINANCE, INC.

P e e
Logond -

{T01900v Dwvataoment Bonnaary

° 05 5

This memorandum is organized into the following sections:

e Summary of findings

e Current retail conditions in Southwest Valley

e Sustainable commercial development in primary market areas

e Sustainable commercial development at subject site
e Commercial competitiveness of subject site

o Fiscal impacts of development

It should be noted that all data is based on pre-COVID19 information. We are currently in a highly
uncertain market. It is anticipated that the need for office space will decline based on newfound
methods of working from home during the pandemic. While it is hoped that most retailers will be able
to rebound from the shutdown imposed on them, many may not be able to do so. Further, recent retail
trends indicate declining retail space demands, while shopping online increases and take-out/UBER eats

and similar services have increased in popularity.

One South Main Street, 18" Floor, Salt Lake City UT 84133-1904 Telephone: 801.844.7373 Fax: 801.844.4484

BK 11116 PG 3438
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Ivory Development | West Jordan

Summary of Findings

e Retail vacancy rates in West Jordan and the Southwest Valley are high — generally
ranging between 12 and 15 percent. State Street and Redwood Road are areas that are
particularly hard hit in the Valley.

e The subject site can support only 6-8 acres of smali-scale retail development such as
gas/convenience stores, small-scale retail and professional offices.

e The larger, regional market area has nearly sufficient commercial acreage planned,
according to land use maps, when considering the overall area at buildout.

e At present, there is excess commercial acreage in West Jordan City estimated at 1
million square feet, based on national standards for retail square feet per capita.

o The subject site does not have good traffic counts, visibility or accessibility for
commercial development when compared with competitive sites in the market area.

Current Retail Conditions in Southwest Valley

Retail vacancies are currently high in the Southwest Valley, averaging 12-15 percent, based on
conversations with CBRE. However, some retail centers in the Salt Lake Valley were doing well (prior to
COVID19), such as City Creek, Fashion Place, Draper Crossing and Sugarhouse. In these centers vacancy
rates are closer to 2 percent. Areas with some of the highest vacancy rates include State Street and
Redwood Road. Jordan Landing in West Jordan is also struggling with only a few of the major anchors
“pulling” the rest of the power center.

Sustainable Commercial Development

Our research shows that West Jordan City and the primary market target areas for the subject site
generally have sufficient commercial development already built or planned on City land use maps.

The primary market areas were considered in a 1, 3 and 5-mile radius from the center of the subject site;
as shown in the map below:

HE ]
'.‘ /

i

E

) '

A

Zions Public Finance, Inc. | May 2020
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Ivory Development | West Jordan

an

Sustainable commercial (retail and office) development in each of the target areas is summarized as
follows and shows that there is more planned capacity than can be supported, according to industry
standards.! For example, within the 3-mile market area, there are nearly 920 acres planned or buiit on
land use maps for the impacted cities, while only 191 acres are currently supportable within that radius.?

TaBLE 1: CURRENT SUPPORTABLE COMMERCIAL DEVELOPMENT .

Miles Population Current Commercial Current Acres Commercial Acres  Current Surplus
e o..._... . _SFSupported = Supported  onlandUseMaps (Deficit)
1 4,831 229473 2634 8122 5488
_ .3 . __35022 1663545 19085 91959 72864
5 135,772 _ 6449170 = 74026 1557.03 81677

When the three primary market areas are combined, it appears that they could need an estimated 50
additional commercial (office and retail)® acres at buildout. However, it must be emphasized that this is
based on pre-COVID19 data. On a per capita basis, demand for retail and office space will likely decline
in the future as we move to more online shopping, take-out services, and work-from-home options.

TABLE 2: CURRENT SUPPORTABLE COMMERCIAL DEVELOPMENT L B

Additional

Miles — Radius from Commercial Acres Future Additional TOTAL Supportable Commercial Acres
Subject Site on Land Use Maps Commercial Acres Commercial Acres Needed at Buildout
o o ) Supported atBuildout - Surplus (Deficit)
1 64.38 89.33 (8.11) 64.38

3 494.39 675.28 ] 24431 B 494.39

5 1041.37 1,742.67 (185.64) 1041.37

TOTAL 50.55

The need for additional commercial space, if any, would be in the future. West Jordan City is currently
overbuilt in terms of commercial space. Current ratios along the Wasatch Front are generally at 25
square feet of retail space per capita, while West Jordan is estimated to have nearly 27 square feet per
capita at the present time. Developers and brokers suggest a balanced market is closer to 15-20 square
feet per capita — roughly 10 feet less per capita. This is largely due to changing retail shopping trends.

If West Jordan, with a population of approximately 116,000, is overbuilt by roughly 10 square feet per
capita, then the City currently has over 1 million square feet of excess.commercial space.

1 The analysis assumes 15 retail square feet per capita and 30 office square feet per capita. This is based on
national trends, interviews with local brokers, as well as data from CBRE that shows development in various
geographic locations of the Salt Lake Valley.

2 Assumptions for buildout population, and hence supportable commercial square feet, include an average density
of 5 units per acre on all undeveloped residential property. Assumptions for commercial development include a
floor area ratio of 0.20 building square feet per acre.

3 Industrial development has not been considered as part of this analysis.

Zions Public Finance, Inc. | May 2020
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Ivory Development | West Jordan
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Sustainable Commercial Development at Subject Site

The subject site anticipates 2,960 residential units, or nearly 10,400 residents. Using an average of 15
retail square feet per capita, results in 44,000 supportable square feet of retail. With an average floor
area ratio of 0.20, about 5.1 retail acres can be supported by the development that takes place at the
subject site. We have estimated a total of 6-8 acres, assuming that there could also be some
professional office development. As discussed below, this site is not particularly competitive for
commercial development and would have limited ability to attract consumers from further away.

Commercial Competitiveness of Subject Site

The subject site is not competitive with other sites within the target areas studied for the following
reasons:
e Lower traffic counts
o The subject site has 7,400 ADTs at Highway 111
o In comparison, The District in South Jordan has 32,000 ADTs at 11400 South;
Jordan Landing has 44,000 ADTs at 7800 South and 54,000 ADTs on Bangerter
Highway; Smith’s at 7800 South has 17,000 ADTs
o Utility obstructions such as power poles
e Rents at site are projected to be 10-15 percent less than at The District and Jordan
Landing, making financial feasibility more difficult for moderate to large-scale
commercial development

Fiscal Impacts from Proposed Development

If the subject site devotes 6 acres to commercial development, it would likely be a mix of retail and
professional office space. Both types of development will generate property tax revenues for the City,
but only retail will generate sales tax revenue.

The analysis below assumes various types of development on six acres of property at the subject site. If
all six acres are developed as retail, annual revenues to the City are highest. However, if 3 mix of retail
and office space occurs, then residential development is comparable in fiscal impacts to the City.

TABLE 3: FiSCAL IMPACTS OF VARIOUS TYPES OF DEVELOPMENT ON 5iX ACRES

~ . T = - - —= -~z ~==To

”Su_mmary ] i » o Annuai Revengles_té Wgst Jo;itianrtiity» )
6 acres retail ‘ ‘ J - - ) $83,626 ,
" 2acres retall; 4 acres professional office T a8
Professional office on 6acres $20,898
R;ideﬁtia[-s ur;lts be:r écre (6 acreS to-tal) ) - i B *$2"8/,-75§
Residential - 10 units per acre (6 acres total) - | sare01

Again, due to the impacts of COVID19, sales tax revenues may be less than those shown above.
However, as overall retail sales have declined there has been an increase in online shopping. Research
recently conducted by Zions suggests that several sample cities in Utah receive approximately $18 per

Zions Public Finance, Inc. | May 2020
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Ivory Development | West Jordan

P

capita in additional sales tax revenues annually from online shopping. With an estimated 2,960
household units planned for this area, and an average household size of 3.51 persons, this results in
sales tax revenues of approximately $187,000 per year for West Jordan.

Please don’t hesitate to let us know if we can provide you with any further information.
Best Regards,

Susie Becker
Vice President, Zions Public Finance, Inc.

Zions Public Finance, Inc. | May 2020
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Residential Bulk & Intensity Requirements

High (H) .
F f R T Medium Low Very
ron ear own- .
Cluster , (M) Medium | Low
Load Load homes
. 3,500 3,500 As shown 6,000 10,000 14,000
Min. Lot Area NA sqft sqft on plat sqft sqft sqft
Minimum
Lot Width , , ‘ ' ' '
(Measured at NA 35 35 NA 70 90 95
Setback)
12’ to any public ) )
ROW, 5'to ad- I;Za?'rl_zc?a:‘q
Min. Front jacent homes, 29’ 10 - 25" (20" on 25'(20'on 30’ (20' on
Yard Setback | 10’ to adjacent 22' on Front cul-de-sacs) | cul-de-sacs) | cul-de-sacs)
shared driveways Load
or private ROWs
Minimum
Side Yard , . 3’ on one 3’ on one 10° 5' on one side
Setback 37?2:2:?:533& side & side & (must comply | & 8 on one 8’ 8'
(Interior 7’ on one side | 7' on one side | with fire code) side
Lots)
Minimum
Side Yard , . , , . , '
Setback 15 15 15 15 20 20 20
(Corner Lots)
- 12' to any public
Minimum ;
Rearvara | ROV 02
SetbaFk 10" to adjacent 10 5 or22 5 or22 20 20 25
(Interior hared dri
Lots) share driveways
’ or private ROWs
12" to-any public
Minimum ROW, 5'to ad-
Rear Yard jacent homes, , , , , ) . ' )
Setback 10’ to adjacent 10 5'or 22 5'or22 20 20 20
(Corner Lots) | shared driveways
or private ROWs
Maximum
Building 45’ 45 45' 45’ 35' 35 35
Height

*Irregular shaped lots located along the circular portion of a cul-de-sac or a knuckle portion of a street may be
reduced to a minimum of thirty five (35°) of frontage at the right of way line of a public street.
**In the event that the rear-load townhome has a 22’ rear setback, the front setback shall be 10’ instead of 22'.

JONES RANCH # west jordan, utah
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Commercial Bulk & Intensity

Front Commercial
Cluster Rear Load| Townhomes
Load Uses
Minimum Lot NA 3,500 3,500 NA No minimum require-
Area sqft sqft ment
Minimum Lot . , No minimum require-
Width NA 35 35 NA ment
12’ to any public
ROW, 5' to ad- Front Load
. jacent homes, 22 As allowed by IBC and
Mm:s’;;::z ’:’ard 2' to adjacent 22 10 must recognize any
shared drive- Rear Load easements
ways or private 5’
ROWs
Minimum Side | ., . , . \ . As allowed by IBC and
Yard Setback 3 ,°n one s'ée &3 ?" one s'c.’e &3 'on one ane & NA must recognize any
7’ en one side 7' on one side 7' on one side easements

(Interior Lots)

Minimum Side As allowed by IBC and
Yard Setback 15 15' 15’ 15 must recognize.any

(Corner Lots) ) easements

12’ to any public
ROW, 5' to ad-

Minimum Rear | jacent homes, As allowed by IBC and
Yard Setback 2' to adjacent 10 5 or 22’ 5 must recognize any
(Interior Lots) shared drive- easements

ways.or private.
ROWs
12’ to any public
ROW, 5' to ad-
Minimum Rear | jacent homes, As allowed by IBC and
10 5 or22' 5' must recognize any
easements

Yard Setback 2’ to adjacent

(Corner Lots) shared drive-
ways or private

ROWs
Maximum , , , ) :
Building Height 45 45 45 45 As per ordinance
, . Reference
Minimum :
Jones Ranch 15%. of commercial
Landscep ing NA MDP Landscap- NA NA ’ acreage
Required ing Section
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General Land Use Notes

The Jones Ranch MDP proposal is 2,960 residential housing units.

1. Total Equivalent Residential Units (ERUs, equivalent to one residential unit) for residential uses for the
entire Jones Ranch MDP shall not exceed 2,960.

2. Unused ERUs shall only be allowed to be transferred to Commercial and Institutional Uses.

3. The areas and locations of all land use designations may be adjusted and intermixed to accommodate
different lot layouts, product types, and product integration, however the overall area of each village
designation shall not increase by more than 20% from what is shown on the land use plan. Additionally,
the defined acreages of Villages 1, 2, 10, 11, 12, 13, & 14 shall not be reduced by any amount but may be
increased by no more than 20%. The remaining village boundaries shall not be decreased by more than
10%. Open Space boundaries and locations may adjust with the village boundaries, but shall not result in
less than the overall 17% required Open Space and the 21.3 acres of Active Open Space for the Jones
Ranch MDP.

4. No more than 17% of the residential unit count can be townhomes.

Land Development Regulations & Code Variations

1. Rear-Load Driveways: All rear loaded units shall have a driveway/apron between the curb and the
garage of either 5’ or 22’ (nothing in between). All rear-load driveways shall be on private lanes.
2. Townhome Parking:
a. Private Parking: Each townhome unit will include a two car garage which will equal two stalls of
private parking. Private parking is allowed in garages, on private driveways, or in private designated
parking stalls.
b. All driveways less than 22’ long shall not be allowed to be used as private or guest parking. All
driveways less than 16’ wide can only be used/counted as one parking stall.
c. Private Driveway Guest Parking: If a townhome unit does not use their driveway for its required
two stalls of private parking and provides the driveway as two guest parking stalls, additional guest
parking will be required for these units at a ratio of 1 guest parking stall per 6 units.
d. Additional Guest Parking: If a townhome unit does not provide two guest parking stalls in the
driveway, guest parking will be required for these units at a ratio of 1 guest parking stall per 3 units.
e. The minimum allowable parking stall size for guest off-street parking is 18’ long and 9’ wide.
f. The minimum allowable parking stall size within a driveway is 22’ long by 8 wide.
3. Commercial Parking:
a. Retail, personal service, and repair businesses: 5 parking spaces per 1,000 square feet.
b. Medical and dental office and clinics: 4 parking spaces per 1,000 square feet.
c. Other professional and business offices, including financial: 4 parking spaces per 1,000 square
feet.
4. Roof Design: Flat or low-pitched roofs will be allowed if used with the appropriate architectural style or
in limited areas en the roof. Modern or Contemporary styles of architecture are encouraged to have flat or
low=pitched roofs to match the appropriate style.

Note:

Items not addressed in this Jones Ranch MDP shall revert to the West Jordan City Development Code and
West Jordan City Design Standards and Specifications manual, and will be reviewed and approved in the
Phase Sub-Area Development process.
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Equivalent Residential Unit (ERU) Clarification & Comparison

Equivalent Residential Unit (ERU) means a dwelling, unit, or development that is equal to a
single-family residence in terms of the nature of its use or impact on infrastructure capacity and
system improvements which are to be provided in the assessment area.

Within the MDP sections “Land Use”, “Open Space and Recreation” and “Architectural Design
Guidelines” the term ERU represents actual dwelling units. The current city master plan for the
subject property allows for a maximum of 1,981 residential dwelling units (ERU). Our proposal
is to increase the total allowable residential dwelling units (ERU) to 2,960 units. An increase of
979 residential dwelling units for the subject property.

Within the MDP section “Infrastructure & Utilities” the term ERU can represent an actual
residential dwelling unit or an equivalent residential unit. An equivalent dwelling unit allows
an engineer to equate the water and sewer usage of open space or commercial property to a
residential dwelling unit. The calculation for an ERU of open space, commercial or different
residential types may vary between water, sewer and transportation.

Due to the difference in how water, sewer and transportation ERU calculations are determined
there is a difference in the currently proposed ERUs as shown in the current city master
plans for water, sewer and transportation. For the subject property the current water

master plan shows 1,981 ERUs, the current sewer mater plan shows 2,336 ERUs, and the
current transportation master plan shows 2,071 ERUs. The reports for water, sewer, and
transportation studies in this MDP were completed by the same engineers that completed the
city master plans to show how the additional 979 residential dwelling units would impact the
master planned water and sewer systems (Horrocks, JUB, and Hansen, Allen, & Luce). The
three studies show a total of 2,960 ERUs to illustrate that they took the existing ERU’s as
determined in the city master plans and added an additional 979 residential dwelling units to
their calculations.

ERUs Unit Count
West Jordan General Plan +3.38 Units / Acre 1981
Jones Ranch Proposed Plan 5 Units / Acre 2960
Net Increase 1.65 Units / Acre 979

The Jones Ranch MDP proposal is 2,960 residential housing units.
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Additional Amenities in Jones Ranch Master Development Plan

Jones Ranch will have a total of ten (10) Additional Amenities as defined in the Dedication & Maintenance of
Open Space section below. Each Additional Amenity will be approved with each village plan in (Phase Sub-
Area Development Plans -- 13-5C-2.D).

Dedication & Maintenance of Open Space (13-5c¢-6)

A. Dedication Of Open Space: All planned developments shall provide roadways, trails, open space, open
land, common areas, and parks within the project area that shall either be dedicated to the City or main-
tained in perpetuity by a development home owners’ association.
B. Computation Of Area: Land proposed to be devoted to vehicular streets or roads, parking, driveways,
required setbacks, park strips, and commercially paved areas shall not be included in computations of per-
manent open space. All open space is required to be usable open space.
C. Design Of Common Open Space, Open Land, And Common Areas: Diversity in the design and use of
common open space, open land, parks, and common areas is encouraged, and approval shall be judged
as to its appropriateness based on the following criteria:
a. Areas intended for public use shall be freely accessible from streets and/or other common areas
that have unrestricted entry. The configuration of such space shall be to accommodate parks, play
fields, and play areas as directed by the City.
b. Areas intended for restricted use shall be interspersed within residential development so as to
convey a sense of openness within the neighborhood. Residential developments shall not totally ex-
clude open space from fronting on streets at appropriate intervals.
¢. Agricultural lands shall be located in areas having suitable production capabilities, including soil
conditions, fertility, water, access, and land configuration to accommodate the intended cultivation
practices. :
D. Trail System Required: A pedestrian trail system around and through the development that connects to
established and planned trails in the area. The minimum width of the trail shall be eight feet (12’) wide.
E. Additional Amenities In PC Zone: Based on the overall planned unit count and in addition to all required
amenities (trails, open space, parks, etc.), additional amenities shall be provided as defined in subsections
E1 through E9 of this section and as described in the Master Development Plan. More than one additional
amenity may be provided from a s single category, and there is no requirement to provide additional ameni-
ties from any given category.

‘
U JOMESRANCIHLOPEN SEACE - VIESY EASE :
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Residential Unit Count

0-199 No additional amenities required
200 - 500 2 total additional amenities

501 - 800 4 total additional amenities
801-1,100 6 total additional amenities
1,101 - 1,400 8 total additional amenities
1,401 and up 10 total additional amenities

E1. Active Recreational Facilities: These facilities may include sports courts, tennis courts, pedestrian
bridges, community parks, swimming pools, sports fields, playgrounds, bike paths, skate parks, pavil-
ions, community gardens, cemeteries, plazas, public squares, dog parks, and other items deemed sim-
ilar in nature and intensity as proposed by the developer and approved by the City Council after receiv-
ing a recommendation from the Planning Commission.

E2. Common Buildings Or Facilities: Developments which contain buildings or facilities that are con-
structed for use by the residents of the Planned
Community or citizens of the community for meet-
ings, indoor recreation, receptions, classes, or
other items deemed similar in nature and intensity
as proposed by the developer and approved by
the City Council after receiving a recommendation
from the Planning Commission.

E3. Civic Sites: Developments which set aside
and/or donate property for civic uses including 3
police or fire satellite stations, Municipal buildings,
schools, public recreation facilities, and other

public buildings or facilities, or other items deemed similar in nature and intensity as proposed by the
developer and approved by the City Council after receiving a recommendation from the Planning Com-
mission.

EA4. Street Beautification: Along all collector streets (as determined by the City) in the development, ten
feet (10’) wide park strips with minimum two inch (2°) caliper trees planted twenty five feet (25’) on cen-
ter along with six foot (6’) sidewalks. Tree species shall be approved by the Urban Forester and may

be clustered where needed or other items deemed similar in nature and intensity as proposed by the
developer and approved by the City Council after receiving a recommendation from the Planning Com-
mission.

E5. Pedestrian and Bicycle Enhancements Along All Collector Streets: Pedestrian and bicycle amenities
not typically required as part of the street improvements may include, but are not limited to, raised plant-
ers, bulb-outs or curb extensions, pedestrian plazas with seating areas and tables, additional bike lanes/
facilities not already required, or other items deemed similar in nature and intensity as proposed by the
developer and approved by the City Council after receiving a recommendation from the Planning Com-
mission.

EG6. Water Features: Water features, exclusive of any features provided as part of an entry sign area,
such as fountains, streams, pond, or other similar features that are used commonly and are highly visi-
ble in the Planned Community, or other items deemed similar in nature and intensity as proposed by the
developer and approved by the City Council after receiving a recommendation from the Planning Com-
mission.

—yr w———
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E7. Theme Lighting Or Other Theme Design: A theme may be incorporated into the development such as
decorative street lights/lamp posts, lighting along walkways or trails, entrance way lighting, and exterior
building lighting in addition to the normal street lighting requirements or other design themes unique to the
development, or other items deemed similar in nature and intensity as proposed by the developer and ap-
proved by the City Council after receiving a recommendation from the Planning Commission.

E8. Design Features: Architecture that is unique, visionary, and timeless as determined by the Planning
Commission and City Council.

E9. Entry Monuments: Planned Communities which provide a landscaped entry sign(s) area(s) for residen-
tial areas.

~

(Hidden Valley Park - Sandy, UT)

F. Use Of Open Space: Use of open space is limited to the following:
a. Natural areas of undisturbed vegetation or areas replanted with vegetation after development,
including woodlands, floodplains, waterways, and natural areas. Use and maintenance is limited to
removal of litter and accumulated plant material. Natural waterways are to be maintained as free
flowing and devoid of debris. Stream channels shall conform to the City stormwater master plan and
be maintained so as not to alter base flood elevations.
b. Agricultural uses where conditions are suitable for agricultural production. Minimum areas for agri-
cultural use designation shall be five (5) acres.
¢. Garden plots for the.common use of residents.
d. Greenways and waterways may include pedestrian ways, trails, bike paths, and equestrian trails
linking residential areas with other open space uses.
e. Recreation areas designed for specific recreational activities such as parks, athletic fields, tot lots,
play fields, playgrounds, tennis courts, and similar facilities.
f. Stormwater control and management in conjunction with other allowed uses described in this sec-
tion. (2001 Code 89-3-406: amd. 2009 Code; Ord. 10-20, 7-28-2010; Ord. 19-13, 5-8-2019)
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Proposed Open Space

The proposed open spaces at Jones Ranch will generally consist of natural, undisturbed park areas for passive
recreation opportunities and programmed community park space for active recreation and play. The majority of
the natural and programmed park spaces will occur within the existing Barney’s Creek drainage, with additional
open space planned for the regional stormwater basin area at the northeast corner and a trail corridor along
the south side of 8600 South street. The following are area calculations for the open spaces and parks:

. Passive Open Space 79.3 acres

. Active Open Space 21.3 acres

. Additional O.S. (Throughout Villages) 14 acres
Total: *100.7 acres (17%)

s Open Space Descriptions & Intent
& The intent for the natural open spaces through Barney's Creek is to
' preserve the existing natural character of the drainage area to the
greatest extent possible, with modifications to existing topography
and vegetation for pedestrian trails, trail-side amenities, and stormwater basins. The amenities anticipated
within the natural open spaces may include, but not be limited to natural-surface or hard-surfaced trails, trail-
head features, benches and trash receptacles, overhead shelters, and naturally landscaped stormwater ba-
sins.

The intent for the programmed community park spaces &
trails through Barney’s Creek is to provide active recre-
ation opportunities for residents of Jones Ranch in a park
environment. The existing drainage channel will provide

a natural transition from the native open spaces to the
programmed parks, which will generally provide pavilions
for larger gatherings, playgrounds and equipment for a va-
riety of age groups and abilities, sports courts and space
for play fields, hard-surfaced trails, signage and monu-
mentation, and park space for dogs.

The trail corridor will provide open space between the
backs of proposed residential lots and 8600 South street
for a pedestrian trail alignment and landscape buffering.
This trail alignment will connect to pedestrian pathways iR
along neighborhood streets and trails through the natural — &#& s R
open spaces and community parks.

(Dimple Dell Park - Sandy, urT)

Construct:on of Park, Open Space, and Amenities

The Jones Ranch MDP shall include a total of approximately 100.7
acres of Open Space, consisting of approximately 79.3 acres of
Passive Open Space, and approximately 21.3 acres of Active Open
Space & Parks. Boundaries of all open space areas may be ad-

4 justed by developer, but shall not be less than 17% of the overall

A acreage.
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Master Developer shall cause the Open Space and Amenities to be constructed concurrently with each resi-
dential phase wherein the Amenities are located. Master Developer shall not be required to install the Ame-
nities, or portions of the-:Amenities, before building permits are applied for construction on residential lots ad-
joining the Amenities. The Open Space and Amenities are depicted and described in the Jones Ranch MDP.
Upon completion of the Open Space and Amenities, Master Developer shall dedicate the Amenities to West
Jordan City or the Master Homeowner’s Association or sub-association for the Project. The developer shall
construct the pool amenity within the Club Ivory Amenity upon the completion of the 200th certificate of occu-
pancy; The developer shall construct the clubhouse amenity within the Club Ivory Amenity upon the completion
of the 400th certificate of occupancy. The clubhouse building will be 5,000 ft>.

Pedestrian Circulation

Pedestrian circulation at Jones Ranch will be promoted through a network of sidewalks along neighborhood
streets, paved pathways through park spaces, and natural surface trails that meander through the native land-
scape. This network of pathways and trails will provide opportunities for residents of the community to connect
to other neighborhoods within the community, to parks and open spaces, to commercial and retail shops, and
to the City’s network of master planned trails without having to get into a car.

Pedestrian amenity nodes will be strategically located along the pathways and trails, which may include bench-
es, overhead shelters, trash receptacles, dog waste stations, and trail-heads and signage. These nodes may
also include irrigated landscaped areas for shade trees and visual enhancement, and will provide opportunities
for rest, protection from inclement weather, and wayfinding.

Proposed Trail Cross Sections

SHOULDER SHOULDER
(OPTIONAL) (OPTIONAL)
- - [ - - T @%ﬂa&@?‘w
| | ol
i

o
2.0 . 2.0 j
| ; 12" TRAIL | | l '

12’ ASPHALT TRAIL 2’ SINGLE TRACK TRAIL

| - T
[T A ST e I s 17t -

I |

| 8' TRAIL i &PARKSTRIP czlif“' PARKING 2.0
| } . &BIKELANE | |

8’ HARD SURFACE PEDESTRIAN WALKWAY IN RIGHT-OF-WAY
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Monumentation & Theming

Jones Ranch will feature a cohesive and coordinated monumentation and theming style that is unique to the
community and identifiable to the residents. This style will used throughout the community for site features and
elements such as monument signs, wayfinding signage, site furnishings, lighting, raised planters, check dams,
and site retaining walls. The selected materials will be chosen for their design aesthetic as well as durability,
cost, and availability, which may include wood, brick, concrete, natural stone, and steel. These materials are
typically cost effective, durable, and readily available, and with a variety of color combinations they will be used
throughout the community to create a cohesive exterior theme.

Primary entry monuments and secondary monument signs will be integrated into the Jones Ranch community
at strategic locations to identify primary entry points and the different neighborhoods within the community.
Primary monuments will generally
be significant in size, but at

a pedestrian scale, and may
include enhanced landscape
improvements and lighting.
Secondary monument signage will
typically be smaller than primary
monuments, but will maintain
similar materials, styles, scale,
and landscape improvement as
primary monuments.
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Landscape Design Guidelines

6949 S. High Tech Drive Suite 200
Midvale, UT 84047
S P (801) 352-0075 F (801) 352-7989

2 '\
ENGINEERING & SURVEYING

Landscape Design Guidelines Summary

The following exhibits ([pages 40 to 42) outline the landscape and irigation efficiency
standards for the residential uses at Jones Ranch.
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MIVORYHOMES
WATER-WISE LANDSCAPING

PROTO-TYPE

TR D87 R L AL AN, P58 AR I
AT IEEYT I F% L ANTICAPTNG U TR VAT IN A RFSRONTIE 1 ASDWATIR WAT APl
Lt [N

R MICHAEL KELLY

~
Srreethees——-""ljk_\.\.

...can contibute o the nelghbarhood assthetic, but they

Water-Wise Landscape Ideas

Generous paved patios and terraces provide not only
outdoor Iiving spaces and entertainment opportunities. but
they reduce the amount of watering in your yard.
Remember: it's important to shade these paved surfaces...

An arbor, frells, or rocted garden structure can help define
4  spaces but aso add shade and help to reduce

s evaporation.

T Reduce the amount of lawn to that nocessary for outdoor

activitiss. A good goal for the front yard Is 0 maximum of
60 to 70 per cent of the total planted area.

——____ Pioce shade trees to mcximize thelr stfect on solar
rhodification of protection from wind.. Consider needs for

both the yard and the house.

Consicer making utility areas or out-of-sight side yards a
hard-surface pavement or gravel surface to reduce water
useage.

=~¢ _u— Consider using additiona! pavements in the front yard.

They can provide an inviting entry space. it will aiso
. reduce the area requiring imigation.

%

) =

} Space plants adaquately lo provide, at matuiily, coverage
and shade for the soil.

,; A wood bark muich in newtly -plonted beds can help
condition soil and reduce evaporation from the soll
N, surtace.

¢
e e uee AN MNANNRGNC RN VNS Consider altemate surfaces in play areas such as sand or
Planting and caring for streat trees is an impertant element J r ‘& wood chips made espedially for play arecs.
in improving your community’s long-terrn sustainability. -\, _g Par Stnps Ny -

Instabation:

Your community may hava sirest frees that have been
Installed. In other cases, you may be expected to provide
and plant the strest trees. in either case, your sheet trees
will be part of an overall community stieet tree plan.
Chaeck the covenants or other matericts you received and
make sure that you plant required street treés In
accordonce with the plan provided.

Maintenance:

You have an important responsibility to propery maintain

your street trees. If one home owner neglects to plant or

property maintain street trees in front of thelr hame. the

antire neighborhood feels the effect.

« Be certain that adequate water Is provided to your
street frees so that they will be heatthy.

+ Pruno s necessary to prevent problems or disease, but
don‘t aver-pune to modify the natural shape of the

free,
« Stoking is not nomally necessary, but if your free is not
growing straight, it may be important.

+ Trees should be fedilized annually. Commerciol fertiizers

<re available in many forms. Check with your.local
aurseryman for recommeandations.

...acd an gesthetic quality to the neighborhood that becomes a
communcl benefit. But being sutounded by pavements, park ships are
hot and dry out quickly, so lawn is not the best choice for these areas.
A good alternative is to plant your park stiip with a single groundcover.
The dmpiicity of a single materal will be sufficient to provide individual
identity for your home. but keep the overall neighborhood fabric from
becoming too busy. Some good chokces for park stip plantings are:
Ajuga reptans (carpet bugle): short, dark green and bronze with

.

purple flowers in summer;

Cerastium tomentosa (snow in summer); short, blue-grey with white

flowers in kate spring;

sedum spurlum (dragon’s bivod sedum): shorl, brorze-green with

red bicssoms in sping;

An automatic imigation system, when property maintained
and moenitored. can reduce water waste.

Thymus semhytium (mother of thyme): short, soft green wilh lavender Malke sure that lawn oreas and shrub beds ore on separate

flowers in summer; and

Vinca minor (dwarf periwinide): Iraling, deep rich green with purple

Rowers in spring.

water valves. Shrubs use much less water than lown, so
should be watered less. Separating the valves and
monitoring water needs will save water.

Gravel and rock are discouraged because they add to the problem of

reflected, radiant heat. However, use pavers to provide pedestrian

access.

‘

. When loying out your system, aiso consider microctimates.
The north and east sides of your house will be In shade longer
than the south and west sidles.

Drip imigation.systems can be effective in shrub beds and will
halp corserve water.

Water your yard during early-moming hours to help minimize
evaporation.

Suggested Plant List - Water-Wise Plants

First, thesa lists are not exhaustive. They are meant to
give soms examples of 1he plant materials that can be
used to sove water, but allow interest and varety in your
landscape. Consutt with @ nurseryman or landscape
aichitect to explore other possibilities—there are many.
Shade Trees

Use ‘o provide shade to protect plantings cnd reduce
evapo-tonspiration from:plant materials. Shade will
reduce water use of ptant materials In the hot summer
months, Consider placement in relation to predominant
solar aspect and use to reduce solar impact of summer
sun on the house. This.can reduce the amount of eneigy
wed to cool your home.

Acer glabrum Recky Mountain Maple

Ceftis occidentalis  Common Hockbetry

Sophoro faponica  Joponese Pagoda tree
Accent Troes

Use in areas where karge trees are not practical. Can
help with solar modification as weli as adding aesthetic
enhancements.

Acer campestre Hedge Maple

Crataegus phaenopynrum Washington Thomn

Koelreuteria paniculate GoldenrainTres
Evergreen Trees

Use in locations where you would shade trees, but find
the year-round folioge of an evergreen advantageous.
Remember that using evergreens to shade the house can
reduce the valuable solar benefits of the winter sun. And
make sure you have the space for it to growl

Piceo pungens Colorado Spruce

Pinus spp. Pine

Tall Shrubs
These are shrubs that will grow to 6 feet tall or more,
Verity thelr potential sze and carefully consider their

Groundcovers
Groundcovers are a valuable tool to help cover the soil
and reduce evaporation thereby helping to conserve

placement. Use to accent or soften architectural ines.
May be valuable at comers and beside tall architectural
efernents. Plonted in massas. or groupings. they can help

water. Most will spread over time and effectively cover
bare soil. Be careful with those that can be extremetly
aggressive.

screen {or privecy of views. They can create shade to
affect microclimates in planfing beds.

Amesianchler alnifolia Servicebery

Coloneatter spp. Cotoneaster

Ugustrum vuigare Common Privat

Physocaipus monogyna Mountain Ningbark
Medium Shrubs

These are shrubs that will grow from only 2 feet tall to
about 5 fest tall. Become familiar with the plants’
Individual charactarstics to understand thelr uttimate
helght and spread. Shrubs should be planted so that
when they mature to their utimate size they should
touch—without overcrowding—in order to fill the shrub
bed. This wil shade the sofl surface and help conserve

water by reducing evaporafion.

Cofoneaster spp. Cotoneaster
Juniperus spp. Juniper

Pinus mugo mughus Mughe Pine
Potentila fruticose Shrubby Cinguefoil
Yucca spp. Adam’s Needle

Ajuga repfans Carpet Bugle
Hypericum calycinum Creeping St. Johnswort
Thymus sephyfium Mother of Thyme
Vinca minor Dwarf Pertwinkle

Vines

Vines can add interest to your garden and can also help
modify micro-climatic conditions. A vine climbing overa
frellls of arbor can provids some shade where there i not

sufficient space for a free.
Lonicera spp. Honsysuckie
Polygonum auberti Siverlace Vine
ennial lowers

Colorful flowers always bring a garden to life. A water-
wise londscape does not need to forgo their color. The
right combinations can provide year-round color. These
flowers are aft water-wise and should be used fiesly to

brighten your garden.

Alyssum saxatile Basket of Gold

Echinacea pumpurea Purple Coneflower

Gaillardia spp. Blanket flower

Hemerocallis spp. Dayfily

Heuchera sanguinea Coral bells

Inis sppo. Iris

Lavendula angustifolia Engiish Lovender

Rudbeckia spp. Black-eyed Susan
40
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MIVORYHOMES

Londscaope Standards

These Landscape standards are Intended to apply to front
yard landscaping and attempt to quantify the goals set
forth in.the iory Homes document: Water-wise
Landscaping.

Lots up to 8,000 square feet

Interior lot

Front yard trees: minimum 2 trees. May be shade, accent or
evergreen

Street Trees: At least one per lot

Shrubs: minimum 15, May be tail or medium shrubs.
Groundcover or Perenniat Fliowers: Minimum 15

Lawn: Maximum 60% exclusive of park strips. See General
Standards below.

Comer lot

Front yard trees: minimum 2 trees. May be shade. accent or
evergrean

Street Trees: one (1) tree on each street frontage.

Shrubs: minimumn 30. May be tall or-medium shrubs.

Groundcover or Perennial Flowers: Minimum 20

Lawn: Maximum 70% exclusive of park strips. See General Standards
below.

General Standards:

Lawn. It is understood that driveways and walks are a part of the
front yard; otherwise, 100% of the front yard shall be planted either
with lawn or be provided as shrub bed. The maximum allowable
amount of lawn is specified above.

Shrub beds are to be planted with shrubs at appropriate spacings:

Front yard Trees are those trees required to be installed in the front
yard. These are to be installed by the Homeowner.

Shreet Trees. Street trees are to be provided by Ivory Homes and
installed by the homeowner per the community Street Tree Planting
Plan. if driveway or utilities locations conflict with the street tree’s
placement. it may be eliminated or may require adjustment to the
free’s location.

All trees and shrubs shall be selected from the Suggested Piant List:
Water-wie Planis, as provided by ivory Homes.

Landscaping. To protect and preserve the integiity of the footings
and foundations of the home and other structures constructed on
the Property after Closing. Buyer shall not instali or have instalied
any sod or other water-intensive plants directly abutting any
foundation. As required in the CC&Rs, Buyer shall be responsible to
maintain a minimum of five (5) feet between the exterior of the
foundation and any sod.or other water-intensive plants ("Restricted
Landscape Zone~). If approved as part of the Buyer’s landscape
plan under the CC&Rs, the Restricted Landscape Zone may be
used as a planting bed, subject to restrictions in the CC&Rs
regarding slope. grading. and drainage and subject to the
restiictions below regarding irrigation systems.

Imigation. To preserve and protect the integrity of the footings,
foundation. and exterior of the home, upon Closing Buyer shall
place, install or cause to be placed and installed all
Imigation/sprinkler system spray heads, lines, valves and, stop &
waste valves, a minimum of five (5) feet from the foundation of the
home. Only hand watering or drip irmigation is allowed within five (5)
feet of the foundation. Additionally, Buyer shall be responsible to
ensure that water spray from an imigation/sprinkler head does not
hit the foundation, home exterior, or within the five (5) foot
Restricted Landscape Zone.

Installation. All front and rear yard iandscaping must be instafled
within 9 months of occupancy.

CC & Rs. Refer to the subdivision CC & Rs and regulations relating
to landscapina and irrigation requirements.

Interior Lot

5 ft restiicted imigation zone.
See note this sheet.

Front Yard Trees: 2 Minimum to

o 6 feet on center for tall shiubs;
s 4 feet on center for medium shrubs:
e 12to 24 inches for groundcovers and perennials; and
e Exposed soll surfaces in shrub beds are 1o be covered with
muich.
Corner Lot
% an 3 )
{\ e -
A 13 ; i
hraader’aiid
| J 2
| .
1. L ®
IR
Sheet frees provided by
tvory Homes to be installed ' |
by homaowner per the —> +
community Street Tiee i
Planing Plan [
N e
Front Yaid Trees: l >
2 Minimum o be
instafied by homeowner o T
I
S
Lawn: 70% Maximum ‘I *

be installed by homeowner

Groundcovers or Perennial Flowers:
15 Minimum

Lawn: 60% Maximum

|5
7

Shrubs: 30 Minimum 2

Street Trees provided by

\ 1, very Hornes to be installed
~ { - / g +* » <—— by homeowner per the
\ S L community Sireet Tree
R N ~—- - Planing Plan
e~ “-

Groundcovers or Perennlals: 20 Minimum

L— Shrubs: 15 Minimum

The landscape designs shown ore examplas only ard are infended to show one possible compliance with the
stendards outlines herein. You may piovide a compietely diferent design to accomplish the same objectives.
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MIVORYHOMES

Landscape Standards

These Landscape standards are intended to gpply to front
yard landscaping and attempt to quaniify the goals set
forth in the ory Homes document: Waler-wise
Landscaping.

Lots 8,000 square feet and larger

Interior lot

Front yard trees: minimum 2 trees, May be shade or evergieen.
Accent trees Moy be used in addition,

Street Trees: At least one per ot

Shrubs: minimum 25. May be tall or medium shrubs.
Groundcover or Perennial Flowers: Minimum 30

Lawn: Maxirmum 70% exclusive of park strips. See General
Standands below

Comeriot

Front yard trees: minimum 2 trees. May be shade or evergreen
Steet Trees: One (1) tree on eoch frontage.

Shrubs: minimum 50. May be tall or medium shrubs,
Groundcover or Perennial Flowers: Minimum 50

Lawn: Maxdmum 75% exclusive of park strips. See Gene:ral
Standards below.

General Standards:

Lawn. & & undersiood that driveways and-walks are a part of the
front yard; otherwise, 100% of the front yard shalt be planted either
with lawn or be provided as shrub bed. The maximum aliowable
amount of iawn b specifled above.

Shrub beds ara to be planted with shrubs at appropriate SPECINgS:

Front yard Trees are those trees required to be instalied in the front
yard. These are to be instalied by the Homeowner,

Street Trees. Sirset trees are 10 be provided by lvory Homes and
installad by the homeowner per the community Street Tree Planting
Plan. If diiveway or utilities locations confiict with the street tee's
placement. it may be eliminated or may require adjustment o the
tree’s.location.

Al trees gnd shrubs shail be selected from the Suggested Pant List:
Water-wise Piants. as provided by Nory Homes.

Landscaping. To protect and preserve the integrity of the footings
and foundations of the home and other structures constructed on
the Propenty atter Closing. Buyer shall not install or hove installed
any sod: or other water-intensive plants directy aoutting any
foundation. Asrequired in the CC&Rs, Buyer shall be responsible to
maintain a minimum of five (5) feet between the exterlor of the
foundation and any sod or other water-intensive plants.("Restiicted
Landscope Zone™). If approved as port of the Buyer's landscape
planunder the CC&Rs, the Restiicted Landscope Zone may be
used as Q planting bed, subject to restrictions in the CC&Rs
regarding stope, grading, end drainage and subject to the
restrictions below regarding imigation systerns.

Imgation. To preserve and protect the integrity of the footings,
foundation; and exterior of the home, upon Closing Buyer shall
place.. install or cause to be placed and installed all
Imgation/sprinkier system spray heads, lines, vaives and. stop &
waste vaives, a minimum of five (5) feet from the foundation of the
nome. Only hand waterng or drip irrigation s allowed within five (5)
feet of the foundation, Additionally. Buyer shall be responsible to
ensure that water spray from an lrdgation/sprinkter head does not
hit the foundation, home exterior, or within the five (5) foot
Restricted Landscape Zone.

e 6feeton center for tall shrubs: Instaflation, Ali front and rear yard landscaping must be installed
o 4feetoncenter for medium shrubs within @ montts of occupancy.
¢ 1240 24 inches for groundcovers and perennials; and
»  Exposed soil surfaces in shrub beds are 1o be covered with  ¢C & Rs. Refer to the subdivision CC & Rs and regutations relating
muich, to tandscaping and irrigation requirements.
Corner Lot Interior Lot
&
<
\- ~
Front Yard Tiees: :
2 Mirérewm 16 be —————> §|
sicliag by homeowner : ]
Shoor Toes prowidod by s

Wory Hammas 10 bo irstaliod ¢

B homoownor pos the ~—» ¢

community Stroot Treo 5
Ploring Plon

Shrubs: SO Minimum

Groundcovers ral
or Perenréals: ’
50 Minimum M

S ft raaticted inigation
0ne. See note this chaet,

£——— Shutos: 25 MMM

H Front Yard Trees:
} £— 2 Minimum to be
(ratalled by hernedwne:

town: 76% Masimum —

) ’, Shoe! Tiees provided by
3 “— tvoiy Homes to be nstalied
g ty hameownet per the
4 commurity Street Tiee
Radd Faning Pion

= GIUNACOVers of Perennioly 30 Maomum

Tho karkiscapo Sosigras shown 0re aampies only and a:o intondod 10 how o paisbio ComMPIanco with e
stardoicts outinos hnon, You ey pravido a compiotely difle:ent dosion 10 accempish 1ho 1amo Oioc oS
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ARCHITECTURAL
DESIGN GUIDIELINIES
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HOMES WITHIN ‘VERY LOW’ (VL) DESIGNATION

MASSING & COMPOSITION

It will be important for the massing of homes to be scaled in such a way that it relates to the residents living
within the Very Low villages and is in harmony with the surrounding area. A variety of building forms, wall
planes, and roof lines will ensure that building massing does not become overpowering.

Residential Unit Type: Detached Single Family
Orientation: Front or Side Loaded Garages

Roofs: Roof elements contribute. directly to how the overall building massing relates to human scale and the

topography of the surrounding areas. Roof forms can also help bring communities together visually through re-

curring design principles such as:

» Roof line vertical shifts to provide different ridge heights and alignments

* Roof forms varied so that no single shape dominates the total
roof area

* Roof pitches for sloped roofs between 3:12 and 12:12

* Rooftypes: gable, hip, and partial hip.

Repetition. Homes with similar floor plans and elevations should I
provide different architectural styles, features, colors, and materi- |
als. To ensure diversity within the Very Low villages, home eleva-
tions with identical elevations and/or floor plans are not allowed
next to one another or across the street from one another for a
distance equal to no less than three residential lots.

Height: Homes within the Very Low villages shall have a maximum height of two floor levels above finished
grade or 35 feet as measured from the top-of-curb elevation, whichever is less.

WALLS

Exterior building walls, foundation walls, and site retaining walls are elements that provide opportunities to
visually unify a residential community. The use of different materials and a variety of forms and heights contrib-
ute to human scale massing.

Building Walls: Exterior walls above the foundation that create the form and mass of the home shall include the

following design principles:

» A maximum single wall plane on the front or rear elevation of 25 feet, at which point the wall plane shall
shift forward or backward a minimum distance of 3 feet.

» A maximum single wall plane on any side elevation of 50 feet, at which point the wall plane shall shift for-
ward or backward a minimum distance of 2 feet.

» Allowed materials: Natural stone, masonry brick, horizontal wood siding, board and batten vertical wood
siding, machine sawn wood shingles, composite siding or approved equal, stucco, and steel as an accent.

» If stucco is used as the primary material on exterior walls, a minimum of three different materials shall be
also be used.

Colors: Primarily natural earth tones such as grays, tans, and browns; soft blues, whites, reds, and greens, with
accent colors to be approved.
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Single Materials: No more than 40% of the homes within the Very Low villages shall have a single exterior ma-
terial. The allowable materials for single-materials homes are brick, natural stone, horizontal wood siding, or
board and batten vertical wood siding. The remaining 60% of homes within the Very Low villages shall have at
least three allowable exterior materials.

Foundation Walls: Exposed exterior walls that form the basement or ground plane element of the home. Where
topography dictates, foundation walls shall step up or down with grade changes to minimize the exposed foun-
dation wall surfaces. The maximum exposed wall height for foundation walls shall be 5 feet, which must be fin-
ished with foundation plaster, stone veneer, or as board-formed concrete.

Retaining Walls: Exposed site walls that retain uphill or downhill cut and fill slopes. Retaining wall heights should
be kept to a maximum height of 6 feet to maintain human scale massing, and where grade change is greater
than 6 feet, retaining walls shall be tiered with a minimum of 6 feet of horizontal landscaped space between
wall tiers. Allowable materials for retaining walls shall include board-formed concrete, natural boulders, and
interlocking segmental blocks.

WINDOWS AND DOORS

Windows and doors enhance and reinforce the architectural style and character
of residential homes. The locations of windows and door should work to achieve
and maintain visual appeal, rhythm, and proportion of homes within the Very
Low villages.

Windows: Windows should be predominantly rectangular in shape and vertical in
orientation, and typically as a single, paired, or in groups of three. All windows
should be constructed with the following materials: renewable wood, renewable
wood clad with colorfast vinyl or aluminum, metal clad coated with an approved
finish, vinyl. All Colonial, Cottage, Craftsman, & Country style homes shall have
a 4" casing on exterior windows.

Doors: Doors should complement the architectural style of the home and should |
be of materials and finishes that are consistent with other exterior materials used |-
on the home.
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FRONT PORCHES

Each home within the Very Low villages shall have a covered front porch in order to maintain human scale

massing, create a sense of arrival, and to emphasize the relationship of the home to the street. Integration of

the front porch should include the following:

» Porch roof forms that are consistent with the architectural style and roof form of the home.

» Porches should be a minimum of 8 inches above finished grade, with steps as an integral part of the porch
design.

» Porches should wrap around the corner of the home or fill a void created by an “L” shaped floor plan.

» Porches shall have a minimum depth of 5 feet and a minimum area of 50 square feet.

ARCHITECTURAL STYLE
Each home within the Very Low villages shall be consistent with the styles identified in the Architectural Them-
ing and shall incorporate a minimum of 50% of the design characteristics of the particular style chosen.

ACCESSORY STRUCTURES

Accessory structures or buildings are permitted on lots within the Very Low villages per existing City ordinanc-
es regarding accessory structures, and generally include garages and sheds, but not living quarters. Accessory
structures or buildings shall not cover more than 20% of the rear yard or side yard in which it is constructed.

SWIMMING POOLS
Swimming pools are permitted on lots within the Very Low villages per existing City ordinances regulating
swimming pools. Permanent or semi-permanent above grade swimming pools are not allowed.

ARCHITECTURAL REVIEW

All designs for homes within the Very Low villages (floor plans, site plans, landscape plans, elevations, colors,
and materials) shall be reviewed by the Architectural Review Committee (ARC) prior to submittal to the City for
building permits.

FACADE ZONES

Front and corner lot elevations that are visible from public areas are important to community character. It is
imperative for these facades to be articulated to improve the street scene and aesthetics of the neighborhood.
Facade zones will be identified as applicable front elevations and corner lots. (See exhibit below)

— Front Elevation
Y = Corner Elevation

Facade Zone Exhibit
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HOMES WITHIN ‘LOW’ (L) DESIGNATION

MASSING AND COMPOSITION

It will be important for the massing of homes to be scaled in such a way that it relates to the residents living
within the Low villages and is in harmony with the surrounding area. A variety of building forms, wall planes,
and roof lines will ensure that building massing does not become overpowering.

House Type: Detached Single Family
Orientation: Front or Side Load Garage

Roofs: Roof elements contribute directly to how the overall building massing relates to human scale and the
topography of the surrounding areas. Roof forms can also help bring communities together visually through re-
curring design principles such as:

* Roof line vertical shifts to provide different ridge heights and alignments.

* Roof forms varied so that no single shape dominates the total roof area.

* Roof pitches for sloped roofs between 3:12 and 12:12.

* Roof types: gable, hip, and partial hip.

Repetition: Homes with similar floor plans and elevations should provide different architectural styles, features,
colors, and materials. To ensure diversity within the Low villages, home elevations with identical elevations
and/or floor plans are not allowed next to one another or across the street from one another for a distance
equal to no less than three residential lots.

Height: Homes within the Low villages shall have a maximum height of two floor levels above finished grade or
35 feet as measured from the top-of-curb elevation, whichever is less.

WALLS

Exterior building walls, foundation walls, and site retaining walls are elements that provide opportunities to
visually unify a residential community. The use of different materials and a variety of forms and heights contrib-
ute to human scale massing.

Building Walls: Exterior walls. above the foundation that create the form and mass of the home shall include the

following design principles: =

* A maximum plane shall shift forward or backward a minimum single j//
wall plane on the front or rear elevation of 25 feet, at which point the :
wall m distance of 3 feet.

* A maximum single wall plane on any side elevation of 40 feet, at
which point the wall plane shall shift forward or backward a minimum §
distance of 2 feet. K

* Allowed materials: Natural stone, masonry brick, horizontal wood
siding, board and batten vertical wood siding, machine sawn wood
shingles, composite siding or approved equal, stucco, and steel as
an accent.

» If stucco is used as the primary material on exterior walls, a minimum of three different materials shall be
also be used.

Colors: Primarily natural earth tones such as grays, tans, and browns; soft blues, whites, reds, and greens, with
accent colors to be approved.

Single Materials: No more than 40% of the homes within the Low villages shall have a single exterior material.
The allowable materials for single-materials homes are brick, natural stone, horizontal wood siding, or board
and batten vertical wooed siding. The remaining 60% of homes within the Low villages shall have at least three
allowable exterior materials.
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Foundation Walls: Exposed exterior walls that form the basement or
ground plane element of the home. Where topography dictates, foun-
dation walls shall step up or down with grade changes to minimize the
exposed foundation wall surfaces. The maximum exposed wall height
for foundation walls shall be 5 feet, which must be finished with foun-
dation plaster, stone veneer, or as board-formed concrete.

Retaining Walls: Exposed site walls that retain uphill or downhill cut and

fill slopes. Retaining wall heights should be kep to a maximum height of 6 feet to maintain human scale mass-
ing, and where grade change is greater than 6 feet, retaining walls shall be tiered with a minimum of 6 feet of
horizontal landscaped space between wall tiers. Allowable materials for retaining walls shall include board-
formed concrete, natural boulders, and interlocking segmental blocks.

WINDOWS AND DOORS

Windows and doors are important elements that enhance and reinforce the architectural style and character
of residential homes. The placement of windows and doors is critical and should be done carefully in order to
maintain visual appeal, rhythm, and proportion of homes within the Low villages.

Windows: Windows should be predominantly rectangular in shape and vettical in orientation, and typically as a
single, paired, or in groups of three. All' windows should be constructed with the following materials: renewable
wood, renewable wood clad with colorfast vinyl or aluminum, metal clad coated with an approved finish, vinyl.
All Colonial, Cottage, Craftsman, & Country style homes shall have a 4" casing on exterior windows.

Doors: Doors should complement the architectural style of the home and should be of materials and finishes
that are consistent with other exterior materials used on the home.

FRONT PORCHES

Each home within the Low villages shall have a covered front porch in order to

maintain human scale massing, create a sense of arrival, and to emphasize the

relationship of the home to the street. Integration of the front porch should include

the following:

* Porch roof forms that are consistent with the architectural style and roof form..
of the home.

* Porches should be a minimum of 8 inches above finished grade, with steps as |
an integral part of the porch design.

* Porches should wrap around the corner of the home or fill a void created by an “L” shaped floor plan.

* Porches shall have a minimum depth of 5 feet and a minimum area of 40 square feet.

ARCHITECTURAL STYLE
Each home within the Low villages shall be consistent with the styles identified in the architectural theming and
shall incorporate a minimum of 50% of the design characteristics of the particular style chosen.

ACCESSORY STRUCTURES

Accessory structures or buildings are permitted on lots within the Low villages per existing City ordinances
regarding accessory structures, and generally include garages and sheds, but not living quarters. Accessory
structures or buildings shall not cover more than 20% of the rear yard or side yard in which it is constructed.

SWIMMING POOLS
Swimming pools are permitted on lots within the Low villages per existing City ordinances regulating swimming
pools. Permanent or semi-permanent above grade swimming pools are not allowed.
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ARCHITECTURAL REVIEW

All designs for homes within the Low villages (floor plans, site plans, landscape plans, elevations, colors, and
‘materials) shall be reviewed by the Architectural Review Committee (ARC) prior to submittal to the City for
building permits.

FACADE ZONES

Front and corner lot elevations that are visible from public areas are important to community character. It is
imperative for these facades to be articulated to improve the street scene and aesthetics of the neighbor-
hood. Facade zones will be identified as applicable front elevations and corner lots. (See exhibit below)

Facade Zone Exhibit
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HOMES WITHIN ‘“MEDIUM’ (M) DESIGNATION

MASSING AND COMPOSITION

It will be important for the massing of homes to be scaled in such a way that it relates to the residents liv-
ing within the Medium villages and is in harmony with the surrounding area. A variety of building forms, wall
planes, and roof lines will ensure that building massing does not become overpowering.

House Type: Detached Single Family
Orientation: Front or Side Load Garage

Roofs: Roof elements contribute directly to how the overall building massing relates to human scale and the
topography of the surrounding areas. Roof forms can also help bring communities together visually through re-
curring design principles such as:

* Roof line vertical shifts to provide different ridge heights and alignments.

* Roof forms varied so that no single shape dominates the total roof area.

* Roof pitches for sloped roofs between 3:12 and 12:12.

* Roof types: gable, hip, and partial hip.

Repetition: Homes with similar floor plans and elevations should provide different architectural styles, features,
colors, and materials. To ensure diversity within the Medium villages, home elevations with identical elevations
and/or floor plans are not allowed next to one another or across the street from one another for a distance
equal to no less than three residential lots.

Height: Homes within the Medium villages shall have a maximum height of two floor levels above finished
grade or 35 feet as measured from the top-of-curb elevation, whichever is less.

WALLS
Exterior building walls, foundation walls, and site retaining walls are elements that provide opportunities to
visually unify a residential community. The use of different materials and a variety of forms and heights contrib-
ute to human scale massing.

Building Walls: Exterior walls above the foundation that create the form and mass of the home shall include the
following design principles:

A maximum single wall plane on the front or rear elevation of 25 feet, at which point the wall plane shall shift
forward or backward a minimum distance of 3 feet.

A maximum single wall plane on any side elevation of 35 feet, at which point the wall plane shall shift forward
or backward a minimum distance of 2 feet.

Allowed materials: Natural stone, masonry brick, horizontal wood siding, board and batten vertical wood sid-
ing, machine sawn wood shingles, composite siding or approved
equal, stucco, and steel as an accent.

If stucco is used as the primary material on exterior walls, a mini-
mum of three different materials shall be also be used.

Colors: Primarily natural earth tones such as grays, tans, and
browns; soft blues, whites, reds, and greens, with accent colors
to be approved.

Single Materials: No more than 40% of the homes within the Me-
dium villages shall have a single exterior material. The allowable
materials for single-materials homes are brick, natural stone,
horizontal wood siding, or board and batten vertical wood siding.
The remaining 60% of homes within the Medium villages shall
have at least three allowable exterior materials.
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Foundation Walls: Exposed exterior walls that form the basement or ground plane element of the home. Where
topography dictates, foundation walls shall step up or down with grade changes to minimize the exposed foun-
dation wall surfaces. The maximum exposed wall height for foundation walls
shall be 5 feet, which must be finished with foundation plaster, stone veneer,
or as board-formed concrete.

Retaining Walls: Exposed site walls that retain uphill or downhill cut and fill
slopes. Retaining wall heights should be kept to a maximum height of 6 feet
to maintain human scale massing, and where grade change is greater than 6
feet, retaining walls shall be tiered with a minimum of 6 feet of horizontal land-
scaped space between wall tiers. Allowable materials for retaining walls shall *®
include board-formed concrete, natural boulders, and interlocking segmental
blocks.

WINDOWS AND DOORS

Windows and doors are important elements that enhance and reinforce the architectural style and character
of residential homes. The placement of windows and doors is critical and should be dene carefully in order to
maintain visual appeal, rhythm, and proportion of homes within the Medium villages.

Windows: Windows should be predominantly rectangular in shape and vertical in orientation, and typically as a
single, paired, or in groups of three. All windows should be constructed with the following materials: renewable
wood, renewable wood clad with colorfast vinyl or aluminum, metal clad coated with an approved finish, vinyl.
All Colonial, Cottage, Craftsman, & Country style homes shall have a 4” casing on exterior windows.

Doors: Doors should complement the architectural style of the home and should be of materials and finishes
that are consistent with other exterior materials used on the
home.

FRONT PORCHES

Each home within the Medium villages shall have a covered

front porch in order to maintain human scale massing, create a

sense of arrival, and to emphasize the relationship of the home

to the street. Integration of the front porch should include the

following:

» Porch roof forms that are consistent with the architectural
style and roof form of the home.

* Porches should be a minimum of 8 inches above finished
grade, with steps as an integral part of the porch design.

* Porches should wrap around the corner of the home or fill a
void created by an “L” shaped floor plan.

* Porches shall have a minimum depth of 5 feet and a mini-
mum area of 30 square feet.

ARCHITECTURAL STYLE

Each home within the Medium villages shall be consistent with
the styles identified in the architectural theming and shall incor-
porate a minimum of 50% of the design characteristics of the
particular style chosen.
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ACCESSORY STRUCTURES

Accessory structures or buildings are permitted on lots within the Medium villages per existing City ordinances
regarding accessory structures, and generally include garages and sheds, but not living quarters. Accessory
structures or buildings shall not cover more than 10% of the rear yard or side yard in which it is constructed.

SWIMMING POOLS
Swimming pools are permitted on lots within the Medium villages per existing City ordinances regulating swim-
ming pools. Permanent or semi-permanent above grade swimming pools are not allowed.

ARCHITECTURAL REVIEW
All designs for homes within the Low villages (floor plans, site plans, landscape plans, elevations, colors, and

materials) shall be reviewed by the Architectural Review Committee (ARC) prior to submittal to the City for
building permits.

FACADE ZONES
Front and corner lot elevations that are visible from public areas are important to community character. It is

imperative for these facades to be articulated to improve the street scene and aesthetics of the neighborhood.
Facade zones will be identified as applicable front elevations and corner lots. (See exhibit below)

Front Elevation
— Corner Elevation

Facade Zone Exhibit
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HOMES WITHIN ‘HIGH’ (H) DESIGNATION

MASSING AND COMPOSITION

It will be important for the massing of homes to be scaled in such a way that it relates to the residents living
within the High villages and is in harmony with the surrounding area. A variety of building forms, wall planes,
and roof lines will ensure that building massing does not become overpowering.

House Type: Detached Single Family, Twin Homes, Cluster Homes
Orientation: Front Load, Side Load, or Rear Load Garage, Cluster Driveways

Roofs: Roof elements contribute directly to how the overall building massing relates to human scale and the
topography of the surrounding areas. Roof forms can also help bring communities together visually through re-
curring design principles such as:

* Roof line vertical shifts to provide different ridge heights and alignments.

+ Roof forms varied so that no single shape dominates the total roof area.

* Roof pitches for sloped roofs between 3:12 and 12:12.

* Roof types: gable, hip, and partial hip.

== Repetition: Homes with similar floor plans and
elevations should provide different architectural
styles, features, colors, and materials. To ensure
diversity within the High villages, home eleva-

¥ tions with identical elevations and/or floor plans
u] are not allowed next to one another or across the

WALLS

Exterior building walls, foundation walls, and site retaining walls are elements that provide opportunities to
visually unify a residential community. The use of different materials and a variety of forms and heights contrib-
ute to human scale massing.

Building Walls: Exterior walls above the foundation that create the form and mass of the home shall include the

following design principles:

* A maximum single wall plane on the front or rear elevation of 20 feet, at which point the wall plane shall
shift forward or backward a minimum distance of 3 feet.

* A maximum single wall plane on any side elevation of 35 feet, at which point the wall plane shall shift for-
ward or backward a minimum distance of 2 feet.

» Allowed materials: Natural stone, masonry brick, horizontal wood siding, board and batten vertical wood
siding, machine sawn wood shingles, composite siding or approved equal, stucco, and steel as an accent.

» If stucco is used as the primary material on exterior walls, a minimum of three different materials shall be
also be used.

Colors: Primarily natural earth tones such as grays, tans, and browns; soft blues, whites, reds, and greens, with
accent colors to be approved.
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Single Materials: No more than 40% of the homes within the High villages shall have a single exterior material.
The allowable materials for single-materials homes are brick, natural stone, horizontal wood siding, or board
and batten vertical wood siding. The remaining 60% of homes within the High villages shall have at least three
allowable exterior materials.

Foundation Walls: Exposed exterior walls that form the basement or ground plane element of the home. Where
topography dictates, foundation walls shall step up or down with grade changes to minimize the exposed foun-
dation wall surfaces. The maximum exposed wall height for foundation walls shall be 5 feet, which must be fin-
ished with foundation plaster, stone veneer, or as board-formed concrete.

Retaining Walls: Exposed site walls that retain uphill or downhill cut and fill slopes. Retaining wall heights should
be kept to a maximum height of 6 feet to maintain human scale massing, and where grade change is greater
than 6 feet, retaining walls shall be tiered with a minimum of 6 feet of horizontal landscaped space between
wall tiers. Allowable materials for retaining walls shall include board-formed concrete, natural boulders, and
interlocking segmental blocks.

WINDOWS AND DOORS

Windows and doors are important elements that enhance and reinforce the
architectural style and character of residential homes. The placement of win-
dows and doors is critical and should be done carefully in order to maintain
visual appeal, rhythm, and proportion of homes within the High villages.

Windows: Windows should be predominantly rectangular in shape and vertical
in orientation, and typically as a single, paired, or in groups of three. All win-
dows should be constructed with the following materials: Renewable wood,
renewable wood clad with colorfast vinyl or aluminum, metal clad coated with
an approved finish, vinyl. All Colonial, Cottage, Craftsman, & Country style
homes shall have a 4” casing on exterior windows.

Doors: Doors should complement the architectural style of the home and should be of materials and finishes
that are consistent with other exterior materials used on the home.

FRONT PORCHES

Each home within the High villages shall have a covered front porch in order to maintain human scale massing,

create a sense of arrival, and to emphasize the relationship of the home to the street. Integration of the front

porch should include the following:

» Porch roof forms that are consistent with the architectural style and roof form of the home.

» Porches should be a minimum of 8 inches above finished grade, with steps as an integral part of the porch
design.

« Porches should wrap around the corner of the home or fill a void created by an “L” shaped floor plan.

» Porches shall have a minimum depth of 5 feet and a minimum area of 40 square feet.

ARCHITECTURAL STYLE
Each home within the High villages shall be consistent with the styles identified in the architectural theming and
shall incorporate a minimum of 50% of the design characteristics of the particular style chosen.

ACCESSORY STRUCTURES

Accessory structures or buildings are permitted on lots within the High villages per existing City ordinances
regarding accessory structures, and generally include garages and sheds, but not living quarters. Accessory
structures or buildings shall not cover more than 10% of the rear yard or side yard in which it is constructed.
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ARCHITECTURAL REVIEW
All designs for homes within the Low villages (floor plans, site plans, landscape plans, elevations, colors, and

materials) shall be reviewed by the Architectural Review Committee (ARC) prior to submittal to the City for
building permits.

FACADE ZONES

Front and corner lot elevations that are visible from public areas are important to community character. It is
imperative for these facades to be articulated to improve the street scene and aesthetics of the neighborhood.
Facade zones will be identified as applicable front elevations and corner lots. (See exhibit below)

Front Elevation
Corner Elevation

Facade Zone Exhibit
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COMMERCIAL DESIGN STANDARDS

Theme and Unity

The planning and design character within Jones Ranch is for a mixed-use district including a harmonious mix
of commercial retail/restaurant, office that ties to the surrounding residential uses. The area shall be organized
around compatible architectural building statements in terms of character, materials, texture and color of build-
ings.

g Commercial Retail Buildings
B The Commercial Retail building type is allowed in the Jones Ranch Com-
mercial designation and is designed for small and moderate scale com-
mercial, office, retail, and restaurants. The building type provides conve-
X nient automobile access from the roads. Commercial retail buildings may
S be freestanding structures intended for use by a single tenant or may be
2 multi-tenant buildings. Commercial retail buildings are typically in a multi-
ple-building development, or on outparcels adjacent to large format retail
A buildings. The layout, orientation, setbacks, and materials intended for use
M for commercial retail buildings are regulated above in the Commercial -
Bulk & Intensity Requirements.

Orientation
New commercial retail buildings will be oriented to enhance pedestrian access and customer experience and
connected pedestrian pathways within the development.

Materials
Primary materials shall consist of glass, integral color CMU, metal panel, tile, metal, cementitious fiber board,
or materials of similar quality and durability. EIFS may be used up to 75 percent of non-glass areas.

Primary Facades

Primary facades on structures using the commercial retail building form shall incorporate a building canopy,
awning, or similar weather protection along the building’s principal public entrance.

Side and Rear Loading and Service Areas

Loading, service, and equipment areas shall be located in a manner that minimizes their visual impact from
drive approaches and streets. Loading, service, and equipment areas shall be screened through the use of ar-
chitectural elements, landscaping, and materials that reduce their visibility.

Drive Through Facilities

Drive through facilities may include a canopy or roof. Any canopy or roof shall be architecturally integrated with
the building, and mirror the roof form of the primary structure.

Sign Standards

Signage shall comply with the requirements of the West Jordan City Municipal Code, except as provided for in
this section-and in the exhibits. Internally illuminated cabinet wall signs are conditionally permitted, except shall
be permitted to display a logo or individual alphanumeric characters.

Street Furnishings, Lighting and Fixtures. Jones Ranch Commercial designation will include high-quality street
furnishings, lighting, and fixtures.

District Parking and Access Standards. Parking and access requirements established in West Jordan City
code, unless indicated otherwise as follows. Pedestrian access within the development shall be provided by
pedestrian pathways connecting parking lots, public rights of way, principal public entrances of each building,
and adjacent public trails and transit.
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Architectural Theming

Colonial

Key Characteristics:
» Typically two story.
+ Symmetrical front elevation with centered front door.
Divided light windows centered on both sides of the front door.
» Medium pitched roof running parallel to the street with gables on each end.

» Classically inspired entry portico, decorative pediment, crown molding, or
other ornamentation above the door.

» Horizontal siding, straight lines throughout the building.
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~Contemporary/Modern

Key Characteristics:

Typically two story.

Highlighted front door with vertical elements, or roof overhangs.
Typically includes large windows.

Low pitched hip, flat, or shed roof.

Strong sense of entry from the street.

Horizontal or vertical siding, stucco, brick or cut stone with clean forms.
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Cottage

Key Characteristics:
+ Asymmetrical front elevation.
» Gabled, enclosed entry, Doors and/or entry may be half-rounded or arched.
* Windows are often tall and narrow with small panes.
* Roof is typically steeply pitched, cross-gabled.

» Exterior materials typically include brick, stone, or stucco siding with accents of fi ber cement board.

§LELILIIL

= T i L

IEERN

TRV PN AN VRN N

JONES RANCH W westjordan, utah
BK 11116 PG 3484

60



Craftsman

Key Characteristics:
» Decorative beams or braces under gables.
«  Windows with divided panes in upper sash and a
single pane in lower sash.
» Roof is low pitched, hipped or gabled with wide
eave overhangs and exposed rafters.
» Exterior materials typically include horizontal siding,
stone, shingles and stucco.
+ Medium to large front porches with heavy square or
tapered columns that may be full length or resting on a
base that is dressed with stone or stucco.
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Farmhouse/Country

Key Characteristics
+ Large front porches or wrap-around porch
with a decorative porch railing.
* Gable roof with medium to steep roof pitch.
Can also be cross-gabled with second floor
* dormer windows. Main gable runs parallel
» to the street.
* Symmetrical windows, often with shutters.
» Exterior materials typically include horizon-
tal siding, stone, and metal.
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Prairie

Key Characteristics:
* Two story homes. Have one-story windows or porches.
» Symmetrical or Asymmetrical front elevation with strong layered, horizontal appearance.
» Exposed rafters and beams.
* Broad eaves and substantial covered porches.
« Ornamental window clusters and. clerestory windows are common.
» Stucco, brick, stone and horizontal siding exteriors.
+ Lines and elements with strong horizontal emphasis.
+ Low-piteched roof, usually hipped.
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EXISTING
CONDITIONS
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6949 S. High Tech Drive Suite 200
S Midvale, UT 84047

AV P (801) 352-0075 F (801) 352-7989
N2

ENGINEERING & SURVEYING

West Jordan City System Improvements

All system improvements for the subject property including the city's master plan and
capital facility plan improvements within the subject property will be shown at
preliminary plat approval.

JONES RANCH i  west jordan, utah
' BK 11116 PG 3493
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Equivalent Residential Unit (ERU) Clarification & Comparison

Equivalent Residential Unit (ERU) means a dwelling, unit, or development that is equal to a
single-family residence in terms of the nature of its use or impact on infrastructure capacity and
system improvements which are to be provided in the assessment area.

Within the MDP sections “Land Use”, “Open Space and Recreation” and “Architectural Design
Guidelines” the term ERU represents actual dwelling units. The current city master plan for the
subject property allows for a maximum of 1,981 residential dwelling units (ERU). Our proposal
is to increase the total allowable residential dwelling units (ERU) to 2,960 units. An increase of
979 residential dwelling units for the subject property.

Within the MDP section “Infrastructure & Utilities” the term ERU can represent an actual
residential dwelling unit or an equivalent residential unit. An equivalent dwelling unit allows
an engineer to equate the water and sewer usage of open space or commercial property to a
residential dwelling unit. The calculation for an ERU of open space, commercial or different
residential types may vary between water, sewer and transportation.

Due to the difference in how water, sewer and transportation ERU calculations are determined
there is a difference in the currently proposed ERUs as shown in the current city master
plans for water, sewer and transportation. For the subject property the current water

master plan shows 1,981 ERUs, the current sewer mater plan shows 2,336 ERUs, and the
current transportation master plan shows 2,071 ERUs. The reports for water, sewer, and
transportation studies in this MDP were completed by the same engineers that completed the
city master plans to show how the additional 979 residential dwelling units would impact the
master planned water and sewer systems (Horrocks, JUB, and Hansen, Allen, & Luce). The
three studies show a total of 2,960 ERUs to illustrate that they took the existing ERU'’s as
determined in the city master plans and added an additional 979 residential dwelling units.to
their calculations. :

ERUs Unit Count
West Jordan General Plan +3.38 Units / Acre 1981
Jones Ranch Proposed Plan 5 Units / Acre 2960
Net Increase 1.65 Units / Acre 979

JONES RANCH # west jordan, utah
BK 11116 PG 3495
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J-U-B ENGINEERS, INC.
MEMORANDUM
DATE: February 26, 2020
TO: Bryon Prince, Thomas Romney, P.E.
cc: West Jordan City Public Works Dept.

FROM: Delmas W. Johnson, P.E.

SUBJECT: Revision to Proposed Jones Ranch Residential Development Sanitary Sewer Impact to City
of West Jordan

Introduction and Background

West Jordan City selected J-U-B Engineers, Inc. (J-U-B) to complete an update of the most recent
sanitary sewer collection master plan. J-U-B is currently near completion of this master plan update
process, which includes updating the existing model and reviewing future loading placed on the sanitary
sewer system. This master planning process will assist the City as they grow in the coming years. It is
anticipated that this planning process will be complete in early 2020.

During this process, Ivory Development presented a conceptual development plan for property in the
southwest region of the city called Jones Ranch. A general location map from Ivory Development is
provided as an attachment in Appendix A for reference. The Jones Ranch development plan proposes
zoning changes and densities that are different from what the City land use map has planned for this
location. Therefore, upon recommendation from the City, Ivory Development contracted with J-U-B to
perform a preliminary analysis of the impact that Jones Ranch may have on the City of West Jordan’s
sanitary sewer system prior to completion of the full master plan update.

Hydraulic Model Process
Existing Model Development

The sanitary sewer model was originally created by City staff using InfoSWMM. Therefore, the updated
model was also created in InfoSWMM to utilize existing data from the original model.

J-U-B added the new units that have been connected to the collection system since the last model was
created by the City. The loading that was placed on the existing sanitary sewer system is the:same as the
design requirements given in Utah Administrative Code (UAC) R317 for sewer interceptors. The loading
is 100 gallons per capita per day (gpcd) with a peaking factor of 2.5. The number of people in each of the
existing equivalent residential units (ERUs) is 3.78. Existing non-residential flows were added to the
model based on winter water meter records.

BK 11116 PG 3496
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West Jordan City has selected a maximum depth of flow over diameter of pipe (d/D) of 0.75 for the
collection system level of service. Existing lines with a d/D of 0.75 or greater are considered to be
existing deficiencies based on the loading and the selected level of service. This provides for a baseline
comparison as future loading including the Jones Ranch loading are added to the system.

Buildout Model Development

J-U-B utilized UAC R317 again in the creation of the buildout scenario to provide consistency from the
existing loading to the future, or buildout, loading. As stated previously, this loading equates to 100 gpcd
with a peaking factor of 2.5 for all new sewer collection pipes. A revised number of 3.41 people per unit
was used for each future ERU based on current planning numbers from the Kem C. Gardner Institute of
the University of Utah. Creation of the buildout model scenario is based on approved land use densities
in the current City land use map.

Buildout Model with Jones Ranch

Jones Ranch has proposed densities that differ from those planned for in the current City land use plan
within the Jones Ranch development boundaries. Table 1 below shows the difference between the ERU
density within the Jones Ranch development area based on the City planned land use and the number of
units proposed by Ivory Development for Jones Ranch. While the ERU density proposed by Ivory
Development for the Jones Ranch East area slightly decreases from the City planned land use ERUs, the
ERU density proposed by Ivory Development for the Jones Ranch North and South areas show a
significant increase. Overall, the proposed Jones Ranch development adds an additional 625 ERUs. The
Jones Ranch areas are shown in the “Buildout d/D with Jones Ranch” map in Appendix A.

Table 1 - ERU Comparison Between City Land Use vs. Jones Ranch

Jones Ranch
City Land Use Proposed Increase in ERU Density
Jones Ranch Area Acres ERUs ERUs from Jones Ranch
Jones Ranch North 107 218 430 97.7%
Jones Ranch South 266 961 1,435 49.3%
Jones Ranch East 219 1,157 1,095 -5.3%

The City land use ERUs were calculated based on the City land use map and the future ERUs per acre
from the City’s Sanitary Sewer Master Plan. The proposed ERUs for the different areas within the Jones
Ranch development were provided by Ivory Development.

The projected wastewater flows from Jones Ranch are routed to New Bingham Highwayand eventually
end up in the 7800 South trunk line.

Page 2
« 240 West Center St. Suite 200, Orem, UT 84057 p 801 226 0393 w www.J-U-B.com
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Hydraulic Model Results

The map titled “Buildout d/D based on City Land Use” in Appendix A shows the d/D values for the
collection system pipes based on the planned land use densities. The trunk lines that are downstream of
the proposed Jones Ranch area are in New Bingham Highway and 7800 South. These pipes generally
have adequate capacity with only a few segments that are approaching the established level of service.
Many of the collection pipes in the industrial park and.in 9000 South show as red, but those pipes do not
include flows from Jones Ranch in this model scenario. The map titled “Buildout d/D with Jones Ranch”
in Appendix A also illustrates d/D values for the system pipes, but for the scenario with the planned
Jones Ranch development.

Table 2 compares the percentage of pipe capacity used between the City buildout scenario and the
buildout with Jones Ranch scenario for pipe segments downstream of the Jones Ranch development in
New Bingham Highway and 7800 South. Pipelines were considered to be at capacity when the d/D value
within the pipe reached 0.75. The percent of pipe capacity used within the Jones Ranch development
area was not compared between the two scenarios as flow distribution and loading of the collection
system for City land use and for Jones Ranch were not defined. Therefore, comparison in this area was
not feasible. Within Table 2, the pipe length represents the total length of pipe of the corresponding
pipe diameter. For example, there are approximately 9,120 total feet of 21-inch diameter pipe in New
Bingham Highway. The model pipe ID represents a sample pipe segment of the corresponding pipe
diameter whose percent capacity used has an influence on the other pipe segments of the same
diameter. The calculations of the percent capacity used are based on the d/D value of the listed pipe
segment.

Table 2 - Pipe Capacity Comparison

o/ DI
% Pipe % P'p.e
Pipe Capacity Capacity %
Model - . P Length P used by City | Increase
< Description Diameter used by .
Pipe ID \ (ft) . Buildout by Jones
(in) City .
) with Jones Ranch
Buildout
Ranch
1631 New Bingham Highway 21 9,120 92% 94% 2%
1510 New Bingham Highway 24 1,860 77% 79% 2%
7800 South - New
1051 Bingham Highway to 36 16,830 74% 74%. 0%
1300 West
7800 South - east of o 0 o
CDT-1148 1300 West 36 600 117% 117% 0%
Page 3

a 240 West Center St. Suite 200, Orem, UT 84057 p 801 226 0393 w www.J-U-B.com

BK 11116 PG 3498

74



GATEWAY
MAPPING
INC.

—-_
( J@ J-U-8 COMPANIES

J'U-B ENGINEERS, INC.

Based on the data provided in Table 2, the Jones Ranch development area has an impact on the City’s
sanitary sewer collection system in New Bingham Highway. Sanitary sewer flows from the Jones Ranch
development area increase the percent capacity used in New Bingham Highway by 2% for the pipe
segments listed. The lack of increase in the percent capacity used within 7800 South is likely due to the
large pipeline sizes.

The purpose of this.study is to demonstrate the impact of the Jones Ranch development on the City of
West Jordan’s sanitary sewer collection system. Impacts to the City’s sanitary sewer collection system
within the Jones Ranch development itself were not quantified as flow distribution and loading of the
collection system within this area were not defined. The flow distribution and loading of the collection
system within the Jones Ranch development will need to be addressed and agreed upon between the
City and Ivory Development. No efforts have been made to quantify the extents of needed
improvements or their associated costs. It is the responsibility of Ivory Development to coordinate with
the City of West Jordan to determine the proportion of pipe improvement costs for which it may be
responsible.

Page 4
a 240 West Center St. Suite 200, Orem, UT 84057 p 801 226 0393 w www.J-U-B.com

BK 11116 PG 3499

75



/
CJ - )
(J % J-U-B COMPANIES

J:U-B ENGINEERS, INC.

] | Cancoon

Appendix A

1. Concept Plan and General Location Map for Jones Ranch
2. Buildout d/D based on City Land Use
3. Buildout d/D with Jones Ranch

Page 5
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Equivalent Residential Unit (ERU) Clarification & Comparison

Equivalent Residential Unit (ERU) means a dwelling, unit, or development that is equal to a
single-family residence in terms of the nature of its use or impact on infrastructure capacity and
system improvements which are to be provided in the assessment area.

Within the MDP sections “Land Use”, “Open Space and Recreation” and “Architectural Design
Guidelines” the term ERU represents actual dwelling units. The current city master plan for the
subject property allows for a maximum of 1,981 residential dwelling units (ERU). Our proposal
is to increase the total allowable residential dwelling units (ERU) to 2,960 units. An increase of
979 residential dwelling units for the subject property.

Within the MDP section “Infrastructure & Ultilities” the term ERU can represent an actual
residential dwelling unit or an equivalent residential unit. An equivalent dwelling unit allows
an engineer to equate the water and sewer usage of open space or commercial property to a
residential dwelling unit. The calculation for an ERU of open space, commercial or different
residential types may vary between water, sewer and transportation.

Due to the difference in how water, sewer and transportation ERU calculations are determined
there is a difference in the currently proposed ERUs as shown in the current city master
plans for water, sewer and transportation. For the subject property the current water

master plan shows 1,981 ERUs, the current sewer mater plan shows 2,336 ERUSs, and the
current transportation master plan shows 2,071 ERUs. The reports for water, sewer, and
transportation studies in this MDP were completed by the same engineers that completed the
city master plans to show how the additional 979 residential dwelling units would impact the
master planned water and sewer systems (Horrocks, JUB, and Hansen, Allen, & Luce). The
three studies show a total of 2,960 ERUs to illustrate that they took the existing ERU'’s as
determined in the city master plans and added an additional 979 residential dwelling units to
their calculations.

ERUs Unit Count
West Jordan General Plan +3.38 Units / Acre 1981
Jones Ranch Proposed Plan 5 Units / Acre 2960
Net Increase 1.65 Units / Acre 979
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6949 S. High Tech Drive Suite 200
Midvale, UT 84047
P (801) 352-0075 F (801) 352-7989

Culinary Water Summary

The requirements for source, tanks and distribution lines for the jones Ranch
project are provided in the Hansen Allen and Luce Memorandum *“Jones Ranch
Development Drinking Water Hydraulic Modeling Review"” dated March 6, 2020.
The memorandum contemplates how culinary water can be provided for the
additional 979 units above what was allocated to the property in the West
Jordan City master plan.

The city master plan already contemplates the need for new tanks in Zones S, 6,
and 7 that would provide storage for the master planned 1,981 ERUs at Jones
Ranch. Additional storage will need to be added to the master planned tanks in
zones 5 and 6 to accommodate the 979 additional ERUs.

The additional 979 ERUs do not impact the need for additional upsizing or new
distributions lines outside of what is already constructed or required per the
current West Jordan City Water Master Plan.

Per the Hansen Allen-and Luce Memorandum “Jones Ranch Development City
Water System Capacity for Lots” dated October 4, 2019, Hansen Allen and Luce
recommends that the city can cumrently provide water to 100 lots in Zone 5 or
Zone 6 without additional storage, source or distribution lines being constructed.
Up to 100 lots or units on a first come, first served basis will be allowed building
permits and occupancy without additional storage, source or distributions lines
being constructed. This does not include the culinary water system
improvements that will be installed with the subdivisions for the 100 lots or units.
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HANSEN
ALLEN

&LUCE MEMORANDUM

ENGINEEHRSTS

DATE: October 4, 2019

TO: Bryon Prince
Ivory Development
bprince@ivoryhomes.com

FROM: Katie Gibson Jacobsen, P.E.
Hansen, Allen & Luce, Inc. (HAL)
859 West South Jordan Parkway, Suite 200
South Jordan, Utah 84095

SUBJECT: Jones Ranch Development
City Water System Capacity for Lots

PROJECT NO.: 089.28.100

This memorandum supplements the following two analyses:

e Jones Ranch Development Drinking Water Hydraulic Modeling Review, 9/16/2019

e Jones Mixed-Use Development, U-111/Old Bingham Highway, Drinking Water Hydraulic
Modeling Review, 9/16/2019

West Jordan City (City) indicates that with approved development included, the City is deficient
in water storage volume for the combined Zone 5 and Zone 6 pressure zones. It is our
understanding that though the overall plan has been approved for several multi-phase
developments, construction of individual phases within those developments will take place over
several years; therefore, storage volume allotted to portions of those developments may be
available.

Based on discussions with City staff and information available in planning commission meeting
minutes, numbers of lots/units within multi-phase developments that have received or are nearing
final construction approval are shown in Table 1 on the following page.

(continued)

Page 1 of 2
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TABLE 1: MULTI-PHASE SUBDIVISION LOTS APPROVED FOR CONSTRUCTION

Development

Zone

Total
Lots/ERCs

Lots/ERCs
Approved'

Notes

Oquirrh West

500

27

4/4/17 and 9/7/17 Planning
Commission meeting minutes indicate
over 500 units approved, a 10-year
buildout is anticipated.

Copper Rim

719

133

4/3/18 and 7/17/18 Planning
Commission meeting minutes indicate
456 detached townhomes, 93 attached
townhomes, and 204 senior housing
units approved. Phase 1 (34 units) is
located in pressure zone 4.

Orchard Heights

119

42

11/1/16 Planning Commission meeting
minutes include 119 lots approved.

1,338

202

Note 1: Includes lots/units that are formally approved for construction or nearing approval for construction,
per conversations with West Jordan City Engineering Staff. This includes only lots/ERCs located within

pressure Zones 5 or 6,

Based on the understanding that Zones 5 and 6 are deficient in storage volume with all approved
lots included, and that approximately 200 lots have received approval for construction in the multi-
phase subdivisions shown, we estimate that the City has sufficient storage volume to allow Jones
Ranch to construct approximately 100 lots/ERCs prior to construction of additional storage volume

in Zone 5.

West Jordan City

Page 2 of 2

Jones Ranch Development
City Capacity for Lots
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HOANSEN
ALLEN

&LUCE MEMORANDUM

ENGINETERS

DATE: March 6, 2020

TO: Nate Nelson, West Jordan City Engineer
David Murphy, Engineering Manager for CIP
West Jordan City
8000 S. Redwood
West Jordan, UT 84088

FROM: Steven Jones, P.E.
Hansen, Allen & Luce, Inc. (HAL)
859 West South Jordan Parkway, Suite 200
South Jordan, Utah 84095

SUBJECT: Jones Ranch Development
Drinking Water Hydraulic Modeling Review

PROJECT NO.: 089.28.100

This memorandum is a summary of a hydraulic modeling review of the Jones Ranch development
(Development) in the West Jordan City (City) drinking water system. The recommendations are
based on City level of service requirements, extended-period hydraulic modeling, and conceptual
land use information about the Jones Ranch development. The West Jordan existing drinking
water model was revised to include approved future development information provided by the

City.

RECOMMENDATIONS
e As a result of increased water demands from the proposed Development compared to
developments anticipated in the Master Plan, the size of future storage tanks will need to be
increased as follows:
Zone 5 Tank Storage Volume: increased by 0.1 MG
Zone 6 Tank Storage Volume: increased by 0.9 MG
* As a result of the increased water demands, the Master Planned water supply will need to be
increased as follows:
Zone 5 Peak Day Source Flow: increased by 156 gpm
Zone 5 Annual Source Volume: increased by 99 acre feet
Zone 6 Peak Day Source Flow: increased by 956 gpm
Zone 6 Annual Source Volume: increased by 608 acre feet

SUMMARY OF TECHNICAL CONCLUSIONS AND RECOMMENDATIONS
e The Development has a planned density higher than what was assumed in the current drinking
water master plan. The Development will add 979 equivalent residential connections (ERC)
above what was assumed in the master plan which increases the water supply requirements
and the required drinking water infrastructure above the master plan requirements, as follows:
o An additional 1,112 gpm peak day source flow capacity,
o An additional 707 acre-feet (AF) of annual source volume capacity,
o An additional 1.0 million gallons (MG) of storage capacity.

Page 1 of 8

BK 11116 PG 3510

86



e Master planned transmission line sizes are not required to be increased outside the
development.

¢ With all the assumed future development in the model, and no additional infrastructure (no
Zone 5 tank), the existing water system could accommodate all of the Zone 5 portion of the
Jones Ranch Development and half of the Zone 6 portion while still meeting all current
pressure and flow level of service requirements.

e With a new 4 MG tank in Zone 5 the existing water system could -accommodate all of the
assumed future development added to the model including all of the Jones Ranch
Development and meet pressure and flow level of service requirements.

e The City is currently deficient in storage level of service in Zones 5 and 6 with the assumed
future development without any of the Jones Ranch Development. Storage level of service.
includes equalization, fire, and operational storage.

o Even with a new 4 MG Zone 5 tank, the full development of Jones Ranch and the
other assumed development will require an additional 3 MG—1 MG each in Zones
5, 6 and 7, or an equivalent combination.

e If the Zone 5 tank is constructed in the south location, transmission must be constructed in
6400 West or parallel to 6400 West, between 8000 South and New Bingham Highway. The
Zone 5 tank location in the north appears to be more beneficial to the existing system and
new development with much less transmission required.

e At least one PRV must be provided between Zone 6 and Zone 5 in the Development east of
U-111.

e The Zone 7 portion of the Development requires construction of storage, pump station, and
transmission lines for Zone 7.

PROPOSED DEVELOPMENT

The Jones Ranch Development is located on approximately 592 acres between approximately
8400 South and 9000 South, both west and east of the Bacchus Highway (U-111) in West Jordan.
lvory Homes and Focus Engineering have provided calculations of ERCs/units based on
maximum density within the development. The attached conceptual land use diagrams include
these calculations. The proposed density is compared with the density considered in the City’s
2014 Master Plan in Table 1.

TABLE 1: JONES RANCH MASTER PLANNED AND PROPOSED DENSITY

Master .
Proposed | Additional
Development Area Acres | Planned ERCs ERCs
ERCs
East of U-111, 8600-9000 South ‘
Villages A, B, C, X 219 821 1,095 274
West of U-111, 8600-8000 South
Villages D, E, F, G 287 922 1,435 513
West of U-111, 8400-8600 South Staker Parcel 86 238 430 192
Total 592 1,981 2,960 979

DRINKING WATER SYSTEM

The West Jordan City drinking water system supplies water for both indoor and outdoor use. The
City is currently not pursuing construction of a separate secondary water system. City level of
service standards call for minimum operating pressures of 50 psi at all times during the peak day
(including the peak instantaneous scenario).

West Jordan City Page 2 of 8 Jones Ranch Development
Hydraulic Modeling Review
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STORAGE

Based on City level of service for source and storage, the following source and storage capacities
are required for the Jones Ranch development. Tables 2A and 2B have the same information
summarized by development and by drinking water pressure zone. Proportion of development in
each pressure zone was based on the conceptual land use provided.

TABLE 2A: DRINKING WATER SYSTEM REQUIREMENTS

BY DEVELOPMENT
Peak Da Annual Equalization | Operational
Development Area ERCs Source1y Source? qStorage3 'Sptorage‘
East of U-111 1,095 1,243 gpm 791 AF 0.90 MG 0.11 MG
West of U-111 1,435 1,629 gpm 1,036 AF 1.18 MG 0.26 MG
Staker Parcel 430 488 gpm 311 AF 0.35 MG 0.08 MG
Total 2,960 3,361 gpm 2,137 AF 2.43 MG 0.46 MG
2.9 MG

1. Source Peak Day Demand — 1,635 gpd per ERC

2. Average Yearly Demand — 0.7221 acre-feet per ERC

3. Equalization Storage Capacity — 821 gallons per ERC

4. Operational Storage Capacity — 25% Equalization Storage Capacity, required for tanks with pump stations (Zone 6 tanks)

TABLE 2B: DRINKING WATER SYSTEM REQUIREMENTS
BY DRINKING WATER PRESSURE ZONE

Development | Percent ERCs Peak Day | Annual | Equalization | Operational
Area in Zone Source'’ Source? Storage® Storage*
Zone 5
East of U-111 50% 548 622 gpm 396 AF 0.45 MG -
Zone 5 Total 548 622 gpm 396 AF 0.45 MG -
Zone 5 Storage Total: 0.45 MG
Zone 6
East of U-111 50% 547 621 gpm 395 AF 0.45 MG 0.11 MG
West of U-111 90% 1,291 | 1,466 gpm | 932 AF 1.06 MG 0.26 MG
Staker Parcel 95% 408 463 gpm 295 AF 0.33 MG 0.08 MG
Zone 6 Total 2,246 2,550 1,622 1.84 MG 0.46 MG
Zone 6 Storage Total: 2.30 MG
Zone 7
West of U-111 10% 144 164 gpm 104 AF 0.12 MG -
Staker Parcel 5% 22 25 gpm 16 AF 0.02 MG -
Zone 7 Total 166 188 gpm 120 AF 0.14 MG -
Zone 7 Storage Total: 0.14 MG
Total | 2,960 |3,361gpm | 2,137AF | 243MG | 0.46 MG
2.9 MG

1. Source Peak Day Demand - 1,635 gpd per ERC

2. Average Yearly Demand - 0.7221 acre-feet per ERC

3. Equalization Storage Capacity — 821 gallons per ERC

4. Operational Storage Capacity — 25% Equalization Storage Capacity, required.for tanks with pump stations. (Zone 6 tanks

Operational storage will be required for any tanks that will supply pump stations. This will likely
apply only to Zone 6 tanks. The volume of any such tanks will need to be increased by 25% of
the equalization volume to account for operational volume, as indicated in the table above.

West Jordan City Page 3 of 8 Jones Ranch Development
Hydraulic Modeling Review
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The City indicates that the existing system with approved developments prior to adding Jones
Ranch to the system has a deficiency of at least 2.2 MG of equalization storage for pressure
Zones 5 and 6 combined (4.5 MG deficiency in Zone 5 and 2.3 MG excess in Zone 6), without
considering operational storage. This deficiency increases to 2.8 MG for pressure zones 5 and 6
combined if operational storage is included for Zone 6 (4.5 MG deficiency in Zone 5 and 1.7 MG
excess in Zone 6).

No portion of the drinking water system has been constructed in Zone 7. It is assumed that 1.2
MG fire storage is provided for Zones 5 and 6 in Zone 6 tanks. Per City recommendations, it is
assumed that 0.8 MG fire storage will be provided for Zone 7 in Zone 7 tanks.

Table 3 shows a running balance of excess or deficient storage in each zone. These values
include equalization storage, operational storage for Zone 6, and fire storage for Zones 6 and 7.

A 4.0 MG storage tank for Zone 5 is currently in the design process, and is included in Table 3.
Zone 5 will continue to have a significant portion of the supply for Zone 5 required come from
Zone 6. The Zone 5 tank is included in this table as if it has been constructed prior to the Jones
Ranch developments.

TABLE 3: ZONES 5, 6, & 7 STORAGE VOLUME BALANCE

Equalization and Operational Storage Volume
Storage Volume L .
Required(-) or Constructed(+) Exce(shzg:l'i)o?‘rg:ﬁﬁs;cy(')
(Million Gallons)
Zone 5 Zone 6 Zone7 | Zoneb Zone 6 Zsogees Zone 7
Existing with
Approved - - - -4.5 +1.7 -2.8 -0.8
Zone 5 Tank +4.0 - - -0.5 +1.7 +1.2 -0.8
Jones Ranch
East of U-111 -0.45 -0.56 - -0.9 +1.1 +0.2 -0.8
Jones Ranch
West of U-111 - -1.32 -0.12 -0.9 -0.2 -1.2 -1.0
Staker - -0.42 -0.02 -0.9 -0.7 -1.6 -1.0

- This table includes operational volume (25% of the required equalization volume) for Zone 6 tanks supplying a pump station.

. Using the full 4.0 MG of volume in the proposed Zone 5 tank assumes that fire storage will still be provided from Zone 6 tanks.
1.2 MG fire storage volume is assumed to be provided in Zone 6 tanks.

0.8 MG fire storage volume is assumed to be provided in Zone 7 tanks.

. Itis assumed that 50% of the Jones Ranch development east of U-111 will be located in Zone 5 and 50% in Zone 6.

. Itis assumed that 90% of the Jones Ranch development west of U-111 will be located in.Zone 6 and 10% in Zone 7.

. Itis.assumed that 95% of the Staker parcel will be located in Zone 6 and 5% in Zone 7.

NoOOhAwWN -

To meet City level of service storage requirements, the proposed Zone 5 tank must be
constructed, and additional 1 MG tanks must be constructed in Zones 5, 6, and 7 as shown above.
The volume of any tanks associated with pump stations must be increased as described above
to account for operational needs. This will likely apply to any Zone 6 tanks. The City may require
tanks to be built in increments of 1.0 MG, which may increase the required size of some tanks.
Based on these requirements, the minimum volumes required to be constructed for each zone
are shown in Table 4.

West Jordan City Page 4 of 8 Jones Ranch Development

Hydraulic Modeling Review
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TABLE 4: ZONES 5, 6, & 7 MINIMUM STORAGE VOLUME TO BE CONSTRUCTED
SPECIFICALLY FOR THE JONES RANCH DEVELOPMENT
Zone 5 Zone 6 Zone 7

09MG | 0.7MG 1.0 MG

Total Volume
{Includes Equalization, Operational, & Fire)

As discussed below, additional tanks may need to be constructed to meet level of service
requirements in the proposed developments, instead of concentrating the volume in one tank for
each zone.

SOURCE

As shown in Table 2, source capacity capable of providing 3,361 gpm peak day and 2,137 AF
annual volume must be provided. No new wells in the vicinity of the development are likely to
produce significant water, and all required source capacity will likely be provided from increased
flow at the City’'s existing Jordan Valley Water Conservancy District (JVWCD) connections.

FIRE FLOW

The minimum fire flow requirement is 1,000 gpm for 2 hours, and is increased for buildings over
3,600 square feet according to the International Fire Code Appendix B. No specific building plans
have been submitted for the Jones Ranch development, but it is likely that fire flows of at least
2,000 gpm will be required within the development. Fire flows of 2,000 gpm were included in the
transmission line analysis. Buildings within the Jones Ranch development must be constructed
to meet this requirement, or additional analysis for specific buildings requiring larger fire flows will
be required. As described above, storage will be provided for larger fire flow requirements.

TRANSMISSION AND MODELING

Existing with Approved Development

The West Jordan drinking water system was evaluated beginning with the hydraulic computer
model of the existing city. Prior to performing the evaluation described herein, the model was
updated with water demands for all developments the City indicates have been approved (the list
of developments with ERCs and demands is available upon request). The future Zone 5 tank
projects were then added to the model, including the Zone 5 tank (currently in design), a pump
station at Terminal Tank, a transmission line from the new Zone 5 tank to the new pump station
and continuing along New Bingham Highway to 6400 West, and a dedicated filling line from the
JVWCD 6950 West 10200 South connection to the Terminal Tank. Operational characteristics of
the model were revised to account for these new projects.

Performance of the system was evaluated by examining tank levels, flow rates at JVWCD
connections, and pressures and velocities throughout the system. Conditions in the model may
not reflect conditions experienced by West Jordan water operators because of the significant
additional demand included in the model for developments that are not yet constructed.

Prior to the addition of the Zone 5 projects or Jones Ranch Development, the hydraulic model
predicts a peak velocity in the 10-inch pipes in 6400 West of 4.2 fps or higher (depending on the
setting of a PRV at 6600 West 10200 South), indicating that most of the demand in Zone 5 is in

West Jordan City Page 5 of 8 Jones Ranch Development
Hydraulic Modeling Review
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the north and supply is available in the south, causing the 6400 West pipes to act as an undersized
transmission main. Connecting the Zone 5 transmission line to 6400 West will exacerbate the
problem, raising predicted peak velocity to approximately 7.6 fps. This condition will be alleviated
as master-planned projects adding transmission parallel to 6400 West are constructed, as
discussed later in this analysis. Alternatively, constructing the Zone 5 tank in the north part of the
City would reduce transmission through the 6400 West line. In the following analysis, the Jones
Ranch developments function similarly whether the Zone 5 tank is located in the north or south
part of the City, although more transmission is required for the Zone 5 tank site in the south.

Proposed Jones Ranch Residential Developments

Water demand and schematic-level internal piping for the Jones Ranch residential developments
were added to the model. Sizing and layout of internal system piping within the developments will
be evaluated at a later time. The computer model was used to evaluate system performance,
maintaining the same assumptions described above (including the same approved development,
assuming Zone 5 tank and associated projects are constructed, and assuming pump station
capacity is increased on 7800 South by adding pumps in empty pump station bays). As discussed
below, a Zone 5 tank must be completed before the full Development can be completed in order
for the water system in the entire Jones Ranch development to meet all required level of service.
Based on modeling analysis, all of Zone 5 and half of the Zone 6 portion of the Development
would function well without any Zone 5 tank, though the system would continue to be deficient in
storage based on level of service calculations. Please note that a conclusion that that water
transmission system would successfully operate does not indicate that the water system has an
adequate volume of water storage for fire suppression needs.

The following paragraphs discuss results for each portion of the development, categorized by
pressure zone and location (west or east of U-111).

Zone 6, West of U-111

Jones Ranch West of U-111 (Villages D, E, F, & G) and the Staker parcel are located in Zones 6
and 7. The developments are supplied by connections to U-111. Three scenarios were evaluated
for Zone 6 development: 1) no additional infrastructure improvements, 2) constructing a
transmission line parallel to (west of) U-111, and 3) adding Zone 6 storage directly west of Jones
Ranch.

The top of Zone 6 should be set at elevation 5200 to match master planning. With no additional
Zone 6 infrastructure improvements, the model predicts pressures of 50 psi or more are available
as high as elevation 5200 feet. This would allow development of Villages D and F, portions of
Villages E and G, and the majority of the Staker parce!. Velocities in the U-111 transmission line
reach 5 fps, indicating that it is close to being undersized for this stage of development, prior to
master planned projects being completed.

Constructing a transmission line parallel to (west of) U-111 to provide an additional transmission
line to relieve the U-111 line raises pressures in the development approximately 5 psi, but this
small increase in pressure does not allow significant additional development. The model predicts
velocity in the U-111 line is reduced below 4 fps.

Constructing a Zone 6 tank west of Jones Ranch would allow the tank to supply peak
instantaneous demand, and only peak day demand would be transmitted through the U-111 pipe,
reducing modeled velocities to just over 3 fps. Pressures of 50 psi or more would be available to
elevation 5200 feet.

West Jordan City Page 6 of 8 Jones Ranch Development
Hydraulic Modeling Review
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If the planned Zone 5 storage tank was not constructed, approximately half the proposed Zone 6
development west of U-111 could be constructed and would function with pressures of 50 psi or
more, though the City would be deficient in storage as discussed previously.

Zone 7, West of U-111

No infrastructure currently exists for Zone 7. To supply Zone 7 development, a tank would need
to be constructed west of Bingham Junction with a pump station sized to supply peak day flow to
fill the tank from the Bingham Junction tank. Flow at the Bingham Junction JVWCD connection
would need to be increased to supply the tank. A 12-inch to 16-inch transmission line would need
to be constructed from the tank to the development. All components must be sized to supply peak
day and fire flow.

If a Zone 6 tank was constructed west of Jones Ranch, a Zone 7 tank and pump station could be
constructed further west (higher in elevation), with transmission lines required only between the
tank and the development. Flow at the Bingham Junction JVWCD connection would still need to
be increased.

Zone 6, East of U-111

The pressure zone boundary between Zone 5 and 6 east of U-111 should be set at elevation
5050 to match master planning. Development in Zone 6, between elevation 5050 and U-111, will
be supplied by connections to U-111. This includes approximately the western 1/3 to 1/2 of the
development (portions of Villages A and C, and all of Village X). Demand for this development
was included in the velocities discussed previously for the U-111 pipe. As long as internal
subdivision piping is designed appropriately, the model predicts pressures of 50 psi or more will
be available at all locations within this development, with no Zone 6 infrastructure projects
required.

Zone 5 East of U-111

Below elevation 5050 (portions of Villages A and C, and all of Village B), water will be supplied to
the Jones Ranch developments through connections to adjacent transmission lines in 6400 West,
6700 West, Laurel Oak Drive, and Goblin Valley Drive. As discussed previously, with the Zone 5
south tank in place, the 10-inch lines in 6400 West are undersized for the modeled conditions,
even prior to adding the Jones Ranch development; however, adding the development further
increases modeled velocity in the 6400 West lines. There are several options to reduce velocities
in these lines: 1) Construct the Zone 5 tank in the north part of the City, 2) Construct additional
transmission line parallel to 6400 West from the Jones Ranch development to New Bingham
Highway (master planned project), 3) Replace the 6400 West lines from 9000 South to New

Bingham Highway with 16-inch diameter lines, or 4) Construct parallel 10-inch lines on 6400 West -

from 9000 South to New Bingham Highway. Any of these options will reduce velocities in the 6400
West pipes and the model predicts pressures of at least 50 psi will be available at all locations in
Zone 5. At least one PRV from Zone 6 to Zone 5 must be supplied within the development, to
provide sufficient fire flow from Zone 6.

If the planned Zone 5 storage tank was not constructed, pressures of at least 50 psi are available
at all locations in the zone as long as the required PRV is included.

West Jordan City Page 7 of 8 Jones Ranch Development
Hydraulic Modeling Review
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NEW REQUIREMENTS BEYOND THE MASTER PLAN - SOURCE AND STORAGE

As shown in Table 1, the 2014 City Master Plan included 1,981 ERCs for the Jones Ranch
developments. Based on the proposed density of 2,960 ERCs, an additional 979 ERCs have been
proposed. Table 5 shows additional source and storage required for the additional ERCs. Based
on the development plans provided, the additional ERCs are likely to be physically located in Zone

5 and adjacent to U-111 in Zone 6.

TABLE 5: ADDITIONAL DRINKING WATER SYSTEM
REQUIREMENTS BEYOND THE MASTER PLAN

Additional | Peak Da Annual Equalization | Operational

Development Area ERCs Source1y Source? qStorage3 Storage*

Zone 5
East of U-111 137 156 gpm 99 AF 0.11 MG -
Zone 5 Total 137 156 gpm 99 AF 0.11 MG -
Zone 5 Storage Total: 0.11 MG

Zone 6
East of U-111 137 156 gpm 99 AF 0.11 MG 0.03 MG
West of U-111 513 582 gpm 370 AF 0.42 MG 0.11 MG
Staker Parcel 192 218 gpm 139 AF 0.16 MG 0.04 MG
Zone 6 Total 842 956 gpm 608 AF 0.69 MG 0.17 MG
Zone 6 Storage Total: 0.86 MG
TOTAL 979 | 1,112gpm | 707 AF 0.80MG [ 0.17 MG

0.98 MG

1. Source Peak Day Demand - 1,635 gpd per ERC

2. Average Yearly Demand — 0.7221 acre-feet per ERC

3. Equalization Storage Capacity — 821 gallons per ERC

4. Operational Storage Capacity — 25% Equalization Storage Capacity, required for tanks with pump stations (Zone 6 tanks)

5. Additional ERCs distributed as follows: East of U-111 — 50% in Zone 5,.50%in. Zone 6. West of U-111 and Staker parcel — 100%
in Zone 6.

NEW REQUIREMENTS BEYOND THE MASTER PLAN - TRANSMISSION AND MODELING

With the- additional ERCs added to the Master Plan build-out model, the majority of the system
continues to operate within the level of service set by the City. The model predicts pressures in
Zone 6 are reduced up to 5 psi at some locations, but the minimum pressure requirement of 50
psi is still exceeded. An extended period simulation of the hydraulic model predicts the Zone 6
Bench tank drops 1.5 feet per day, indicating there is insufficient source available in Zone 6. As
shown in Table 5, additional peak day source flow totaling 956 gpm must be provided for Zone 6,
and 156 gpm for Zone 5. If any of the additional ERCs are placed in Zone 7, the capacity of Zone
7 pump station will need to be increased accordingly, because all source for Zone 7 is pumped to
the zone.

It is also noticed that the master plan model includes two wells within Zone 6 (one supplying the
Zone 4 U-111 tank directly, and one supplying Zone 6 directly), and one well within Zone 5
(supplying the Zone 4 Terminal tank directly). The City indicates it is unlikely to pursue drilling
wells at these locations. Equivalent source capacity will need to be provided at JVWCD
connections.

West Jordan City Page 8 of 8 Jones Ranch Development
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Transportation

Equivalent Residential Unit (ERU) Clarification & Comparison

Equivalent Residential Unit (ERU) means a dwelling, unit, or development that is equal to a
single-family residence in terms of the nature of its use or impact on infrastructure capacity and
system improvements which are to be provided in the assessment area.

Within the MDP sections “Land Use”, “Open Space and Recreation” and “Architectural Design
Guidelines” the term ERU represents actual dwelling units. The current city master plan for the
subject property allows for a maximum of 1,981 residential dwelling units (ERU). Our proposal
is to increase the total allowable residential dwelling units (ERU) to 2,960 units. An increase of
979 residential dwelling units for the subject property.

Within the MDP section “Infrastructure & Utilities” the term ERU can represent an actual
residential dwelling unit or an equivalent residential unit. An equivalent dwelling unit allows
an engineer to equate the water and sewer usage of open space or commercial property to a
residential dwelling unit. The calculation for an ERU of open space, commercial or different
residential types may vary between water, sewer and transportation.

Due to the difference in how water, sewer and transportation ERU calculations are determined
there is a difference in the currently proposed ERUs as shown in the current city master
plans for water, sewer and transportation. For the subject property the current water

master plan shows 1,981 ERUs, the current sewer mater plan shows 2,336 ERUs, and the
current transportation master plan shows 2,071 ERUs. The reports for water, sewer, and
transportation studies in this MDP were completed by the same engineers that completed the
city master plans to show how the additional 979 residential dwelling units would impact the
master planned water and sewer systems (Horrocks, JUB, and Hansen, Allen, & Luce). The
three studies show a total of 2,960 ERUs to illustrate that they took the existing ERU'’s as
determined in the city master plans and added an additional 979 residential dwelling units to
their calculations.

ERUs Unit Count
West Jordan General Plan +3.38 Units / Acre 1981
Jones Ranch Proposed Plan 5 Units / Acre 2960
Net Increase 1.65 Units / Acre 979

BK 11116 PG 3519

95



Jones Ranch: Traffic Impact Study
West Jordan, Utah

INTRODUCTION AND SUMMARY
Purpose of Report and Study Objectives

The purpose of this Traffic Impact Study (TIS) is to identify the traffic impacts for the proposed Jones Ranch
development, located in West Jordan, Utah. The study objectives are to define the study intersections,
estimate trip generation and distribution for the site before and after development, analyze AM and PM
peak traffic conditions with and without the project traffic in 2025 and 2040, and recommend
improvements to mitigate traffic impacts if necessary.

Executive Summary

Site Location and Study Area — The site for the Jones Ranch development is located in the western region
of West Jordan, Utah (see Figure 1). The development is bisected by SR-111 (Bacchus Hwy), major nearby
streets surrounding the project area include 8200 South, 6400 West and SR-48 (New Bingham Hwy).

Development Description — The development will be approximately 592 acres and will include varying:
density residential properties, commercial space, parks and passive open spaces.

Conclusions and Recommendations

1. The proposed development is estimated to generate approximately 21,666 new external daily
trips with 1,259 during the AM peak and 1,823 during the PM peak.

2. Existing Condition Analysis: All study intersections operate at an acceptable LOS. Mitigations are
not recommended.

3. Existing Conditions.plus 25% Project Analysis: All study intersection operate at an acceptable LOS.
Mitigations are not recommended.

4. 2025 Background Analysis: All study intersections operate at an acceptable LOS. Mitigations are
not recommended.

5. 2025 Background plus 50% Project Analysis: Intersections 6400 West & New Bingham Hwy, and
8600 South & Bacchus operate at an unacceptable LOS. All other study intersections operate at
an acceptable LOS.
¢ Recommended Mitigations:

o Add traffic signal to intersection 6400 West & New Bingham Highway
o Add traffic signal to intersection 8600 South & Bacchus Highway

6. 2040 Background Analysis: Intersection 6400 West & New Bingham operate at an unacceptable
LOS. All other study intersections operate at an acceptable LOS.
¢ Recommended Mitigations:
o Add traffic signal to intersection 6400 West & New Bingham Highway

7. 2040 Background plus:100% Project Analysis: Intersections 9000 South & Bacchus Hwy-operate at
an unacceptable LOS. All other study intersections operate at an acceptable LOS.
o Recommended Mitigations:
o Add traffic signal to intersection 9000 South & Bacchus Highway

1|Page
Prepared by: Horrocks Engineers

The Full transportation report prepared by Horrocks and referenced in the summary and conclusions above will
be provided upon request. 96
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H O RRO C K S 2162 West Grove Parkway, Ste 400

EEEE—— “." Pleasant Grove, Utah £4062
801-763-5100
ENGINEETRS

www.horrocks.com

To: Dave Murphy, PE
West Jordan City
From: Kevin Croshaw, PE
Date:  March 2, 2020 Memorandum
Subject: West Jordan Travel Demand Model Update for Jones Ranch

The following includes the analysis to update the future traffic volume projections in West Jordan
to incorporate additional housing units at the proposed Jones Ranch site.

Updated Data Used for Analysis

The Wasatch Front Regional Council (WFRC) Travel Demand Model (TDM) was updated to
include an additional 889 housing units to the Jones Ranch development, totaling 2,960 units.
This analysis builds on the previous analysis completed and submitted to the City on June 28,
2019. The approximate site location is shown in Figure 1. The site plans for the additional 889
homes can be seen in Figure 2. A TDM analysis investigated the differences between the
previous traffic projections in the West Jordan 2015 Transportation Master Plan (TMP) with the
projected volumes including the entire Jones Ranch site with the proposed 2,960 units. The
comparison investigated changes to the future roadway network including Level of Service
(LOS) to determine if the proposed increase in dwelling units has impact to the adjacent road
network. The future roadway network (Figure 8 of 2015 TMP) and the associated LOS (Figure
9 of'the 2015 TMP) are included for reference in Figure 3 and Figure 4 respectively.

Figure 1: Jones Ranch Site Location
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2152 West Grove Parkway, Sie 400
Pleasant Grove, Utah 54062
801-763-5100

wiyw.horracks.com

HORROCKS

ENGINETERS

[ T 4 I

Future Level of Service
Future TDM Model

Roadway LOS is used as a planning tool to quantitatively represent the ability of a particular
roadway to accommodate the travel demand. Table 1 shows LOS traffic volume thresholds for
each of the major roadways in the City included in the 2015 West Jordan TMP. Roadway
segment LOS can be mitigated with geometry improvements, additional lanes, two-way-left turn
lanes, and access management.

Table 1: Summary of West Jordan LOS Capacity Criteria in Vehicles per Day (Per TMP)

Table @ Suburban Freeway LOS Capacity Criteria in Vehicles per Day

Lanes LOS C LOS D LOSE
4 60,000 70,000 89,000
6 95,000 110,000 140,000

Table @) Suburban Arterial LOS Capacity Criteria in Vehicles per Day

5 8500 32800

40,300

50,500

63,400

Table @) Suburban Collector LOS Capacity Criteria in Vehicles per Day

Lanes LOS C LOS D LOSE
2 9,700 12,100 14,500
3 10,800 13,400 16,100

A standard of LOS D for system streets (collectors, arterials, and freeways) is used in West Jordan
and is typical for future planning. Attaining LOS C or better on these streets would be potentially
cost prohibitive and may present societal impacts, such as the need for additional lanes and wider
street cross-sections. LOS D suggests that for most times of the day, the roadways will be
operating well below capacity. The peak times of the day will likely experience moderate
congestion characterized by a higher vehicle density and slower than free flow speed.

Future (2040) Level of Service

Analysis of the roadways affected by the land use change, as shown in Table 2, show minimal
volume increases with no major impact to future LOS.

5|Page
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HORROCKS

ENGINEERS

9000 South - SR-111 to
6400 West

27,200

+2,500

2162 West Grove Parkway, Ste 400
Pleasant Grove, Utah 84082
801-763-5100

www.horrocks.com

Master Plan
Recommendation
Changes?

29,700 No

9000 South — 6400 West to
New Bingham Highway

30,400

+2,300

32,700 No

9000 South — New
Bingham Highway to
Mountain View Corridor

45,600

+2,500

48,100 No

8600 South — SR-111 to
Mountain View Corridor

9,000

+1,000

10,000 No

New Bingham HWY —
Mountain View Corridor to
4000 West

17,000

+500

17,500 No

6400 West — 7400 South to
9000 South

3

6,500

+500

7,000 No

Mountain View Corridor
(North of 9000 South)

Freeway

132,000

+1,500

133,500 No

Mountain View Corridor
(South of 9000 South)

Freeway

123,000

+1,500

124,500 No

Conclusions

The future traffic volume projections were updated to include an additional 889 housing units at
the proposed Jones Ranch site. A WFRC TDM analysis was completed to compare future traffic
projections before and after completion of the Jones Ranch site. Minimal increases in traffic
volumes show no mitigations to the proposed 2040 TMP roadway network are required.

Analysis using the WFRC TDM provides a macro analysis and is typically used for large scale
areas such as cities and counties. For specific items directly surrounding the site such as access
locations, turn pocket analysis, and intersection mitigations, it is recommended a traffic impact
study for the specific site be completed before development.

There are also many other developments along the U-111 Corridor that may or may not be in the
travel demand model. It is recommended to work with adjacent Cities, WFRC, Salt Lake County,

and the Municipal Services District that oversees the rural Salt Lake County transportation
system.

6|Page
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6949 S. High Tech Drive Suite 200
Midvale, UT 84047
S P (801) 352-0075 F (801) 352-7989

ENGINEERING & SURVEYING

03/11/2020

Todd Johnson

West Jordan City
801-569-5044
toddj@wjordan.com

RE: Jones Ranch Private Street Standards
Dear Todd

We would like to propose specific private lane cross-sections with the Jones Ranch MDP. The
purpose of these cross-sections is to increase the ability to have multiple product types in the
High and Very Low housing designations that include a mix of multi-family townhomes, small
cottage lots, as well as age-targeted products. These private lanes also help facilitate more rear
load product that allows us to front homes onto open space and onto public streets to help
create a more appeadling street scape especially along collector roads. We are requesting that
these standards for the private lanes only be allowed in the High and Very Low Housing
Designations in the Jones Ranch Master Development Plan. The Medium and Low Housing
Designations shall follow the West Jordan City code for private streets. All private lanes shall be
approved with each Village / Phase Sub-Area Development Pian approval process. All private
lanes will be owned and maintained by the HOA.

Sincerely,

Thomas Romney, P.E.
Production Manager
FOCUS Engineering & Surveying

JONES RANCH B westjordan, utah
BK 11116 PG 3528
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1.0 EXECUTIVE SUMMARY

This report presents the results of a geotechnical investigation conducted for the proposed
Jones Property Subdivision located at approximately 8600 South Bacchus Highway in
West Jordan, Utah. Based on the subsurface conditions encountered at the site, it is our
opinion that the subject site is suitable for the proposed improvements provided that the
recommendations contained in this report are incorporated into the design and
construction of the project. A summary of the critical recommendations is included
below:

e Native soils at the site were observed to consist primarily of stiff clay and dense
gravels. No groundwater was observed in any of the test pits. The subject site is
mapped as having a very low liquefaction potential.

e Some areas contained layers of highly collapsible Lean CLAY (CL) and Silt
(ML) soils. Footings should not be founded on these materials. Collapse tests
were performed on seven samples of the near surface soils. The test results
indicated 2.2% to 11.0% collapse under typical structural loads. The Lean CLAY
(CL) and SILT (ML) observed on the eastern and central sections of the site have
a moderate to high potential for wetting induced collapse (see Figure A-2).

¢ Footings should be established entirely on suitable, undisturbed, dense to medium
dense native soils. If footings are bearing on native gravel a maximum net
allowable bearing capacity of 2,400 psf may be used. If footings are founded on
non-moisture sensitive, native Lean CLAY (CL) soils, a maximum net allowable
bearing capacity of 1,500 psf may be used. We recommend that a geotechnical
engineer observe all excavations prior to constructing foundations.

e Areas below roadways, concrete slabs, concrete flatwork, or pavement sections
should be prepared as described in Section 6. An IGES representative should
observe the site preparation and grading operations to assess whether the
recommendations presented in this report have been complied with. If silty,
collapsible soils are observed at the subgrade elevation, the upper 12 inches is to
be reworked as described in Section 6.2.1.

o A flexible pavement section of 3/10 (inches of asphalt/road base) constructed
over properly prepared subgrade or compacted structural fill as recommended for
the residential roadways. If silty, collapsible soils are observed at the subgrade
elevation, the upper 12 inches is to be reworked as described in Section 6.2.1.

The recommendations made in this report are based on the assumption that an adequate
program of tests and observations will be made during the construction. IGES staff
should be on site to observe compliance with these recommendations.

NOTICE: This executive summary is not intended to reblace the report of which it is part and should not
be used separately from the report. The executive summary omits a number of details, any one of which
could be crucial to the proper application of this report.

BK 11116 PG 3532
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1.0 EXECUTIVE SUMMARY

This report presents the results of a geotechnical investigation conducted for the
proposed Jones Ranch East Subdivision located at 6400 West 8600 South in West Jordan,
Utah. Based on the subsurface conditions encountered, the subject site is suitable for the
proposed construction provided that the recommendations presented in this report are
complied with. A brief summary of the critical recommendations is included below:

e Based on our observations the site is mostly covered by 12 to 18 inches of topsoil
comprised of clay and silt. Undocumented fill was observed in test pits TP-8, TP-
12, TP-18, and TP-19 that was 3.5 to 5.5 feet in depth. The fill is associated with
the Bingham Magna Ditch that runs south to north on the western portion of the
property. The topsoil and fill were underlain by SILT (ML), Lean CLAY (CL), Silty
SAND (SM), Clayey SAND (SC), Silty GRAVEL (GM), Clayey GRAVEL (GC), and Poorly
Graded GRAVEL (GP-GM) with silt.

e Soils with a pinhole structure (potentially collapsible) were observed in the native
fine-grained soil throughout the site. Footings should not be founded on these
materials. Collapse/Swell tests were performed on fourteen samples of the near
surface soils. The test results indicated 0.3% to 10.6% collapse under typical
structural loads. Based on the collapse tests the Lean CLAY (CL) and SILT (ML) soils
have a moderate to high potential for wetting induced collapse.

e No groundwater was encountered in the test pits at the time of our investigation.

e Footings should be established entirely on suitable undisturbed native granular
soils or non-collapsible fine-grained soils (high density, no pinholes). If fine-
grained soils with pinholes and low density are observed, footings should be
established a minimum of 5 feet in depth below existing site grade and founded
on a minimum of 2 feet of structural fill. If footings are bearing on the native
granular soils or on a minimum of 2 feet of structural fill a maximum net allowable
bearing capacity of 2,500 psf may be used.

e Flexible pavement section of 3/12 (inches of asphalt/road base) constructed on
reworked native soils is recommended for the residential roadways. A rigid
pavement section of 5/8 (inches of concrete/road base) is recommended for
heavy traffic areas.

Recommendations for general site grading, design of foundations, slabs-on-grade,
moisture protection and soil corrosivity as well as other aspects of construction are
included in this report.

NOTE: The scope of services provided within this report is limited to the assessment of the subsurface
conditions at the subject site. The executive summary is provided solely for purposes of overview and is not
intended to replace the report of which it is part and should not be used separately from the report.

Copyright © 2019 IGES, Inc. R02058-1099
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1.0 EXECUTIVE SUMMARY

This report presents the results of a Phase [ Environmental Site Assessment (Phase I ESA) that
has been completed by Intermountain GeoEnvironmental Services, Inc. (IGES) for the 287-acre
subject property that is proposed for the proposed residential development at approximately 8600
West Bacchus Highway in West Jordan, Utah. IGES is simultaneously completing a
geotechnical investigation for the subject property (IGES, 2019) that included 26 test pits
completed on January 2 and 3, 2019. IGES completed a site reconnaissance of the site and
surrounding properties on January 3 and February 8, 2019.

This Phase I ESA was performed in general accordance with the standards set forth in American

Society for Testing Materials (ASTM) Document E1527-13, Standard Practice for

Environmental Site Assessments: Phase I Environmental Site Assessment Process and the United
States Environmental Protection Agency’s (EPA) All Appropriate Inquiries (AAI) rule.

IGES utilized the services of Environmental Data Resources (EDR) to search state and federal
databases using the recommended ASTM search distances. The subject property was not listed in

the ASTM recommended databases.

No recognized environmental conditions were observed on the site or readily observable portions
of adjacent properties.

BK 11116 PG 3534
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1.0 EXECUTIVE SUMMARY

This report presents the results of a Phase | Environmental Site Assessment (Phase | ESA) that has
been completed by Intermountain GeoEnvironmental Services, Inc. (IGES) for the approximately
219-acre subject property that is proposed for residential development at 8600 South 6400 West
in West Jordan, Utah. IGES is also completing a geotechnical investigation for the subject property
(IGES, 2019b) that included 33 test pits completed on October 1-3, 2019. IGES completed a site
reconnaissance of the site and surrounding properties on October 1-3, 2019.

This Phase | ESA was performed in general accordance with the standards set forth in American
Society for Testing Materials (ASTM) Document E1527-13, Standard Practice for Environmental
Site Assessments: Phase | Environmental Site Assessment Process and the United States
Environmental Protection Agency’s (EPA) All Appropriate Inquiries (AAl) rule.

IGES utilized the services of Environmental Data Resources (EDR) to search state and federal
databases using the recommended ASTM search distances. The subject property was not listed
in the ASTM recommended databases.

No recognized environmental conditions were observed on the site or readily observable -

portions of adjacent properties. However, an historical recognized environmental condition does
exist on the subject property within the alignment of the historic Bingham Magna Ditch

Copyright © 2019 IGES, Inc. R02058-110 - Phase | ESA
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EXHIBIT B

FORM OF ASSURANCE AGREEMENT*

(*link embedded electronically)

- . . . . _ . __ - . ]
Master Development Agreement -Jones Ranch Page 34
4846-9333-4438
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Revised September 2019

PUBLIC IMPROVEMENT CONSTRUCTION AND ASSURANCE AGREEMENT
(Cash, Escrow, Dedicated Funds in Construction Loan, Letter of Credit Form)

This Public Improvement Construction and Assurance Agreement (the “Agreement”) is entered into
as of the Effective Date, by and between the parties described below for the purpose of guaranteeing the
completion and warranty of improvements hereinafter described.

PARTIES
"Applicant":
a(n) (corporation, partnership, individual),
address:
telephone: ( ) , email: ;

"City": City of West Jordan, a municipal corporation of the State of Utah, Attn: Engineering Division,
8000 South Redwood Road, West Jordan, Utah 84088. Telephone (801)569-5070, facsimile:
(801)569-5099.

“Financial Institution” (for all non-cash assurances)

a(n) (corporation, partnership, individual),

address:

telephone: ( ) , email: ;
EXHIBITS AND ADDENDA

The following exhibits are attached hereto: Exhibit A — Estimated Cost of Public Improvements.

The following addenda are attached hereto, as applicable: Addendum 1 — Public Landscaping
Improvements; Addendum 2 — Non-public Improvements.

RECITALS

A. Applicant desires the following permits and approvals (check and complete):
Record subdivision

Site plan
Building permit
Other (explain):
from City for
(description or name of project)
located at (the “Project™).
(street address of project)
B. The terms of the issuance of said permits and approvals require Applicant to complete

improvements that are intended to be dedicated for public use (hereinafter "the Public Improvements"),
including the following:
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(1) Those specified in any and all applicable agreements, which documents are incorporated
herein by this reference; and

(2) Those specified in the approved engineering drawings for the Project, incorporated herein
by this reference; and

(3) Those set forth in Exhibit “A,” attached hereto and incorporated herein by this reference;
and

(4) Those set forth in Addendum 1 and Exhibit A to Addendum 1.

C. City will not grant said permits and approvals until adequate provision has been made to assure
completion of the Public Improvements, which shall be installed in accordance with the ordinances,
standards and specifications of City.

D. Applicant is further required to warrant the Public Improvements.

E. The estimated cost of the Public Improvements, exclusive of landscaping, is set forth in Exhibit
“A.” The estimated cost of the landscaping portion of the Public Improvements (the “Public Landscaping
Improvements”) is set forth separately in “Exhibit A to Addendum 1.” As used in this Agreement, the
term “Public Improvements™ shall also include “Public Landscaping Improvements” unless otherwise
stated.

F. In lieu of final completion of the Public Improvements, Applicant determined to provide financial
assurance to secure the construction and warranty of the Public Improvements, which financial assurance
must be in a form acceptable to City and in an amount equal to 100% of the estimated cost of the Public
Improvements.

Now, therefore, in consideration of the premises and other valuable consideration, the Applicant and City
(each a “Party,” and collectively the “Parties”) agree as follows:

TERMS AND CONDITIONS

1. Incorporation of Recitals. The foregoing recitals are hereby incorporated into this Agreement and are
made a part hereof. Exhibits and addenda attached hereto are hereby incorporated into this Agreement by
reference.

2. Additional Definitions.

@ "Applicant", "City" and “Financial Institution” as used in this Agreement, shall also refer to
all heirs, executors, administrators, successors, and assigns of Applicant, City and Financial Institution,
respectively.

®) "Failure to Perform" or "Fail to Perform,” as used in this Agreement, shall mean the non-
performance in a timely manner by a Party of any obligation, in whole or in part, required of such Party

by the terms of this Agreement or required by City of West Jordan ordinance or other applicable law. In
addition, Applicant's Failure to Perform shall also include: (i) abandonment of the Project as determined

2
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by City; (ii) Applicant's insolvency, appointment of a receiver, or filing of a voluntary or involuntary
petition in bankruptcy; (iii) the commencement of a foreclosure proceeding against the Project property;
or (iv) conveyance of the Project or property in lieu of foreclosure.

© "Incidental Costs," as used in this Agreement, shall mean engineering and architect fees,
administrative expenses, court costs, attorney's fees (whether incurred by in-house or independent
counsel), insurance premiums, mechanic's liens, and any other cost and interest thereon incurred by City,
occasioned by Applicant's Failure to Perform as hereinafter defined.

d “Warranty Commencement Date,” as used in this Agreement, shall mean the date of City
acceptance as set forth in the West Jordan City Code.

© “Warranty Period,” as used in this Agreement, shall mean the period of time commencing on
the Warranty Commencement Date and terminating on the same month and day of the following year.

3. Purpose for Agreement. The Parties expressly acknowledge that the purpose of this Agreement is
not only to guarantee the proper completion of the Public Improvements, but also, among other things, to
eliminate and avoid the harmful effects of unauthorized subdivisions and other land developments which
may leave property or improvements improperly completed, undeveloped or unproductive.

4. Agreement Documents. All data which is used by City to compute the cost of or otherwise govern
the design and installation of the Public Improvements is hereby made a part of this Agreement and is
incorporated herein by this reference, including but not limited to applicable provisions of the West Jordan
City Code.

5. Construction Completion. Applicant shall construct and complete the Public Improvements within a
period of two (2) years after the Effective Date or, if this Agreement covers improvements required in a
subdivision, two (2) years after the date of recording the final subdivision plat. Construction shall comply
with: (a) the approved development plan, preliminary and final approved site plan(s) and preliminary and
final approved subdivision plat(s) for the Project, as applicable; (b) the approved engineering drawings,
conveyance documents, title reports and other documents submitted during the City’s review and approval
process of the Project; (c) any and all agreements including but not limited to the development agreement,
deferral agreement, and other agreements for the Project, as applicable;

(d) all applicable federal, state and local laws and regulations; and (e) the City of West Jordan Public
Improvement Standards, Specifications and Plans (collectively, the “Compliance Requirements”).

6. Specific Enforcement. Applicant has entered into this. Agreement with City for the purpose of
ensuring construction of and providing warranty for the Public Improvements. City shall be entitled to
specifically enforce Applicant's obligation under this Agreement to construct and install the Public
Improvements in a manner satisfactory to City. City shall also be entitled to specifically enforce Financial
Institution’s own performance to remit payment as required by this Agreement up to the amount of the
Proceeds without any further consent or instruction by Applicant.

7. Applicant's Obligation for Costs.
@ Applicant Liable for all Costs. Should Applicant Fail to Perform in any degree, Applicant
agrees to compensate City for all costs, including but not limited to, cost of construction and Incidental

Costs related to Applicant's Failure to Perform, except to the extent that the City has received
compensation from the Proceeds.
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®) Independent Obligation. Applicant expressly acknowledges, understands, and agrees that its
obligation to complete and warrant the Public Improvements and fulfill any other obligation under this
Agreement, City of West Jordan ordinances, or other applicable law, is independent of any obligation or
responsibility of City, either express or implied. Applicant agrees that its obligation to complete and
warrant the Public Improvements is not and shall not be conditioned upon the commencement of actual
construction work in the subdivision or development or upon the sale of any lots or part of the subdivision
or development. Applicant further acknowledges that: (i) Applicant’s contractual obligation to complete
and warrant the Public Improvements pursuant to this Agreement is independent of any other remedy
available to City to secure proper completion of the Public Improvements; and (ii) Applicant may not
assert as a defense that City has remedies against other entities or has other remedies in equity or at law
that would otherwise relieve Applicant of its duty to perform as outlined in this Agreement or preclude
City from requiring Applicant's performance under this Agreement; and (iii) Applicant has a legal
obligation, independent of this Agreement, to timely complete and pay for the Public Improvements in
full.

8. Financial Assurance.

@ Proceeds. As an independent guarantee to City for the purpose of insuring and warranting
installation of the Public Improvements, Applicant shall provide financial assurance in the amount of
100% of the estimated cost of the Public Improvements inclusive of Public Landscaping Improvements.
The financial assurance is as follows (check applicable form):

[ ] Cash Deposit.
Applicant hereby deposits with the City cash in the amount of $ (the “Proceeds”).
The City shall not be required to pay any interest to Developer on any sums deposited pursuant to this
Agreement. The Developer acknowledges that any interest earned by the City on the deposited sums
shall be. retained by the City as reimbursement and an offset for the cost of administering this
Agreement.

[ ] Escrow Account or Dedicated Funds in a Construction Loan. (Financial Institution must sign
Agreement and Acknowledgement hereby attached)

Applicant hereby assigns and sets over to City all its right, title, and interest in the principal of funds

set aside and dedicated within a Construction Loan Account or withdrawn from the Construction Loan

Account and/or deposited into a certain Escrow Account held by Financial Institution in the amount

of § .

entitled, (the "Account" or
~ “Proceeds”). (identify the name, account number, and account type (escrow or construction loan))

The Account shall be held by a federally insured bank, savings and loan, or credit union, and the
Proceeds shall be available to City at an office located within fifty (50) miles of City.

[ ] Irrevocable Letter of Credit. (Financial Institution must sign acknowledgment hereby attached)

Applicant hereby files with City an Irrevocable Standby Letter Of Credit, (herein the "Letter of

Credit"), numbered , issued by )
(Issuer)
a(n) Corporation (the “Issuer”), located at ;
4
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(State) (Issuer Address)

, in the amount of $ , (the “Proceeds™)
(Issuer Telephone) (Issuer F acs:mlle) (Letter of Credit Amount)

This Letter of Credit is issued in favor of City to the account of
Applicant herein, and is made a part of this Agreement and attached hereto as Exhibit “B”. The Letter of
Credit shall be issued by a federally insured bank, savings-and loan, or credit union, authorized to do business
in Utah, and the Proceeds shall be available to the City by presenting a site draft at an office located within
fifty (50) miles of City. The Letter of Credit shall contain the following provision:

It is a condition of this Letter of Credit that it shall be deemed automatically extended
without amendment for one (1) year from the present or any future expiration date unless
at least sixty (60) days prior to such expiration date City is notified by registered letter,
return receipt requested, or overnight courier service that Issuer elects not to consider the
Letter of Credit renewed for any such period.

b Demand of Proceeds. For Cash Deposit, City shall provide thirty (30) days written notice prior
to expending the Proceeds. For Escrow Account or a Dedication of Funds in a Construction Loan Account,
Financial Institution shall remit the Proceeds to City within thirty (30) days of City’s written demand. For
Irrevocable Letter of Credit, Issuer shall remit the Proceeds to city within thirty (30) days of City’s written
demand or as otherwise noted in the Irrevocable Letter of Credit.

9. System Reductions.

@ Compliance Required. Reduction amounts shall be determined in the sole discretion of City
and as otherwise provided by this Agreement and City ordinance. No reduction or release shall be
authorized until such time as City has inspected the Public Improvements and found them to satisfactorily
meet the Compliance Requirements. Completion of Public Improvements, even if verified by City, shall
not entitle Applicant to an automatic release of any part of the Proceeds.

® System Reductions. Not more frequently than once every thirty (30) calendar days, Applicant
may request a partial release of the Proceeds upon completing all Public Improvements for a system
category specified in Exhibit “A;” provided that a system release for landscaping improvements may be
approved by the city engineer upon substantial completion in accordance with the West Jordan City Code.
After the Public Improvements for the system category are inspected by the City, the amount of reduction
shall be determined by the City Engineer. Except as otherwise allowed by the West Jordan City Code for
landscaping improvements, the reduction shall not exceed 90% of the amount set forth in Exhibit “A” for
the system category in which reduction is sought. System reductions shall be evidenced by the written
authorization of the West Jordan City Engineer. System reductions shall not apply to Public Landscapmg
Improvements.

© Warranty Reduction. Applicant may request a warranty reduction after all Public
Improvements for the Project are complete; provided that, Public Landscaping Improvements may be
completed separately, and Proceeds associated with Public Landscaping Improvements may be reduced
and retained separately. The amount of the reduction shall be determined by the City Manager after
recommendation of the City Engineer and shall not exceed ninety percent (90%) of the Proceeds (the
“Warranty Reduction”). The Warranty Reduction shall be evidenced by the written authorization of the
West Jordan City Manager. Applicant expressly agrees that, notwithstanding any system reduction(s)
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requested by Applicant or granted by City, an amount equal to ten percent (10%) of the Proceeds shall be
retained (the "Retainage") until final release.

@ Release of Retainage. Release of the Retainage shall occur as.set forth below.

10. Warranty and Maintenance of Public Improvements.

@ Warranty of Public Improvements. Applicant hereby unconditionally warrants that the Public
Improvements shall remain free from defects in materials, workmanship or design such that the Public
Improvements continue to meet the Compliance Requirements throughout the Warranty Period, and for
Public Landscaping Improvements, the Landscaping Warranty Period. The Applicant shall be responsible
for replacement and repair of all defects.

®) Warranty Inspection and Punch List. After all Public Improvements for the Project are
complete, Applicant shall request, in writing, a City inspection (the “Warranty Inspection™); provided that,
Public Landscaping Improvements may be completed and inspected separately. City shall perform the
Warranty Inspection within fifteen (15) calendar days and shall provide to Applicant a written list of
substandard or defective conditions that require completion or repair (the “Punch List”). The Punch List
will expire forty-five (45) calendar days after it is prepared. If Applicant fails to complete and repair the
Punch List items within forty-five (45) days or a written request for reinspection or certificate of
completion is not submitted, the following shall apply: i) Developer shall be responsible for the cost of
each additional inspection and preparation of additional Punch Lists; ii) the Public Improvements shall
not be accepted by the City, the Warranty Period shall not commence and the Developer will remain
responsible for all cost and expense of repairing the improvements, including, without limitation,
administrative costs, labor and materials costs; iii) the Developer shall be responsible for all additional
deterioration and damage caused by the failure to timely correct defective conditions or request the
reinspection; and iv) the City shall have the right to make demand on the proceeds of the financial
assurance for incomplete, unsatisfactory or defective items..

© Commencement of the Warranty Period and the Landscaping Warranty Period. The Warranty
Period shall commence on the date of Public Improvement Acceptance as set forth in West Jordan City
Code. Public Landscaping Improvements may be accepted separately and be subject to a different
Warranty Commencement Date.

()] Maintenance of Public Improvements. During the Warranty Period it will be the City’s
obligation to provide maintenance of the Public Improvements, except that the City shall not be obligated
to maintain Public Landscaping Improvements unless Developer has submitted, and the City has approved
a maintenance plan for Public Landscaping Improvements.

11. Final Release of Proceeds.

@ Final Release. Final Release shall occur only after completion of the applicable Warranty
Period, inspection, and verification by the City Engineer and the City Manager that the Public
Improvements have been installed and repaired to the satisfaction of City pursuant to this Agreement and
the Compliance Requirements. Public Landscaping Improvements may be completed, inspected and
applicable portions of the Proceeds released separately. Final Release shall be evidenced in writing by the
West Jordan City Manager.

® Final Inspection and Final Punch List. Applicant may request a City inspection (the “Final
6
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Inspection”) upon completion of the following: (i) the Warranty Period for Public Improvements exclusive
of landscaping; and (ii) the Landscaping Warranty Period for Public Landscaping Improvements. City
shall perform the Final Inspection within fifteen (15) calendar days and shall provide to Applicant a
written list of substandard or defective conditions that require completion or repair (the “Final Punch
List”). Applicant shall then have forty-five (45) calendar days to complete and repair the Final Punch List
items, at which time City will conduct a re-inspection. If Applicant fails to complete and repair the Final
Punch List items within forty-five (45) days or a written request for reinspection or certificate of
completion is not submitted, the following shall apply: i) Developer shall be responsible for the cost of
each additional inspection and preparation of additional corrections lists;

ii) the Developer shall be responsible for all additional deterioration and damage caused by the failure to
timely correct defective conditions or request the reinspection; and iii) the City shall have the right to
make demand on the proceeds of the financial assurance for incomplete, unsatisfactory or defective items.

12. Use of Proceeds. In the event the Public Improvements are not installed to the satisfaction of City
pursuant to this Agreement and the Compliance Requirements, the Punch List items or Final Punch List
items are not timely completed, or Applicant otherwise Fails te Perform, City may use and expend all the
Proceeds, or such lesser amount as may be necessary, to complete and repair the Public Improvements to
satisfactory condition.

@ Cost of Completion. The cost of completion shall include, but not be limited to, construction
costs and any Incidental Costs incurred by City in completing and repairing the Public Improvements.

® Inadequate Proceeds. If the Proceeds are inadequate to reimburse the City for the cost of
completion, for whatever reason, including previous system reductions, Applicant shall be responsible for
the deficiency independent of the financial assurance. Additionally, no further permits or business licenses
shall be issued, and City may immediately pursue any and all remedies for failure to comply, including
suspension or revocation of any existing permits or business licenses, as permitted by the West Jordan
City Code, state and federal law.

© Access to Property. Should City elect to use the Proceeds to complete and repair the Public
Improvements to satisfactory condition, Applicant herein expressly grants to City, and any contractor or
other agent hired by City, the right of access to the Project property in order to complete and repair all of
the Public Improvements.

13. Failure to Perform. A Party’s Failure to Perform shall give the other Party the right to pursue any
and all remedies available at law, in equity, or otherwise available pursuant to the terms of this Agreement.

14. Applicant Indemnification and Insurance.

@ Indemnification. Applicant agrees to indemnify, defend, and save harmless City, its officers,
employees, agents and volunteers from and against any and all liability which may arise as a result of the
installation and maintenance of the Public Improvements prior to Final Acceptance as described herein,
and from and against any and all liability which may arise as a result of any Public Improvements which
are defective. This indemnification requirement includes indemnification for claims for attorney’s fees,
court cost and litigation expenses, of whatever type and amount. With respect to Applicant's.agreement to
defend City, as set forth above, City shall have the option to either provide its own defense, with all costs
for such being borne by Applicant, or require that Applicant undertake the defense of City.

® Insurance. Should City elect to install, complete, or remedy any defect in or damage to the

7
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Public Improvements, Applicant shall be responsible for the payment of the premium for an insurance
policy covering any liability, damage, loss, judgment, or injury to any person or property, including, but
not limited to, damage to Applicant or its property as a result of the work of any contractor or agent hired
by City to complete or remedy the Public Improvements. The minimum dollar amount and the scope of
coverage of the insurance policy shall be determined and set by City. Applicant shall indemnify, defend,
and hold harmless City, its officers, employees, and agents for any liability which exceeds the insurance
policy limit. City, at its option, may collect and expend the Proceeds to make the premium payments
should Applicant fail to pay said premium. No permit, approval or business license shall be issued by City,
and any existing permit, approval, or business license may be suspended until said premium is initially
paid and a financial assurance is in place to cover subsequent payments. Applicant further expressly agrees
to indemnify, defend, and hold harmless City, its officers, agents, and employees for or from any damage
or loss suffered or any judgment resulting from the work of any contractor or agent hired by City to install,
complete, or remedy any defect in or damage to the Public Improvements.

15. No Third-Party Beneficiaries. The benefits and protection provided by this Agreement shall inure
solely to City and not to third parties, including, but not limited to, lot purchasers, contractors,
subcontractors, laborers, suppliers, or others. City and Financial Institution shall riot be liable to claimants
or others for obligations of Applicant under this Agreement. City shall further have no liability for payment
of any costs or expenses of any party who attempts to make a claim under this Agreement and shall have
under this Agreement no obligation to make payments to, give notices on behalf of, or otherwise have
obligations to any alleged claimants under this Agreement.

16. Attorney’s Fees. In the event there is a Failure to Perform under this Agreement and it becomes
reasonably necessary for any Party to employ the services of an attorney in connection therewith (whether
such attorney be in-house or outside counsel), either with or without litigation, on appeal or otherwise, the
losing Party to the controversy shall pay to the successful Party reasonable attorney’s fees incurred by
such Party, and, in addition, such costs and expenses as are incurred in enforcing this Agreement.

17. Time is of the Essence. Time is of the essence of this Agreement. In case either Party shall Fail to
Perform the obligations on its part at the time fixed for the performance of such obligations by the terms
of this Agreement, the other Party may pursue any and all remedies available in equity, at law, and
pursuant to the terms of this Agreement.

18. Notice; Inducement; Integration; Modification; Captions; Severability; Governing Law; No
Waiver.

@ Notice to Applicant or City shall be mailed or delivered to the address shown in this
Agreement. The date notice is received at the address shown in this Agreement shall be the date of actual
notice, however accomplished.

® The making and execution of this Agreement has been induced by no representations,
statements, warranties, or agreements other than those herein expressed.
© This Agreement embodies the entire understanding of the Parties, and there are no further or

other agreements or understandings, written or oral, in effect between the Parties relating to the subject
matter herein.

(@) This Agreement may be amended or modified only by a written instrument executed by the
Parties. The titles or captions of this Agreement are for convenience only and shall not be deemed in any
way to define, limit, extend, augment, or described the scope, content, or intent of any part or parts of this
Agreement.

© If any portion of this Agreement is declared invalid by a court of competent jurisdiction, the

8
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remaining portions shall not be affected thereby, but shall remain in full force and effect.

® This Agreement shall be interpreted pursuant to, and the terms thereof governed by, the laws
of the State of Utah. This Agreement shall be further governed by City of West Jordan ordinances in effect
at the time of the execution of this Agreement. However, the Parties expressly acknowledge that any
subdivision or other development regulations enacted after the execution of this Agreement, which are
reasonably necessary to protect the health, safety, and welfare of the citizens of City, shall also apply to
the Project which is the subject of this Agreement.

® The failure by any Party to insist upon the strict performance of any covenant, duty, agreement,
or condition of this Agreement or to exercise any right or remedy consequent upon a Failure to Perform
thereof shall not constitute a waiver of any such Failure to Perform or any other covenant, agreement,
term, or condition. No waiver shall affect or alter the remainder of this Agreement, but each and every
other covenant, agreement, term, and condition hereof shall continue in full force and effect with respect
to any other then existing or subsequently occurring Failure to Perform.

19. Effect of Agreement; Release of Claims. Nothing in this Agreement shall be construed to relieve
Applicant of any obligations imposed on Applicant by Federal or State laws, City and County
ordinances, regulations, or standards. It is the intent of the Parties that that this Agreement serve as
a complete release and waiver by Applicant of any and all claims Applicant has or may claim to
have with respect to the City’s application of the 2009 City Code to the Project or the imposition
of any requirement expressly set forth in this Agreement. Moreover, Applicant hereby releases
and waives any and all claims Applicant may have against the City with respect to any land use
application submittals, acceptances, approvals, denials or processing with respect to the Project
occurring prior to the Effective Date.
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SIGNATURE PAGE

In witness whereof, the Parties have executed this Public Improvement Construction and Assurance

Agreement as of this day of , 20 (the “Effective Date™).
CITY OF WEST JORDAN ' ATTEST:
By
West Jordan City Clerk
Title

APPROVED AS TO LEGAL FORM:

West Jordan City Attorney

APPLICANT

By

Title

Applicant Acknowledgment

STATE OF )
:SS
COUNTY OF )
On this day of , 20___, personally appeared before me,

personally known to me (or proved to me on the basis of satisfactory evidence) to be the person(s)
whose name(s) is/are subscribed to the forgoing instrument and acknowledged to me that he/she/they
executed the same in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the
instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument.

My Commission Expires:

Residing in County,

NOTARY PUBLIC

10
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FINANCIAL INSTITUTION AGREEMENT AND ACKNOWLEDGMENT

FINANCIAL INSTITUTION hereby agrees and acknowledges that it has, on deposit to the credit
of Applicant in the Account or dedicated and set aside in a construction loan referenced above, the sum
mentioned as the Proceeds; that it is aware of, understands, and agrees to each provision of this Agreement;
that it agrees to make disbursement of the Proceeds only within the terms as outlined in this Agreement;
and that it will hold the Proceeds indefinitely until such time as City, in writing, either demands the
Proceeds be remitted to City or otherwise releases Financial Institution from its obligation to hold the
Proceeds. Should Financial Institution fail to timely perform its obligations as outlined herein or as
required by law, Financial Institution shall be liable to City for the actual costs incurred by City in
attempting to enforce Financial Institution’s obligations under this Agreement. Financial Institution
expressly acknowledges, understands, and agrees that its obligation under this Agreement is independent
of any obligation of City, either express or implied. Financial Institution agrees that its performance is not
and shall not be conditioned upon the sale of any lots or any part of any subdivision or development.
Financial Institution further acknowledges:

@ that its obligation to perform under this Agreement is independent of any other remedy
available to City to secure proper completion of the Public Improvements;

(b) that Financial Institution may not assert as a defense that City has remedies against other
persons or entities or has other remedies in equity or at law that would otherwise relieve Financial
Institution of its duty to perform as outlined in this Agreement, or preclude City from requiring
Financial Institution’s performance under this Agreement; and

(© that Financial Institution may not assert as a defense that City has remedies against other
entities or has other remedies in equity or at law that would otherwise relieve Applicant of its duty
to perform as outlined in this Agreement or preclude City from requiring Applicant’s performance
under this Agreement.

FINANCIAL INSTITUTION

By
Title

STATE OF )
:SS
COUNTY OF )

On this day of. ,20___, personally appeared before me, ,
personally known to me (or proved to me on the basis of satisfactory evidence) to be the person(s)
whose name(s) is/are subscribed to the forgoing instrument and acknowledged to me that he/she/they
executed the same in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the
instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument.

My Commission Expires:

Residing in County,

NOTARY PUBLIC

Page 11 of 11
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EXHIBIT E

ANTICIPATED INFRASTRUCTURE *

(*link embedded electronically)

e —
Master Development Agreement -Jones Ranch Page 35
4846-9333-4438

BK 11116 PG 3548



08

—
S meo]
$L00-TSC ULoA)-Ha (b0 JIVAN TTVACIRY

00 L L S (1400 . 8 Y0 080 L\ A ) MO o et L 5.

NIVId WAOLS AINNVId dJ9LSVIA
ALNNOD 3MVT.LTVS ‘ALID NVQYOf LSIM

HONVY SANO[

002 HLINS BATE] HUGL DD S 6rd
211 "ONIAFAUNS ONY DNRIFINIONT

ﬁaﬁ@m

“="T4381$ HLNOS 0004

13341 HINOS 0004

2
3

t

Mﬂsm%

'
1
.00 STYI 10) UOTRISNIP I NTPOURLIOOR
01 paod (suordal ;i jo 3215 Ay TR 01 41> A QL Yow Avui sadojaasp
Sth uosE ST Joj UONUSIIP 31 ATPOUNIIssE o A)ondeo 2 aaey tou saop puad jguorBay
a jj -9poyAND o Burpaooson “eaze sg) Jo UOTIUDIEP S I)EPOWILIGOE o) Aoedes
o) vy puod [euorBat 3y e pAIap 51 1t sso{un puiod fsuoiBat ap ojut BuBmyostp
01 Joud BAM-qNS YaTa UTILA A[TeSO] PUTIP 3q oF 0uds usdo pun e padojanac]
“23J8 Y32 Y 0) SUOHBIIPOW |10 10§ pannbau st jeacudde semdag
"$331) §, 43010 1340 01UOS [EUONIIPSLNS 5BY [CAUO) Peoly Auno) Y] I[ES
*52108 1°C| PAVOXI 10U |(BYS BB puoq [eu0ISay 9y} uBiEIp puod uonu:Ip
10} SPIRPUTIS A11) UTPIO[ 153 139 29 1218AN JO 339)-313% €'99 PJoY ©) y3noua
23] piod ¢ 3p1A0d 01 pPA3u sB 3218 W1 dBUYD ABLL edIB puoy [oucIBay dyy
“50218 I534) UM
Po20jd St UOTIUMNIP 151840 ULIOIS JT 33Uy 01)92(qNs St 1dund1E 23eds uadp
sludwscudun uotstApgas
Y1 LA UONOUNIUGD Ul PIJEISUT 3 J[IA SIUI| 10] SSQID 1B 6)jem Fururetas jiy
‘SIUSURSED
10 “s]20.8d pareaIpap ‘Sem-o-iydu Y ut pANB0] 3q | saun Anon 1y
wIysds mwp uuers f 1594 Bunsmxa
uE 10 Y251 5,A0UIBg 011 3FYISIP [[1M UITIP ULICIS [[B 16E PNBISIUG §1 )]
uBtsop [eul (i pauBIEap 5 1w spuod LONLDIP ITV
'Ju3A3 1824-00 | © 10) POUBISIP 3q {1BYS Yorym
*%3013 10 ysEM © Fur{a00a sadid 1dasxD "JUSA MY +7 1835 0] I £aAucd
01 paz1s 3q [jim s3did "uBISIP [T Y pazis 3 Tw Buidid wiwp wbas [y
‘SO €0 1 26LI[1 B YiEm PAuBISIP 9q [ puog [ouorBay YL
AB/EYD 7°0 JO SBIPYISIP B U 10343 MOY T TEK
001 21 10 PazIs 3q [Eys (puog (ouorBay 3y Bujpn|axa) spucd UOHUAP IV

o~

T
BI0N

i

1
!
1%
HES
|
! oo
!
¥ RO N Y/ -
TR ) S
G
oo / -
| / )
r for
\ ! I}
v it
[l 7’ o1
’ \ \
1 \\ 1 [
\\ /7 \
| \\ \\
7
N 7|/
v 1 \
133315 HINOS P78 ,

V INOZ NIV1dA00d YINIL

SETUI SAINHVE 40 TAISLNO SOUVHOSIA WILVA
WNOLS 04 QANIVIAA 38 OL VIYY G340 THAIA
QNOd TYNOIDTY AANNVTd HALSVW Li-muov es9 [ |

11# 2LON ¥ad a3NIviadg
44 Q1 3DVdS NIdO ANV VIV d3d0T3A3A

TANNVHO OVNIVIA-NITID SAINIVE ONLLSIST mm mm
NIVQ WNOLS NVAYOS LSAM ONLLSIXH  mm—m

aNgod1

o —

Wox =y
[FE
o —
™ e = ™«
- - = <+ °

L]

FIVIS DIHIVIOD

BK 11116 PG 3549



0L

YIMAS AINNVTd JILSVIA
ALNNOD ¥VT.LIVS ‘ALID NVAYO! LSIM

HONVYH SINOI

—
W rTenon) AR
SLOPIEETIOR Hd LHOYR HVAN TTVAGIN
" 002 L1015 3AING HOAL HONIY 5 6760
O'1T'ONIAZAUNS ANV DNIYIINIONT

1m0 g3 1 Yo s S\ ot OO A i iy I

133315 HINOS 0006

|
|

~

133315 HiNOS 00T9.

-8
a3

R
v i
- \

“SUAWISED JO ‘s[3ared
PIIBAIPap *Sem-Jo-1YBL S ul PAE0] 3 (14 SIUT] A1
8 39 01 p3opow I 13M3s 199

YAMES GINNV T HILSYIN 7| e
YAMIS GINNVTd JTLSVA .01 mmmmem
YIMIS AINNVId YILSYN .8

QaNIDAT

BTVIS DiIdVHD

.f
Y -

i "*13381§ HINOS 0004

133415 HLNOS 0098

e -]

~

BK 11116 PG 3550



YALVM AYVNITND AINNVId Y34LSVIN
ALNNOD IXVTLTYS “ALID NVAIOS LSAM

HONVY SANOS

o a0} M
SLONTSE L1 08) 1A LEOTR HVLN TIVAGIN
007 LIS 3 ARG HOZL HOIH § 6163
m Jz;m—>~=._aﬂz< ONTHAANION

SN

133¥1S HINOS 0006

ey —

T
7
2

7R 133418 HLROS 00v9

(NV'1d ¥ZLSYIW ALID ¥3d NOLLYDOT ALIS-440)

- ANVI-HINOS 3NNV YALSYW S INOZ - e S =
. omevimeEn

. T33¥1¢ HLNOS 0004

AQNZEEQ 34 01 SNOLLYDOTaNIT ZOEmem_Q ANV JINVL)
v'1d ¥ALSVIN L INOZ

meze

il

y
' g : D
..h“m.ivﬁa"uru e Soanae VDL

“sjotd paeoIpap ul o Sem-Jo-1yBU dy1 Ul POIESO| oq |[La AUl XA (1Y T

ewnxosdde am seary suoz amssatg |

10N

SANVL QINNVTId YTLSVIN

A¥d GINNVd YELSVI Pq

A¥d ONLISIX3 [» 2|
YALVA 8 GINNY'd HELSVIN mememememe
YLV .01 GANNV'I HELSVIN s
WALVA 71 GINNV'Td YLLSVN s
WALV .01 DNLISIXH = wm s
YALVM .21 ONLISIXT memae mom s
UALVAM (91 ONLLSTXT st e mtatm
ANADAT

_ _ (NV1d YALSY ALID ¥3d NOLLVDO1-4.LIS-440)
MNVLHLYON QENNV1d ¥2LSVIN § INOZ

BK 11116 PG 3551




/
200
3

Hoo ¢

o
v
}

1

v
N e
Yo

' Vot
>, : T Y
L ._..?-‘.-—"1( .

o HO~g,

g N ey e 3

B A L Ve
.

~— Rl PP B

L& ———
e N AR
e L "
SR L1 FSEN P “\_ e~
ey \

Y LA

==
S S ——

e

. e ———
~a-—

o

! | SO
: ' |
J hypmwmm e’ =~
(XL S ~—
—

N

~\,

N by —

. \ $5r""\,..«r~..~—>‘ -
0 —
PN g -

————
..

Ty

v -~
- 3 -

e
“

Pt Saaiiprry

ot

ST
~.

P
P

-yl
iy

|

PIPE ALIGNMENT AND EASEMENTS

5

ND 20" DRAIN LINE |
TO BARNEYS WASH
3
3

IN

g

i

R e et

: .
5 P 2o
L e

4 ¢ ' B oy
\v..,_r.-‘ﬂ H 7 L,"W““ .

e
-,

(O —— X
Ty,
o

1
P @ ———

m AL \ ~ S .
R PO Sy X Nrang e, .

e,

¥
l '~

.
. b

S

S s

~. AP 1 .
—— ™ {we
. ! i
™ "\‘&E.’,

-

wm—— =JTL . - ans .
— Nt i o St Y il Sy e oA At S
B e iy | iy s -

~ i —— T Lo~ _y NI I TR~ —e

[T e T T T I . o ~SLRAs

~ s TS m——

Rt SR A N N

” - . .
SNt et : . N . X e T, e
~ [7A5Y
A “ea,
: ~
AT N

om0 FUNDL INGNISYI\INDRIOM\TVI\INLLIS HNYL HINOS € 3NOZ — DO)'9Z\NVOHOM ISIM — BRO\SLIIOHATAYN T

BK 11116 PG 3552

JIPC N .

N A ar T K / . , T . Y i 1 AR




- T T
FIGURE 1 2 HAONSEN 5
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4 |PUMP STATION | L
T | Legend N
‘ ——— Existing Storm Drain
——— Future Pressure Zone Boundary
New Zone 6 Interconnect
——— Existing Water Pipeline r
.| ——— Pressure Zone Boundary
Drain Pipeline
A 1 New Water Pipeline
L 1 B New Pump Station
LT O New Storage Tank g
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