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Date: 14-NOV-2023 12:25:45PM
Fee: $54.00 Check Filed By: KM
MARCY M MURRAY, Recorder
WASATCH COUNTY CORPORATION

FIRST AMENDMENT TO STRAWBERRY RANCH | NVESTMENT COMPANY LLC
DEVELOPMENT AGREEMENT
(PHASE 1A & 1B)

This First Amendment to Strﬁ_?yvberr_\_' Ranch Development Agreement (“First
Amendment”) is entered into this 1° day of Nevemgeeg2023. by and between BFR Investment
Company LLC ( “Developer™), LLC, a Utah limited liability company and Wasatch County. a
political subdivision of the State of Utah (hereinafter called the “County”) (collectively. the
“Parties™).

WHEREAS, the Parties entered into the Strawberry Ranch Development Agreement (the
“DA™) on April 25, 2017, which is recorded as Entry #464011 on May 29, 2019, Book 1253 and
Pages 578-910 in the recorder’s office of Wasatch County;

WHEREAS, the DA covers all four phases of the Strawberry Ranch Development, the
Strawberry Phase, the Willow Creek Phase, the Lost Bear Phase, and the Beaver Canyon Phase;
and

WHEREAS, this First Amendment is only applicable to a portion of the Strawberry
Phase, which portion of the Strawberry Phase is called Phase 1 A and B throughout this First
Amendment; and

WHEREAS, BFR Investment Company. LLC is the owner of Phase 1A and IB and.
without altering any of the obligations already existing under the DA, agrees to the additional
obligations. responsibilities and clarifications contained in this First Amendment as they apply to
Phase 1A and 1B; and

WHEREAS. the legal description of Phase | A and 1B, which is the portion of the DA to
which this First Amendment applies, is attached as Exhibit Adl-A; and

WHEREAS, the Wasatch County Council or the Wasatch County legislative body
granted final approvals on the Strawberry Phase 1A and IB on _|(, Ave 2025 ;
subject to conditions, which final approval included a vacation or plat amended to the Strawberry
Ranch Phase 1A plat, which was recorded in the Wasatch County Recorder’s office as Entry
464011, Book 1253 and Pages 578-910 and has not been altered from that recording prior to the
more recent final approvals.

WHEREAS, it is not the intent of this Amendment to alter the overarching obligations
agreed to by all parties in the DA that apply to all phases of the development, but to clarify and
designate additional detail and obligations that are associated solely and specifically with Phases
IA and 1B: and

WHEREAS: if there is any conflict with the language in the DA regarding Phases 1A and
1B, the more specific language in this First Amendment shall control:
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NOW, THEREFORE, in consideration of the mutual promises, covenants, and provisions
set forth herein, the receipt and adequacy of which are hereby acknowledged, the Parties
agreement as follows:

AGREEMENT

A. Phase 1A and 1B Final Plans: The parties adopt the Final Plans attached as Exhibit
Ad1-B, and modify any portion of the DA that is not compatible with AD1-B, only to the extent
that the DA contradicts Exhibit Ad1-B. Additional detail on the Final Plans were included in the
approved applications, which is not all contained in AD1-B. Developer shall build Phases 1A
and IB in accordance with the Final Plans. The trails shown in Exhibit D to the DA and other
exhibits are hereby modified to show the trail locations shown in Exhibit AD1-B, only to the
extent that the DA contradicts the trails Exhibit Ad1-B.

B. Clarification to Section 3.1(b)(1)and Exhibit K: Section 3.1(b)(1) requires the
Developer to comply with any and all conditions imposed by the Planning Commission or the
County Legislative Body during the permitting and approval process, and Exhibit K contains the
minutes from the master plan and preliminary approvals. The party’s hereby add Exhibit Ad1-C
as the minutes of the final approval of the Phases | A and 1B plats, and modify any portion of the
DA that is not compatible with AD1-C, only to the extent that the DA contradicts Exhibit Ad1-C.

C. Clarification to Section 3.1 (b)(4). Section 3.1(b)(4) of the DA references Exhibit B
for the affordable housing obligations of the Project. Exhibit B to the DA and a related Exhibit
C, which may not be referenced in the main body of the DA, which Exhibit B and Exhibit C are
recorded as Entry # 464011 Bk 1253 Pgs 0611-0612, include affordable housing obligations that
would apply to Phases 1A and 1B. Those Exhibits B and Exhibit C are hereby superseded and
replaced by Exhibit Ad1-D to this First Amendment for Phases 1A and 1B. The fee in lieu for
.65 AUE that was paid with the recording of Phase 1 A will count towards the fee in lieu for
Phases 1A and 1B, which fee in lieu must be paid prior to recording either the Phases 1A and 1B
plats.

D. Amendment to Section 3.1 (b)(8) and Exhibit G. Section 3.1(b)(8) shall be
modified by replacing the first paragraph as follows: “Construction and Maintenance of
Recreational Facilities: Developer shall construct certain recreational facilities and resort
amenities in conjunction with the Project in accordance with the schedule in Exhibit G and
should be done concurrently with each phase.” The second paragraph of Section 3.1(b)(8) shall
remain, without amendment. Exhibit G shall be modified for Phase 1A and 1B as follows:

a. Phase la: Rental Cabins, all associated trails public and private,
trailhead kiosk, trailhead parking area, connection to the Narrows trail.

b. Phase Ib: Welcome Center/Activity Center and Convenience Store,
Rental Cabins, Pavilions, Reunion Lodge #1.

E. Effectiveness. Except as modified hereby, the DA shall remain in full force and effect.
On or after the effective date of this First Amendment, each reference in the DA to “this

O
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Agreement,” “hereunder,” “hereof,” “herein” or words of like import shall mean and be a
reference to the DA as amended by this First Amendment.

~ Signature pages follow ~
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WASATCH COUNTY: Attest:
By:

Dustin Grabau, Wasatch County Manager Wasatch County Clerk Auditor’s Office
STATE OF UTAH )

ss:
COUNTY OF WASATCH )

The foregoing instrument was acknowledged before me this _ day of

. 2023, by Dustin Grabau, who executed the foregoing instrument in his capacity
as the Wasatch County Manager and by , who executed the foregoing
instrument in for the Wasatch County Clerk Auditor’s office.

NOTARY PUBLIC
Residing at:
BFR INVEST}(&COMPANY, LLC:
Burke Roney,-Marra’gerC)‘
STATE OF UTAH )
ss:
COUNTY OF WASATCH )
The foregoing instrument was acknowledged before me this day of

A/gwgmAw , 2023, by Burke Roney, who executed the foregoing instrument in his capacity
as Manager of BFR Investment Company, LLC, a Utah ligited liability compan

M e
Nogy& PUBLIC
Resiting at: o4 £ A0S 144’4)4,07’ B3
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WASATCH COUNTY: Attest:
.—.%/’
By: b/ 4/1/144/” %
Dustin Grabau, Wasatch County Manager Wﬁatch é’ounty Clerk Auditfr's Office
s /
STATE OF UTAH )

ss:
COUNTY OF WASATCH )

The foregoing instrument was acknowledged before me this day of
N'W(/VM’HM , 2023, by Dustin Grabau, who executed the foregoing'instrument in his capacity
as the Wasatch County Manager and byp Wi\ B LbAW . who executed the foregoing
instrument in for the Wasatch County Clerk Auditor’s office.

WW. ( AI\MM-/I/'

CARIE CUMMINGS NOTARY PUBLIC O
Notary Public
State Of Utah
My Commission Expires 02-04-2025 .
COMMISSION NO. 716625 Residing at:

BFR INVESTMENT COMPANY, LLC:
By:

Burke Roney, Manager

STATE OF UTAH )
ss:
COUNTY OF WASATCH )

The foregoing instrument was acknowledged before me this day of
. 2023, by Burke Roney, who executed the foregoing instrument in his capacity
as Manager of BFR Investment Company, LLC, a Utah limited liability company.

NOTARY PUBLIC
Residing at:
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STRAWBERRY RANCH PHASE 1A AMENDED
BOUNDARY LEGAL DESCRIPTION

A PARCEL OF LAND LOCATED IN THE SOUTHWEST QUARTER OF SECTION 17. TOWNSHIP 4 SOUTH,
RANGE 10 WEST, UINTAH SPECIAL MERIDIAN, SAID PARCEL BEING DESCRIBED AS FOLLOWS:

BEGINNING AT A POINT ON THE UINTAH NATIONAL FOREST BOUNDARY WHICH IS NORTH 317.33 FEET
AND WEST 332.06 FEET FROM A FOUND UNITED STATES BUREAU OF RECLAMATION MONUMENT
REPRESENTING THE NORTH ONE-QUARTER CORNER OF SECTION 20, TOWNSHIP 4 SOUTH, RANGE 10
WEST, UINTAH SPECIAL MERIDIAN (BASIS OF BEARINGS FOR THIS DESCRIPTION IS N88°57'56"E BETWEEN
A FOUND U.S. B.O.R. MONUMENT REPRESENTING THE NORTH ONE-QUARTER CORNER AND A FOUND
U.S. FORESTRY SERVICE MONUMENT REPRESENTING THE NORTHEAST CORNER OF SECTION 20,
TOWNSHIP 4 SOUTH, RANGE 10 WEST, UINTAH SPECIAL MERIDIAN),

AND RUNNING THENCE WEST 169.96 FEET TO THE BEGINNING OF A NON-TANGENT CURVE CONCAVE
EASTERLY HAVING A RADIUS OF 460.00FEET, AND FROM WHICH POINT A RADIAL LINE BEARS
$73°34'03"E; THENCE 28.12 FEET ALONG SAID CURVE THROUGH A CENTRAL ANGLE OF 03°30'08", WITH
A CHORD BEARING AND DISTANCE OF $14°40'53"W 28.11 FEET; THENCE N77°04'11"W 206.62 FEET;
THENCE N63°23'57"W 120.54 FEET; THENCE S76°11'17"W 406.62 FEET; THENCE N56°50'44"W 130.16
FEET TO THE FOREST SERVICE BOUNDARY: THENCE ALONG THE FOREST SERVICE BOUNDARY THE
FOLLOWING SEVEN (7) COURSES: (1) N0O0°12'34"W 260.01 FEET; (2) N89°03'54"E 329.84 FEET; (3)
N00°13'38"W 324.03 FEET; (4) N89°07'01"E 329.65 FEET; (5) NOO°16'20"W 323.71 FEET; (6) N89°10'24"E
329.58 FEET; (7) S00°17'24"E 970.10 FEET TO THE POINT OF BEGINNING.

PARCEL CONTAINS 14.167 ACRES, OR 617,130 SQUARE FEET.
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STRAWBERRY RANCH PHASE 1B
BOUNDARY LEGAL DESCRIPTION

A PARCEL OF LAND LOCATED IN THE SOUTHWEST QUARTER OF SECTION 17, THE NORTHEAST QUARTER
OF SECTION 19, AND THE NORTHWEST QUARTER OF SECTION 20, TOWNSHIP 4 SOUTH, RANGE 10 WEST,
UINTAH SPECIAL MERIDIAN. SAID PARCEL BEING DESCRIBED AS FOLLOWS:

BEGINNING AT A POINT ON THE UINTAH NATIONAL FOREST BOUNDARY WHICH IS NORTH 290.13 FEET
AND WEST 509.15 FEET FROM THE FOUND BUREAU OF RECLAMATION MONUMENT REPRESENTING THE
NORTH ONE-QUARTER CORNER OF SECTION 20, TOWNSHIP 4 SOUTH, RANGE 10 WEST, UINTAH SPECIAL
MERIDIAN (BASIS OF BEARINGS FOR THIS DESCRIPTION IS N88°57'56"E BETWEEN THE FOUND B.O.R.
MONUMENT REPRESENTING THE NORTH ONE-QUARTER CORNER AND THE FOUND U.S. FORESTRY
SERVICE MONUMENT REPRESENTING THE NORTHEAST CORNER OF SECTION 20, TOWNSHIP 4 SOUTH,
RANGE 10 WEST, UINTAH SPECIAL MERIDIAN),

SAID POINT BEING THE BEGINNING OF A NON-TANGENT CURVE CONCAVE EASTERLY HAVING A RADIUS
OF 460.00 FEET AND FROM WHICH POINT A RADIAL LINE BEARS S77°04'11"E; THENCE 132.33 FEET
ALONG SAID CURVE THROUGH A CENTRAL ANGLE OF 16°28'55", WITH A CHORD BEARING AND
DISTANCE OF S04°41'21"W 131.87 FEET; THENCE S03°33'06"E 80.81 FEET TO THE BEGINNING OF A
TANGENT CURVE CONCAVE WESTERLY HAVING A RADIUS OF 660.00 FEET; THENCE 292.79 FEET ALONG
SAID CURVE THROUGH A CENTRAL ANGLE OF 25°25'05", WITH A CHORD BEARING AND DISTANCE OF
509°09'26"W 290.40 FEET; THENCE $21°53'35"W 167.75 FEET TO THE BEGINNING OF A TANGENT CURVE
CONCAVE NORTHWESTERLY HAVING A RADIUS OF 340.00 FEET; THENCE 403.45 FEET ALONG SAID CURVE
THROUGH A CENTRAL ANGLE OF 67°59'18", WITH A CHORD BEARING AND DISTANCE OF $55°53'13"W
380.19 FEET; THENCE S89°52'52"W 50.40 FEET TO THE BEGINNING OF A TANGENT CURVE CONCAVE
SOUTHEASTERLY HAVING A RADIUS OF 320.00 FEET; THENCE 276.65 FEET ALONG SAID CURVE THROUGH
A CENTRAL ANGLE OF 49°32'03", WITH A CHORD BEARING AND DISTANCE OF $65°06'51"W 268.12 FEET;
THENCE $40°20'49"W 112.27 FEET; THENCE N49°39'11"W 80.00 FEET; THENCE $41°02'08"W 163.37
FEET TO THE KESSLER PROPERTY BOUNDARY RECORDED AS ENTRY # 423253; THENCE ALONG SAID
BOUNDARY N47°47'41"W 312.09 FEET; THENCE N24°05'40"W 107.70 FEET; THENCE N56°34'23"W
115.84 FEET; THENCE N32°57'41"E 532.87 FEET TO THE FOREST SERVICE BOUNDARY; THENCE ALONG
SAID BOUNDARY THE FOLLOWING TWO (2) COURSES; (1) N88°56'53"E 234.21 FEET; (2) NO0°12'34"W
388.72 FEET TO THE STRAWBERRY MOUNTAIN RESORT PHASE 1A AMENDED BOUNDARY THE
FOLLOWING FOUR (4) COURSES; (1) $56°50'44"E 130.16 FEET; (2) N76°11'17"E 406.62 FEET; (3)
$63°23'57"E 120.54 FEET; (4) S77°04'11"E 206.62 FEET TO THE POINT OF BEGINNING.

PARCEL CONTAINS 22.648 ACRES, OR 986,543 SQUARE FEET.

|0 -9%90

21 -23%37)
2 -F37TL




ent 538765 Bk 1458 pg 1416

EXHIBIT Ad1-A - Legal Descriptions for Phase 1a and Phase 1b
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EXHIBIT Ad1-B —Phase 1a and Phase 1b Final Plans
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EXHIBIT Ad1-A — Legal Descriptions for Phase 1a and Phase 1b
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STRAWBERRY RANCH PHASE 1A AMENDED
BOUNDARY LEGAL DESCRIPTION

A PARCEL OF LAND LOCATED IN THE SOUTHWEST QUARTER OF SECTION 17. TOWNSHIP 4 SOUTH,
RANGE 10 WEST, UINTAH SPECIAL MERIDIAN, SAID PARCEL BEING DESCRIBED AS FOLLOWS:

BEGINNING AT A POINT ON THE UINTAH NATIONAL FOREST BOUNDARY WHICH IS NORTH 317.33 FEET
AND WEST 332.06 FEET FROM A FOUND UNITED STATES BUREAU OF RECLAMATION MONUMENT
REPRESENTING THE NORTH ONE-QUARTER CORNER OF SECTION 20, TOWNSHIP 4 SOUTH, RANGE 10
WEST, UINTAH SPECIAL MERIDIAN (BASIS OF BEARINGS FOR THIS DESCRIPTION IS N88°57'56"E BETWEEN
A FOUND U.S. B.O.R. MONUMENT REPRESENTING THE NORTH ONE-QUARTER CORNER AND A FOUND
U.S. FORESTRY SERVICE MONUMENT REPRESENTING THE NORTHEAST CORNER OF SECTION 20,
TOWNSHIP 4 SOUTH, RANGE 10 WEST, UINTAH SPECIAL MERIDIAN),

AND RUNNING THENCE WEST 169.96 FEET TO THE BEGINNING OF A NON-TANGENT CURVE CONCAVE
EASTERLY HAVING A RADIUS OF 460.00FEET, AND FROM WHICH POINT A RADIAL LINE BEARS
$73°34'03"E; THENCE 28.12 FEET ALONG SAID CURVE THROUGH A CENTRAL ANGLE OF 03°30'08", WITH
A CHORD BEARING AND DISTANCE OF $14°40'53"W 28.11 FEET; THENCE N77°04'11"W 206.62 FEET;
THENCE N63°23'57"W 120.54 FEET; THENCE S76°11'17"W 406.62 FEET; THENCE N56°50'44"W 130.16
FEET TO THE FOREST SERVICE BOUNDARY; THENCE ALONG THE FOREST SERVICE BOUNDARY THE
FOLLOWING SEVEN (7) COURSES: (1) NOO°12'34"W 260.01 FEET; (2) N89°03'54"E 329.84 FEET; (3)
N00°13'38"W 324.03 FEET; (4) N89°07'01"E 329.65 FEET; (5) NO0°16'20"W 323.71 FEET; (6) N89°10'24"E
329.58 FEET; (7) SO0°17'24"E 970.10 FEET TO THE POINT OF BEGINNING.

PARCEL CONTAINS 14.167 ACRES, OR 617,130 SQUARE FEET.
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STRAWBERRY RANCH PHASE 1B
BOUNDARY LEGAL DESCRIPTION

A PARCEL OF LAND LOCATED IN THE SOUTHWEST QUARTER OF SECTION 17, THE NORTHEAST QUARTER
OF SECTION 19, AND THE NORTHWEST QUARTER OF SECTION 20, TOWNSHIP 4 SOUTH, RANGE 10 WEST,
UINTAH SPECIAL MERIDIAN. SAID PARCEL BEING DESCRIBED AS FOLLOWS:

BEGINNING AT A POINT ON THE UINTAH NATIONAL FOREST BOUNDARY WHICH IS NORTH 290.13 FEET
AND WEST 509.15 FEET FROM THE FOUND BUREAU OF RECLAMATION MONUMENT REPRESENTING THE
NORTH ONE-QUARTER CORNER OF SECTION 20, TOWNSHIP 4 SOUTH, RANGE 10 WEST, UINTAH SPECIAL
MERIDIAN (BASIS OF BEARINGS FOR THIS DESCRIPTION IS N88°57'56"E BETWEEN THE FOUND B.O.R.
MONUMENT REPRESENTING THE NORTH ONE-QUARTER CORNER AND THE FOUND U.S. FORESTRY
SERVICE MONUMENT REPRESENTING THE NORTHEAST CORNER OF SECTION 20, TOWNSHIP 4 SOUTH,
RANGE 10 WEST, UINTAH SPECIAL MERIDIAN),

SAID POINT BEING THE BEGINNING OF A NON-TANGENT CURVE CONCAVE EASTERLY HAVING A RADIUS
OF 460.00 FEET AND FROM WHICH POINT A RADIAL LINE BEARS S77°04'11"E; THENCE 132.33 FEET
ALONG SAID CURVE THROUGH A CENTRAL ANGLE OF 16°28'55", WITH A CHORD BEARING AND
DISTANCE OF S04°41'21"W 131.87 FEET; THENCE S03°33'06"E 80.81 FEET TO THE BEGINNING OF A
TANGENT CURVE CONCAVE WESTERLY HAVING A RADIUS OF 660.00 FEET; THENCE 292.79 FEET ALONG
SAID CURVE THROUGH A CENTRAL ANGLE OF 25°25'05", WITH A CHORD BEARING AND DISTANCE OF
S09°09'26"W 290.40 FEET; THENCE S21°53'35"W 167.75 FEET TO THE BEGINNING OF A TANGENT CURVE
CONCAVE NORTHWESTERLY HAVING A RADIUS OF 340.00 FEET; THENCE 403.45 FEET ALONG SAID CURVE
THROUGH A CENTRAL ANGLE OF 67°59'18", WITH A CHORD BEARING AND DISTANCE OF $55°53'13"W
380.19 FEET; THENCE $89°52'52"W 50.40 FEET TO THE BEGINNING OF A TANGENT CURVE CONCAVE
SOUTHEASTERLY HAVING A RADIUS OF 320.00 FEET; THENCE 276.65 FEET ALONG SAID CURVE THROUGH
A CENTRAL ANGLE OF 49°32'03", WITH A CHORD BEARING AND DISTANCE OF S65°06'51"W 268.12 FEET;
THENCE S40°20'49"W 112.27 FEET; THENCE N49°39'11"W 80.00 FEET; THENCE $41°02'08"W 163.37
FEET TO THE KESSLER PROPERTY BOUNDARY RECORDED AS ENTRY # 423253; THENCE ALONG SAID
BOUNDARY N47°47'41"W 312.09 FEET; THENCE N24°05'40"W 107.70 FEET; THENCE N56°34'23"W
115.84 FEET; THENCE N32°57'41"E 532.87 FEET TO THE FOREST SERVICE BOUNDARY; THENCE ALONG
SAID BOUNDARY THE FOLLOWING TWO (2) COURSES; (1) N88°56'53"E 234.21 FEET; (2) NO0°12'34"W
388.72 FEET TO THE STRAWBERRY MOUNTAIN RESORT PHASE 1A AMENDED BOUNDARY THE
FOLLOWING FOUR (4) COURSES; (1) 556°50'44"E 130.16 FEET; (2) N76°11'17"E 406.62 FEET; (3)
$63°23'57"E 120.54 FEET: (4) S77°04'11"E 206.62 FEET TO THE POINT OF BEGINNING.

PARCEL CONTAINS 22.648 ACRES, OR 986,543 SQUARE FEET.
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EXHIBIT Ad1-B —Phase 1a and Phase 1b Final Plans
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PLANT SCHEDULE

PICEA PUNGENS GLAUCA 'WELL'S BLUE 1DTCM' / WELL'S BLUC TOTEM SPRUCE
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FINUS FLEXILIS "VANDERWOLF'S PraamD

VANDERWOLF'S PYRAMID PN

POPULLS TREWLLODES / DuAKING ASPEN

PRUNUS VROMIANA ‘CANADA HED' / CANADA RED CHOKECHERRY

PLANTING NOTES

1. THE BASE INFORMATION FOR TWIS ORAWING WAS DHTANED FROM OTHERS. THE
CONTRACTOR (S RESPONSIERE FOR VERITYING THE DRAWING WTH ACTUAL FIELD CONDITIONS
PROR TO BEGINNING ANY WORM, AND MMEDIATELY NOTFYING THE LANDSCARE ARCHITECT
OF ANY DISCREPANGIES IN THE EVENT THAT THE CONTRACTOR BEGING WORK PRIDR TO
VERFTING AND COMPARING THE BASE INFORMATION WITH ACTUAL FIELD CONDITIONS, THEM
ANY CHANGES OR ALTERATIONS TO THE WORK INVOLVED WITH THESE DRAWINGS DUE 1D
SUCH DISCREPANCES WiLL BE PERFORMED BY THE CONTRACTOR AT NO ADOIIONAL
EXPENSE TO THE OWNER

2. THE CONTHACTOR IS RESPONSELE FOR VERIFYING AND MARKING THE LOCATIONS OF ALL
UTILTIES WITHIN THE UMITS DF WORK PR0R TD BEGINNING CONSTRUCTION. CONTACT THE
OWNER, BLUE STAKES OF UTAM (1-800-662-4111), AND ALL OTHER ENTITES AS
NECESSARY N THE EVENT THAT THE CONTRACTOR BEGINS WORK PRIOR TQ VERIFTING AND
STAKING ALL UTILITIES, AND DAMAGE 10 UTLITIES OCCURS, THE DAMAGED UTLITIES WiLL BE
REPAIRED AND/OR REPLACED AT NO ADDITIGNAL COST TO THE OWNER

3 F PROVIDED, REFER TO LEGENDS, NOTES, DETALS, AND SPECFICATIONS FOR FURTHER
INFORMATION,

4. ANY ALTERATIONS 70 THESE ACTUAL PLANTING PLANS DURING CONSTRUCTION SHALL BE
REPORTED 10 THE LANDSCAPE ARCHITECT AND RECORDED ON ‘AS BULT' DRAWNGS.

5 ALL PLANT MATERIAL SHALL CONFORM TO THE MINIMUM DUIDEUNES ESTABLISHED BY THE
AMERICAN STANDARD FOR NURSERY STOCK. PUBLISHED BY THE AMERICAN NURSERY
ASSOCIATION, INC

6 AL PLANTS TO 86 BALLED AND BURLAPPED DR CONTAINER GROWN. UNLESS OTHERWISE
NOTED ON TWE PLANT LIST

7. QUANTITIES [NDICATED N THE PLANT SCHEDULE ARE FOR CONVEMIENCE ONLY THE
CONTRACTOR 1S RESPONSIBLE FOR VERIFYING AL QUANTITIES, AND SHALL SUPPLY ALL
PLANT MATERIAL IN DUANTITIES SUFFICIENT TO COMPLETE THE PLANTING DESIGN SHOWN ON
THE PLANS, REGARDLESS OF QUANTITIES INDICATED IN THE PLANT SCHEDULE

FOOTHALS THAR BrSTIM LMK | MARCH 7033

TRAIL CONSTRUCTION
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B B ANY PROPOSED SUBSTITUTIONS OF PLANT SPECIES SHALL BE MADE WITH PLANTS OF PO ] s a b
STRA T FANCH HYDROSEED MIX 2 ~ APFALACHIAN KENTUCKY FlLTGRASS, SFIWAT g h —3 AR | e + Croma Bhope Moy oy b 5450 5%, 1 sy
KENTUCK T BLUEGRASS, RUADSTAR XENTUCAY BLUEGRASS, BOREAL CREEPING HED ECUIVALENT QMERALL, FORM, HEAST. SRANCHOUS Fiase1, FLORER, LEAF, (COLOR. TRUIT AP0 e oo 0 v s
FESCUE. SHNING STAR PERENNIAL RTEGRASS FOR MANICLRED AREAS CULTURE ONLY AS APPROVED 8Y IME LANDSCAPE ARCHITECT PRIGR TO INSTALLATION — P =i L e -
4. PRUNE TREES NEXT O SDEWALKS TO A MINMUM HEIGHT OF 7 FOR A GLEAR WALKING o Py e g T
STHAWKLIY RANCH WYDROSEED MIX DISTURBED ARLAS RL-GRAULD ANU PATH T s T : Seslnayer Fyssmn e qees i
SEECETATED STRUBS CRASSES. WD WLDFLOWERS. NOIAN RICZ CRASS. wrownc aic [P O——, \..ML; S smssdy ey 5 e ek e
SAGLBRUSH, RUSBER RAB3IT BRUSH, GLOBEMALLOW, GOOSCBERRY~LLAT, WESTERN msmgan + Evmion Contrk spresc L——
WHEAT GRASS. SANDBERC BLUEGRASS, SAND DROP WYDROSEED N ToE FALL BEFORE o s i s o
2 T=AN ONE APPLICATION M ECESSARY I T GER
SuW. WORS 11N CHE APPLICATION isdY 9. MECISSARY IF SEED DOES NOT GERMINATE o B e bt o il
Tond o vk S o MR 1iok Sonces
ML Gue 1 B, St Singharecn (304}
STRAWGERRY. RANCH WYDROSEED WX | — PLANT W DISTURBED ARLAS WITH 1=
TIMPORARY IRRIGATION UNTL PLANTS ARS FSTABLISHED RRIGATION BE SHUT OFF | ow| =
AT IMER, VALWES, CH 87 CAFRING SPRINKLER HEALY CNER T
SENERAL NOTES i
SEED WIXTURES AND APPLICATION BY SUMMIT SEEDING, Miss B0 - @08 G503 rl|—u k Lt . e i
1. THESE PLANS MEET THE WILDUAND URBAN TERFACE REQUIREMENIS CONTRACION 10 i

ENSURE TREE CANOPIES WILL BE A MINIWUM OF 307 AWAY FROM ANT BUILDING.
2. DEVELDPER 10 PROWIDE TREES, SHAUBS, IRRICATION, AND REVEGETATION OF DISTURBED
AHEAS. HOA 10 MAINTAIN LANDSCAFED AREAS THEREAFTER
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SENERAL NFORMATION THE HOME IGNITION ZONE
- CULTIVATED LATDBCARES ATHIN MLDLANO-RBAK INERFACE ARZAS, A™H HORK SRASS PRAED THEES, AND CARERULY FLACED SROUPS OF - THE FOME BN TICN ZOME 1 THE HOME A0 T8 MEDIATE SURROUDINSS. P THIX ABOUT 100 TO 80 - - o T
APPROPRATE VEGETATION ARE LESS LKEY T0 BURN I\ THESE AELL-TENDED AREAD, CONTINIOS FLEL CORRTCRS ARE DISRUFTED, 50 FIRE & LESS FEET RESEARCH HAS Soned AT 0N FLAT GRIVND A 100 FODT MOT SPACE ARDIND A WovE 15 IDEAL .y
LKELY TO SPREAD SACE BULDINGS ExXPOSED TO AEAT FROM A FRE MORE THAN (00 FEET AMAT ARE ULIKELY 70 IBNITE
— s i ; THE SPACE NCLUDES. A CLOBER-N. MORE WANCLRED GREEN, AND RELL-HATERED AREA ASCUT %0 22T
T o oAk Ot DUALADLE. ool et e £FTH TS S LEwg, B RO T e OUT MG THE STRUCTISE, AND A LOR-PUEL BUT LE9S INTENSIVELT MANAGED ARTA OUT TO 10O FEET.
OIS O STEEP SLOFES HAVE WOER HOME IGMTICH TONES SALE FLAMES HOVE GUCKLY AND
READLY LSl MEATING THE VESETATION ANG FUELS ABCVE Tnim, VERT STEES SLoweS [SREATER AN
40N, OR 40 FEET OF RISE PER 100 FEET =ORUIONTAL STANCE) MAY PODEN THE HOME (GNITION IONE.
10 TS HE MID™ OF YOUR NEEDED MENSE LAKDICAPINS, CUT TO A% MICH A8 300 PEET
PLAING FIRERSE | ANDSCAINS, OVIDE YOUR PROFERTY YO SEVIRAL IONES {
- Z0E L TE NCAR IO 15 IMMEDIATELY ADJAZINT T0 THE HGHE O CATIN AND EXTENDS G 50 FEEY
8 BENERALT VERY LOW (N L AN PFELLOCED. M5 100 |8 SOMETIMES REPERRED 10 AS YR
DEPDIELE BPACE PLAMT reDEL Y-S ALED, Lo RN, Ny LA S 3.3 FEET Soinr P
THE KGABE. DO KO PLANT DIRECTLY UNDER. FNGORS, VENTS, CRL DECKS. DO MO PLANT (HOER. TREE
CAGHH®, OR LOE SRS T ICRETN TROPAE TAIKD DR FREWOID LTS, 7 PLANTING NEW TREES,
PLANT AL HATLR N ORES, Lk‘,-iiisggg%a
THAT 110 1T DRO MORE. LEAVES, BARK, POOS. £7C. THAN Y0U ARE MLLING T3 CLEAR RECULARL
LEAVE PLENTY OF ROOM BETWEEN TREES 10 ALLOW FOR THEI® SROWTY 1N TWID JOME, THERE BHCALD BE @
AT LEAST 0 FEET SEPARATIG MATUE TREE CRORNS T0 KIT FIRE PROM MOVING AR THE L]
LACSCATE Mg TRER 10 TREE. REMOVE EXCESS DS A0 SALL TRERS CBAE BusH BuUSe L | % |
Tou GUICKL T AND CAR FROVIDE A SFIRE | ACDERA FOR Lo FLAMES aLTR TREES WOELY i [ { ) T ] R
EFACED TREES AND SO AN B LEPT T4 LAEBLAPE RO SHACE AN ESTMETCS, MANT N TS | & i P | ) i L8
20N PELL, 1T SHALD BE CAEAN AN GREEN REMIVE ACCOMUATIONS OF ROCTY DEBRIS, DRY. - Pl = 1
S TG CAN AL TRAVEL R T GG DTS VBT ATICN CANGH, o Wb A STRETRE. # THERE HERBACECUS “ATERIA ARG NIEDLES. O LARS, “RAE S-RUDS AND TREES, AND TN AND NS i
T A I Ehid e e ARE GO INeLL LEAG 1 BRONG COVERS AND CTHER VEGTTATION. REMOVE TREE. LIMDS NEAR T SROWD. AITHN 15 FEST OF & .. { [ (E—— —
CHMIET OR TOUGANG OR OVERRANBING THE AGUSE. LIMBS EXCROACH S CN PORES. LINES, SHOULD BE [ by
= WIND, TEMFERATURE. AHD HMIDITY ARE OuT OF CUR CONTROL THE ERFECT GF TORGERARHY CAN BE CONTROLLED 70 SOME EXTENT B A0k STRLCTURES REMCVED BY THE PORER COMPANT INCLUDE NON-FLAMMASLE MULCHES, ROGK, AND HARD SURFACES - M
AL FLANTS ARE PLALED WTHN THE LAMDSCAPE HOWEVER. YOU GAN DEFNITEY AFFECT FUEL AVAIABILCTY A DHaTRIEUTION BY MANPLATYG T (CONCRETE HALKS, BRICK. PATIN, ASPAL T DRVENATS), ESFECIALLY NEAR THE HOVEE THESE AREAS i = | iy
AMOUNT OF MLEL CONTMUTY OF MEL AKD AVAILABLE O STURE. CONTROLLING THCSE FACTORS 18 THE KEY 70 CREATG A FIREHSE _ANDSCAPE CREATE PIRE BREAKS BETHEEN RESIO-S OF FLACTIABLE MATBRALS, LE0P 20 | PELL HATERED i el
- MAKE SURE STREET SIOKS AND HOLSE NAMDERS ARE VAAELE, REFLECTIVE ARG AEADABLE i THE DARK. ALL ADDRESS AND STREZT S0KD B-OLLD BE ACCORDIG. 70 PANT NEZD%, J5E MOST OF YO AVALADLE IRRIGATION rRATER h TS AREA FLANTS i ot N 1 )
MADE OF 1GON-COMBUBTIELE MATERIALS. FETH BUPFICIENT MOISTURE Wil BE 258 FLAMMABLE. HOWEVER, OVER-AATERING CAN CARE EXCESS u i 's
RO INTH SOME PLANTS. REMOVE FIREROOD AND OTHER COMBUTBLE HATERIALS FROM AROND.
< SMALL LTS INCRIASE YOUR DEFENDENCE ON YOUR NE.GHBORS FOR FIRE SAFETY IF TOUR FIRENSE PROFERTY 1§ o AT e DN FABNOOD SMOAD BE STORED Oh THE CUTSIDE EDSEOF TOUR HOVE SMTON I oo A8 2| 22202 W' paasms = 0 0
AAZARDGD UL GORGTTYOND, TOUR, EFPOATE MAT HET BB Dl 10 PAE AT FIRE DAGE 15 e S g SULOINGS. FIREAGOD SABLD BE STORED Oh THE CUTSIDE EDOE OF TCUR MOME GNITION ZONE ORL AS
COLABORATE WITH YOUR NEISHBORS 101 CREATE A FIRETSE COMANTY. S, T FORRILN. L
e s & i i - Z0E 2 THE MID IZHE. 1530 TO 100 PEET AmAY TROM THE HOUSE, ARD MAY BE LESS MANCURED THaN ¥
o Pharpnl ol e T R ey L L T\ FOCRLT G ) Cofac THE REAR ZONE. BUT USUALLY S MAINTANED AS A LOW DENSITT FLEL BREAK. IOWES | AND 3 TOGETER i ®
COMETITLTE THE ROME WONTION TONE, AMD THUB THE SPACE REGLALNGD THE MO+ NTENS. /2 PIREISE
LANDECAPING. MAINTAIN A F.EL BREAK, F LOw-SHCAE PLANTS B T 1NE CH PUEL BREAKS AT { V

e o S A B S TATE

FIRENISE PLANT SELECTION

= FIREVSE PLANTS AL HAVE GNE OR MORE OF THESE CHARACTER'STICS
TISEUES CONTAN MORE HOSTURE, ESPECIALLY DURING THE FIRE SEASON
TISEES CONTAN LOW AMOLNTS OF VOLATILE O AND OTHER READILY FLAMMAILE CHEMICALS
FLANTS PROVIDE LESS FUE. EITER BY PROCACING LESS LITTER R BY DTAYING DRALL
FLANTS ARE COMPACT OR LW TO THE BROSD 5O THEY CAN BE LSED Il THE LANCSCAPE n-..l.l..-..ia PATATS.

- IR CHOCHND A FARTCULAR FLAKT BRECIES OR GATVAR FOR A FEEWSE FLANTING, FAVOR TAOSE THAT BTAT LOW TO THE
GROUPD) ARE COMRACT BREER MG "EALTIY T L HANTEWARCE AMD HeoHAL MATER, POPEC ALY DURME e DY SEASOn

< ALL FIREWSE FLANTS SHOULD RECIIVE PERODIC MANTENARGE. INCLUDING RDMZVAL OF DEAD LEAT AND STEM MATORIAL MTHN

THE CROP ARD i THE SR PRI T 1EEP CAOAME CLEAN ARG MBH AR REMGVAL. OF INOTY DA, MLANTS 10 BREAS.
PUEL CONTMATY.

RECOMMENDED FIREMNISE PLANT LIST
ECEDNNALS IR0 4 QDY INES CEOIDLIIRS. GRAZILS R

- RATER YOUR LMOSCARE AS NECESSARY ™0 MAKTAK SREEK, SUCCULENT VESETATION DO NGT ALLOA PLANTS TO DR OUT, WS INCREASNS FRE RISk

Y. CUNP e IS SWTIO PO MOUT PLANTS huan PREGLENT. BiALLEN mTEng. e SULVERT YARROW SavTEUS [ —— AEaTeRASS A= = o=
= PEN POSSELL NETALL DRUF IRRUEATION B FLANTING ARTAS. 719 Wil COMSTNVT WATDR WL SI/ING PLANTS OFTIMAY MOWSTURE. TR A S st s pomasgoal sl TE S A
vamRow e ERery TTA ] CRCHARD SRASE B
L0 A0 RATER GAASS REGUARLY. ACORDING TO TS NEEDS, TALL DY SRASSES CAN SPREAD A FIRE TO YOUR HOME OR OTHER COMEABTIBLE
MATERIALS. SCME SRASSES, LiE BUFFALO BRASS, NIED PAIRLT LITTLE HATER TC STAT GREEN AND HEALTHY. WiLE OTHERS. LicE BLESRASS, hEED: CIL—g oA S iy CRCIPCRIA. RN
momE. ARTEMESIA MONTAN MAHCOAIE OOARBERRY COTONEASTIR  RYE SRASS AR NG AN
RAKE UF AND REMOVE DEAD POE MEEDLEDS. LEA" . TTER. AKD OTHER F_ANT DEBRIS DON™ FULE THESE MATERLALS N IOWES 3 OR 8 OFT RiD OF THEM - - 0 Basee BERSERA RO ROSE HARDY ICE PLANT HESTERN FHEATORASS EORLAR
e TR e Y T e S L S L S o cOoTasI BYessm Mo s Buseesss  MiLom
VARG TRY TG PLAGE T AT LEABT IGO FEET AAT FROM TOM NOUSE comborus EnaLis vy gz POTENT LA SATBERS DLEORALS
= PROBTRATE KCCHA sTonecRcn
Leasare noreTICKLE HEN MO Coickn
BLANETT . OrER LREEPS SAESCH SRASE PERIiLE
AT EmANS AT SANDCMERRT
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what is being asked for in this plat amendment. This project is on the southeast corner of the Strawberry Reservoir and near the
Aspen Grove Campground. Forest Service Road 90 will be discussed quite a bit during the presentation and is the road that gets
you out to Highway 40 and then it passes through this project and continues on farther as well.

The master plan involves four different phases. The first approvals occurred in 2012. It started with an amendment to the General
Plan and a creation of an entirely new zone called the Strawberry Recreation Zone and the master plan approval. The Strawberry
Recreation Zone gave a base entitlement to this overall project, which is a little over seven thousand acres, the base entitlement
was 43 ERU’s for the project but gave the ability of utilizing what at that time in the code was what they called a Planned
Performance Development which came with certain standards but if you met these there was inherent bonus densities that would
come with them. That established a new base density of 701 ERU’s. Then by going above the minimum standards they would be
given some options for bonus densities beyond that. The master plan was approved at 814 ERU’s in total and that was across that
whole 7000 acres that | showed you.

What we are actually talking about tonight is just this upper left-hand corner so the very front part of the Strawberry phase is
where we are discussing right now. It came through the master plan and here is the breakdown of those 814 ERU calculations that
were approved. There are rental cabins, hotel lodging, activity centers, and an RV park which makes it quite a substantial project.
The items that were included that gave the bonus density for things that they were required to do and would be over and above
what was standard to the code. That included the construction of a fire station and emergency services building and these are
things that were agreed upon in the Development Agreement as part of that approval. Improvements to Forest Road 90 all the way
to Highway 40. The construction of a road and bridge that would bypass the Soldier Creek Dam. Construction of a trail head and
parking area for access to the Narrows trail and Forest Service, extra useable open space which was a minimum requirement to be
80 percent open space as part of the zone that they got a bonus density for committing that they would do 96.7 percent open space.
The construction of 12.3 miles of trails for hiking, biking, ATV’s and horseback, opening private land for public recreational
purposes, commercial uses, resort support, retail and hotel which were a big mix of uses that would lead to transient room tax and
then another mix of uses that would contribute to sales tax.

That proceeded forward and they did receive preliminary plan approval and Phase 1A has actually proceeded through and got final
approval and has been a recorded plat and there are some triggers with that first plat of things that they had to do and one of the
most prominent was the initial contribution of an agricultural easement. This was roughly 3500 acres.

Another one of the heavily discussed items during the initial approvals was secondary access. This definitely is in a remote
location. In the Strawberry Recreation Zone there was an allowance given that one of the options for secondary accesses is that an
alternative transportation plan would be presented and that the Council could approve and that would grant a modification of some
of the standards. The main premise of that is that Forest Road 90 aside from the improvements that they already have to do to get
to Highway 40 which are more of the full County standard improvements and they also include improvements to Forest Road 90
around to Renegade Campground which would get you around the Strawberry Reservoir and through the south end and then along
the west to get back up to Highway 40 past the Renegade marina and provide a loop that way.

With regard to the recording of Phase A and the development agreement, that second access agreement was part of that as well.
Those improvements are required to be done in order to get occupancy permits for the first unit. Phase 1A was approved. Phase 1B
as you notice in the noticing language also got an approval but they did not record a plat instead the applicant is pursuing
modifying both of those approvals. In order to modify 1A you have to amend a plat now since that is recorded. For 1B since it
wasn’t recorded it is just simply requesting that you amend that approval. We are just focusing on this upper area tonight. The plan
shows the rental cabins themselves and the preliminary plan shows 700 to 1500 square foot cabin sites and were platting just the
footprint of the cabin and they came in with the architectural plans and were platting right at the footprint. Now they are requesting
to move to a 3600 square foot pad site. They have moved the welcome center and the store from this upper entry area down to
where the activity center is and combined it with the activity center a little farther south. The Trail head moves from the west side
of the road to the east side of the road, and with that they do need to provide a crossing across Strawberry Ranch Road or Forest
Road 90. Modifications have been made for open space and landscaping areas.

This is the Phase 1A plat that is recorded and you can see the commercial lots that are there. With |1 A they did actually include
some storage units which is part of a 1C Phase but bumped them up in the phase and included them in the |A plat and no longer
planning to do that but planning to move them back into the 1C Phase if you were to approve this.

With a plat amendment comes the requirement to make a finding for good cause. Also, when Phase | A was recorded it has been
sold off to ten different property owners so one of the things with the 1A Plat is every one of those property owners needs to sign
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the plat in order to consent to it. Phase 1B includes the welcome center and activity center and store that they combined and have
reduced the size quite a bit and they now will have expandable area where they could add onto a building but will be built smaller.

There are a couple of conflicts in their documents that we want to make sure is very clear what their intent is. If the Council
chooses to approve this because this does also include and involve an amendment to their development agreement so this does
have to go to Council. The cross sections in their plans their trail plan and their site plan all differ slightly from one another. There
are some cross sections that show four foot asphalt trails and some that show four foot concrete and have some include the park
strip and some that don’t include the park strip. The site plan talks about a four foot asphalt trail and the trail plan talks about a
four foot concrete sidewalk and those were things that raised some concern. We want plans that we know what we are actually
approving. But it plays a fairly heavy role into setback requirements as well. So because this is a Planned Performance
Development you don’t have setbacks from a right-of-way line; our setbacks are measured from the back of sidewalk. They have
indicated that they would correct all of their documents and their intent is to pursue a four foot concrete sidewalk. They made
adjustments to include the four foot sidewalk but review of the documents showed that there were areas where they did not comply
with the twenty foot setback and the smallest one that was found was around sixteen feet as opposed to the twenty foot setback.
They also need to get the adjustments to their pad sites so the setback is done.

This is a mountainous project and as part of the master plan we did send the item out for review from Utah Division of Wildlife
Resources and it included a wildlife mitigation plan that they need to abide by with a development agreement that needs to be
done. The County does have an outdoor lighting standard in the County and these proposed that would be used here would comply
with those new outdoor lighting standards. You have to have motion sensor lighting for the dark sky compliance and for wildlife
mitigation. Their landscape plan primarily the main adjustments that they make to the landscaping plan here from what was shown
at preliminary and in the previous finals is a reduction in the number of trees they use and moving to a request for hydro-seed
grass, sage brush mix. We are not discussing the site plan approval for their welcome center and their recreation area and don’t
have those plans ready and it hasn’t been reviewed by the DRC all the way so we have this general idea of what they are looking to
do with this but it is not in front of you for site plan approval and that would come at a later date. They also have wildland fire
requirements and basically submitted a general standard plan. They have a trail plan map that they have presented. A public trail
connection to the narrows trail is part of their requirements.

One of the amendments to the development agreement is because of their increase of units that they are requesting with this
proposal means that the affordable housing calculation that was recorded in the development agreement as for 1A phase is off
because the number of units changed and it has been adjusted for the new units. We would expect that the developer would just
pay the difference in that when they come to record this phase.

This has been forwarded onto you by the DRC. Most of the comments that you see there are related to those two key items that |
mentioned to you before the discrepancies in the plans such as concrete sidewalks or asphalt trail or setbacks and the rest of those
are updates to make some adjustments like to the landscape plan or addressing a geotechnical issue.

Austin Corry then went through the potential findings:

1. The density being proposed is consistent with what was approved in the original master plan and preliminary plan. It
should be noted that the approved density numbers have been reduced from the master plan approval at the applicant’s
decision in Phase | A to no longer pursue bonuses associated with providing LEED compliant design features.

2. There is a development agreement recorded that establishes the project vested approvals such as density, on and off-site
improvements, open space requirements, access, etc.

3. The Development Review Committee has reviewed the project and forwarded the item for decision with a list of
comments/concerns noted in the DRC report.

4. Per the DRC report, the requirements of the SRZ and Planned Performance sections of the code can be met with
conditions and addressed in the development agreement.

5. The preliminary plans included review from state agencies which are included in the development agreement.

6. The applicant has proposed an amendment to the affordable housing obligation originally calculated for phase 1A. The
proposal follows a similar procedure as the initial analysis, but increases from 0.65 AUE to 1 AUE after employee
calculations increase by adding the proposed phase 1B which includes the activity center.

7. The proposal decreases the amount of commercial ERU’s presented in the master plan.

8. The commercial ERUs shall be consistent with the master plan throughout the development and the commercial ERUs in
phase 1A and |B may be increased consistent with the master plan with proper site plan approvals.

--The applicant has indicated that the commercial ERU’s can be increased later without need for a plat amendment.
(Commissioner Mark Hendricks replied, why are we making a finding about what an applicant has indicated to us?
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Austin replied that the reason why is [ think it is important that we at least note. [f you chose to approve it the master
plan approval included a significant amount of commercial space. Phase 1A platted a portion of that and now they are
coming in and asking to amend the approval but they are going to decrease the amount of commercial. Because the
commercial was tied so tightly to the bonus density and part of the whole approval I think it is important to note that
they are indicating they intend to increase that and get it back up. Commissioner Mark Hendricks replied that what we
are missing is the word elsewhere. Austin Corry replied, not necessarily, so what they suggested in that welcome center
store and right now they are going down to twenty-eight hundred square feet foot print. Commissioner Mark Hendricks
replied if they are tied together it is either they will do it or it is we have eliminated that requirement saying oh yes we
can do that, somewhere we can do that. Austin Corry replied that | understand what you are saying. Commissioner
Mark Hendricks replied that if it is important enough that a bonus was granted as a result of the commercial then should
be held to live up to their settlement. Austin Corry replied that is a fair question and I think that is one you will need to
consider as you are considering their request to amend this.)

The application is for subdivision approval only and does not include a site plan review.

The submitted plans contain errors or omissions related to setbacks, sidewalks, and road cross-sections. The staff has

provided an analysis based on a commitment from the property owner that the setbacks will be corrected and that the

construction plans will include a four foot concrete sidewalk and five foot landscaped park strip in compliance with the

engineering standard cross-section approved with the preliminary plans.

No public or private roads are being vacated as part of this plat amendment. As represented by the applicant, the only

portion of the public road being altered is in the modified final approval request of phase 1B where a plat was not

recorded.
--That Strawberry Ranch Road that runs through is the only public road that runs through there. They are maintaining
that alignment through this. Through the 1A portion they have modified the alignment through 1B but it wasn’t platted.

Good cause for the amendment exists in that the proposal facilitates changes to rental cabins being proposed with an

updated product determined to be acceptable to the County. The densities proposed, although higher than the original

Phase 1A plat, are within the approved densities of the master plan approval for the Strawberry Phase.

All owners within the existing phase 1A plat have provided a consent document for the developer to proceed with the

request.

The proposal is consistent with Utah Code Section 17-27a-609.

The County determines that the proposed final plan includes only minor inconsequential changes from the approved

Preliminary Plans and can be approved with conditions.

Austin Corry then went through the potential conditions:

l.

2

Prior to final plat recording or any engineering construction permits, the amendment to the development agreement will
need to be signed and recorded.
Prior to plat recording or any engineering construction permits, DRC conditions related to building pad location and
conflicting documents related to the street cross sections and site plan must be resolved to ensure adequate setbacks and
building separations are met.
Prior to plat recording, cost estimates and a cash bond or letter of credit must be provided for all improvements necessary
for issuance of a building permit. This includes, but may not be limited to, culinary water, power, propane system, sewer
system, fire flow, and hard surface roads, etc.
The additional fee-in-lieu for affordable housing shall be paid prior to plat recording.
A notice of interest shall be recorded on each lot/unit stating that the main access can be closed at any time, for any length
of time, and if so, only the seasonal access will be provided. The Notice of Interest for each lot shall be required to be
recorded prior to issuance of a building permit and evidence of the recording submitted with each permit.
--Austin Corry replied that he didn’t go into a whole lot of detail on that one and I don’t know how much you want me
to go into but that is primarily related to that alternative access plan and the County accepting this substandard, if you
will, road that would get you to Renegade Campground, the limitations of access over the Soldier Creek Dam from the
main access so just making it very clear on the plat that this is a seasonal resort cabin community and not a permanent
residency that you would expect access like normal.
The improvements and directional signage for the emergency access out to the Renegade Marina will need to be done
prior to occupancy of the first unit. Necessary improvements are to Forest Service standards. Prior to the first occupancy
permit, an inspection by the SSD, Forest Service, and developer should be done and improvements made so that a two-
wheel drive vehicle can use the emergency access. Signage should be clear to direct people out following the shortest
route.
--Austin Corry replied that [ will note that is verbatim in the Development Agreement. That conditions is just carried
across verbatim from the Development Agreement.
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7. Consideration should be given for other emergency evacuation options i.e. helipads at key locations, snow coaches, fire
shelters, grooming of the Devils Notch Road and road to Highway 6 for second accesses as shown in the emergency
evacuation plan.

--As they move forward through this we would want them to consider that.

8. A final site plan application will be required for all commercial uses, including the reunion lodge, and for the open space
and amenities. Review of those applications will require the Planning Commission to find that the proposed commercial
uses are appropriate for the development and will fit in with the surroundings and open space as per 16.29.03(B) (2012).

9. Any agreements with the Bureau of Reclamation regarding the crossing of the dam are to be provided by the applicant to
the County to ensure conditions and expectations of the outside review agencies are clearly understood by all
stakeholders.

10.  Future phases will require the applicant to coordinate with the BOR and State RDCC.

1. Any conditions/concerns noted in the DRC report shall be resolved to the satisfaction of the DRC members prior to plat
recording.

12. All owners within the phase | A plat will be required to sign owner’s consent on the plat.

Commissioner Mark Hendricks indicated that in Condition No. 6 you have taken that from the prior agreement but can we change
should to shall? Austin Corry replied that I think I worded it just because that is how it is and shall is more bearing than should.
Commissioner Mark Hendricks replied that is kind of critical to the whole access thing and somebody is going to have to go and
make sure it is compliant. [ would recommend to change that to shall personally.

Commissioner Mark Hendricks had another question. What is the nature of the road improvements that are being discussed and is
it FR 90 Forest Road 90. Austin Corry replied yes. Is there a concern about driving over the dam? Austin Corry indicated that they
do cross the dam right now so they need an agreement from the BOR to be able to start recording or getting building permits where
you are increasing the number of people that are going to cross that dam. As part of the requirements and process they have to
build a bridge to bypass that dam so that you are not getting people crossing over but there is kind of an interim idea you need to
get the BOR to say it is okay now and now you also have to bypass it for the full build out. With regard to Forest Service Road 90
is the way the development agreement and the alternative transportation plan was agreed to is their trigger points as the pads come
through so it is basically every hundred ERU"s there is a new upgrade and a new standard that they have to bring things up to so it
is kind of a modular idea. It is not paved all the way right now.

Commissioner Wendell Rigby asked if there have been agreements between the developer and the fire department as to exactly
what it is that they are going to provide when it talks about a fire station. Austin Corry replied that it is probably more appropriate
to ask the developer that question. [ can say their plans do show the anticipated location. That is not within this phase but they are
showing where their discussions have led them to so far. How big the station is and how all of those type of details I don’t think
has been completed yet but the applicant can address. Commissioner Wendell Rigby asked, what is a snow coach? Austin Corry
replied like a snow cat but the developer can tell you more.

Commissioner Doug Grandquis asked about the density issue because some conditions have changed the commercial, the LEED,
has that been addressed here? Austin Corry replied the LEED’s thing has so | included that in the findings just so it is clear. At
preliminary, as they went through and evaluated the density bonus that was granted for the site, one of the things that can
contribute to that is providing a LEED energy compliant standard, requiring each building to go through and get their LEED
certification or whatever the standard might have been. In preliminary it was indicated that they would not be able to meet those
standards so they pulled that out of the density bonus. The commercial commitments that they made at preliminary were part of the
density bonus that they were granted. Commissioner Doug Grandquis asked, with regard to the commercial are they reducing the
density? Austin Corry replied that is something you would have to debate. This is a large Master Plan so there wasn’t anything in
the master plan or preliminary that suggested what phase they would provide all of that commercial in, but it was clear that they
would provide and gave a total square footage but not necessarily broken down by subphase. Commissioner Doug Grandquis
indicated that it says the power is going to be by propane and that doesn’t seem to be energy wise. Austin Corry replied, the
developer could probably give you better details. Commissioner Doug Grandquis asked about the water. Has there been any
resolution to that issue? Austin Corry replied that they are limited to the amount of irrigation that they can apply to the site. They
don’t have all of the water initially but they would have to have it to get to the final approvals and the applicant can give you better
details regarding where they are in the process of obtaining more water for the future. They do have the water rights sufficient for
what they are asking you about right now.

Applicant
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Burke Roney, the applicant and the majority owner of the project, addressed the Wasatch County Planning Commission and then
gave a history of the project. The project is approved and we have the development agreements in place with the County, the
special service district, and with the fire district. We fully intend on abiding by all the development agreements in place and have
always been committed and never fought on anything that the County has asked of us. The same thing here we are going to abide
with the inquiries that Austin has asked for. We wanted to relocate the storage units away from the entry gateway of our project.
We are planning on moving it a few hundred feet away in a different canyon that the public doesn’t get to see and the owners and
the resort guests won't see it hardly at all. We wanted to enlarge the size of the lot pads and would amend it to be 3600 square feet
which would make it better for vehicles to be put under cover. We are reducing the cabins to fifty-nine in the same acreage space.
The last thing we wanted to do is combine the welcome center and the convenience store with the adventure center, because we
found out we needed to do a retention pond below where the adventure center was and it makes sense to move everything up kind
of to the Village Center and put all the commercial elements in the same place and not bifurcate ourselves. That is it. That is all we
want to do with these changes. There are some complexities about it because it appears that we are reducing commercial and
comments that were made concerning that but we are not doing that but deferring it to the right place. The reason why we are
doing the commercial the way we are wording it is because we would like to phase it and build something simple and get us
initially started. We want to be able to add to it and we want to do something that is expandable, that is why we wanted to say that
don’t make us build a 10,000 square foot or 20,000 square foot building today, but let us build a 3500 square foot and give us the
ability to add other things.

Commissioner Mark Hendricks asked, that you will eventually do it? Burke Roney replied, absolutely. We want commercial but it
needs to be put in the right place. Todd Cates, representing the applicant, replied that we are already required to do all of these
things in the development agreement. Burke Roney replied, that was approved on the day we did this for 814 and that is how much
water we had. We were pre-approved for 1234 units if we acquire additional water. | know where to get the water and have
acquired all the water for the project. Nothing has changed since our original intent for this resort. We want a family friendly resort
and want to be very inclusive and everything down by the lake is pretty much intended to be very inclusive for the public. Also we
are not required to do a bypass road that was considered early on, and later on that was taken away as a condition. Maybe it is still
there as a possible bonus density and maybe that is why it is still listed there but it is not a requirement and we can confirm. We
have people to help us with that if we need some historical memory. Also with regard to Condition No. 6 and it was removed and
probably need to correct that. The approval tonight the County Council will help us with that issue and whatever that will be we
will abide by it. Also I don’t want the word shall on that. When we went through this process it was suggested and accepted on our
transportation plan that we would have alternative accesses and an alternative plan including snow coaches, etc. We are going
through the process and have met with the Forest Service and went on site and did all that and in the end they said this is great, but
you can’t tell us what to do and you can’t mandate that somebody to make sure that our roads are maintained and increased. We
were willing to comply but the Forest Service said that is not the County’s call and we are not sure we want it improved. That is
why we are considering not saying “shall” if | had my way | would say “may”. Commissioner Mark Hendricks replied that at the
end of the day it is your prior agreements is what is going to control.

Commissioner Wendell Rigby asked, what discussions have you had with the fire department? Burke Roney replied that we have a
full development agreement signed in place with the fire district. Ernie Giles indicated that we would like to have the fire station
down more towards the lake and would you consider this and we said that absolutely. We have a full development in place that
says with each subsequent phase that we do and we come in and review with the fire department the plan. As far as the road from
the County and it is in the development agreement and the transportation plan and we have a full phasing plan for that when it
occurs after one hundred ERU’s we fix the worst mile section of that road and widen it and even that has some latitude. It is by
agreement and it is in there and we will follow it and it is in seven or eight phases. It is very clearly identified where we are at.
Four or six hundred ERU’s we have improved the road all the way in as much as the County will want us to do that.

Commissioner Doug Grandquis asked, why did you go with the propane generators? Burke Roney replied that we are going to
comply for right now and that is not our long term plan and we will have a centralized propane system with a battery component.
We have longer term plans that are much greener and more enjoyable than that. We are very excited to go forward and build this.

Todd Cates, representing the applicant, presented a Power Point via Zoom from Spain and addressed the project. Todd indicated
that with regard to fire there is a specific emergency services plan and it has a phasing plan as well that provides for a temporary
structure and then into a permanent structure. Austin Corry has done a great job covering most of our stuff. We plan on complying
with everything that Burke Roney has indicated because he has done a good job explaining why we are asking for this amendment.
There is no issue on open space especially at this early stage. We are in good shape when it comes to Good Cause being granted.
We are just moving commercial from one plat to another. We are moving the storage facilities as Burke has indicated. We will
have a cluster of homes so there will be a better open space and better usage for the open space. With a more centralized
commercial center, it is going to improve the access and the movement between the homes. It makes more sense to phase those in.
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With our engineer, we have gone through and all of those setbacks have now been fixed. We have twenty foot setbacks between
the buildings. With all the issues in the staff report regarding the plat amendment we are totally in agreement with those and have
no issues and a lot of them are covered in the Development Agreement and they don’t have to be discussed. Another change that |
would ask for is in Condition No. 5 and the development agreement should be matched for that conditions and the development
agreement specifically says that the main access can be closed at any time and for any length of time and the secondary seasonal
access can be used. That would be my request at this time.

Jon Woodard indicated that he wanted to explain my understanding and correct me Austin or Todd and the main reason that the
main access can be closed at any time and it is not at the developer’s discretion it is because you are going across the dam that is
controlled by the BOR and we are just acknowledging that reality that dam may close at any time. Todd Cates replied that we have
had discussions just recently again with the BOR and wanted to make sure that was still on the plat. It can be closed at any time
and if it is being closed is generally done with plenty of advanced notice for everybody and generally not very long but just a few
hours at a time but they have the right to close it whenever they want for repairs or things like that.

Austin Corry asked one question to Todd, just for clarity on your questions about number five is it because this one says “will be
provided” and as far as | can tell the difference is between “will be provided” or “can be used"? Todd replied, let me look that up.
Commissioner Mark Hendricks replied that all of this can be resolved by indicating compliance with the Development Agreement.
Todd replied, yes that is right, Austin, the difference was it said only the seasonable access “will be provided”. Burke Roney
replied that [ agree with Commissioner Mark Hendricks, if we are complying with the development agreement it is all stated in
there. The difference being is that the development agreement actually requires to provide year round access. The deed says this is
seasonal and no County services are provided and a secondary home and we get that and it is on the deed but we are actually
required to provide year round access once we start plowing. It is all within the development agreement. Austin Corry replied, it is
adding the word secondary primarily rather than just calling it seasonal access because they have year round access through the
main road.

Public Comment

Chair Chuck Zuercher then opened the public hearing up for public comment and there was none so the public comment period
was closed.

Chair Chuck Zuercher then asked if there is any more comment regarding the matter. Austin Corry replied that you will notice that
it was noticed this way and I don’t have any language or proposal from the developer in the application but this does include a
request to amend the development agreement. What I heard Mr. Roney mention was that possibly some discrepancies that are
written in the Development Agreement from potentially what was approved. | don’t have the historical knowledge of that and all |
have is the development agreement that reads differently, but I do think that the County Council in considering amendments to the
development agreement and if the history is different could hopefully provide some clarity on that and get in a recorded document
and that is if that is the case. The reason [ am bringing it up is that you as a Planning Commission are aware that this does include
a request to amend the development agreement.

Commissioner Mark Hendricks replied that this Commission is primarily not a party and we don’t have authority and we can’t
comment on that. If we need to bifurcate the application and kind of carve that out. The Council can do whatever they want. It is
their agreement and they are the party right? Whoever it is, it is not us and my view on that is we should remain neutral on any
necessary amendments to the Development Agreement. Austin Corry replied that I did not intend to convey that you should opine
on that in any way. Commissioner Mark Hendricks replied that it is important that we understand that it is in their application.
Austin Corry replied that there was some discussion about potentially changing conditions and that is more why I brought that
issue up rather than wanting to delve into a large development agreement discussion. Commissioner Mark Hendricks replied that
the only condition, and could you go to Condition No. 8 and | understand what the intent here is but it is weird. | would be more
inclined to say something, and | am not drafting right now, but something on those lines of the applicant acknowledges that the
ERU allocation is a function of their commitment to commercial. Jon Woodard, you will need to help us word smith this. | am not
comfortable the way that this is worded but I just think it should be either we say nothing because saying that the commercial
ERU’s can be increased is not the same but I just find this awkward. The intent is that we want the commercial ERU’s but because
their number of ERU’s is a function of their commitment to a certain amount of commercial and we are removing a commitment to
a certain amount of commercial in this amendment and we should just acknowledge that the overall commitment to commercial

remains but possibly in a different location.

Commissioner Doug Grandquis asked, is there a formula for the ERU’s based on commercial footage, evaluation or whatever
uses? Austin Corry replied that honestly not to that level of detail so it is because of the amount of commercial that they presented
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during the Master Plan process when they went through the Planned Performance Development there was a percentage of bonus
density granted overall.

Commissioner Mark Hendricks replied that when you say an amount what is the matrix and what is the quantifier for amount, is it
square footage or is it uses? [t may not be that specific. Austin Corry replied that is not that specific. I think what I am hearing you
say is if they came in and said | am going 15,000 square feet of commercial and well that is a seven percent bonus and that is not
how the code is written. The Council can grant zero to thirty percent of a bonus and you tell me what you are going to do and then
the Council is going to tell you what they will give you. Commissioner Mark Hendricks replied that I think we need to strike this
thing completely. They are going to have to review it and we are going to have to see it anyway. This just says and | can read this
and say the applicant has indicated and first of all we don’t care what the applicant indicates and they can say that | am indicating
the sky is falling and I don’t want to find that they have said something and that the commercial ERU’s can be increased later and
it is like I want ten million commercial ERU’s I have just increased it. | am not comfortable with this as a phrase.

Todd Cates replied that quite frankly both number seven and number eight are incorrect in my mind because number seven we
aren’t really decreasing the amount of commercial ERU’s in the master plan and moving it around in different phases and we still
plan on these exact amount of commercial ERU’s from the Master Plan. Commissioner Mark Hendricks indicated that if we don’t
have a size formula it just lands right back in the County Council’s discretion to say that yes you have done enough commercial to
keep that ERU bonus or wait a minute no that you haven’t. We want to reduce your ERU’s and if we don’t have a good standard.

Commissioner Doug Grandquis replied, why can’t we put that in there? Why can’t we put that in there and why can’t you say
something that is the discretion of County Council to decide the number of ERU’s based on commercial. Austin Corry replied that
decision has been made. We do have a total square footage that they are supposed to hit.

Commissioner Mark Hendricks replied that it doesn’t require them to do it here right? Austin Corry replied, not necessarily.
Commissioner Mark Hendricks replied, so maybe it doesn’t matter. Austin Corry replied that what we do have is the totals that
they came during Master Plan. The Finding No. 7 or 8 whatever one that mentioned they are reducing the ERU’s well that is based
on this that says that the activity center is 20,000 square feet and they are proposing that is 5800 square feet and that is a decrease
from what they proposed in master plan. The next finding the one that you are struggling with and I’'m not saying that it was
worded correctly but the intent was to acknowledge that they are building something smaller but they are indicating that they will
expand the size of that later on to comply with the Master Plan. Commissioner Mark Hendricks replied that I am fine. This isn’t an
obstacle in my mind in advancing this to the Council and I just don’t like finding that but to have a finding that says that the
developer recognizes that the current allocation of ERU’s is based on prior representations of commercial development or ERU’s
and acknowledges its commitment to do something equivalent throughout the course of the project. You get this for this. It is very
hard to nail it down in my opinion.

Burke Roney replied that I think Austin is trying to help us and he is trying to make it so that we don’t have to do another
amendment in the future. He knows what our intents are. I think it is a working thing. All we are looking at and maybe can take
out the word that the applicant has indicated and maybe it is just commercial ERU’s may be increased later with the approval of
the Planning Commission. Commissioner Mark Hendricks replied, that is not what [ am trying to achieve. Burke Roney replied
then strike them both. Commissioner Mark Hendricks replied that what I am trying to achieve is that if you have got a bonus for a
certain amount of commercial activity you should commit to that. [ fully understand that you want to commit to it and it is in your
interest. [ understand the spirit is there. Chair Chuck Zuercher replied, isn’t that in the Development Agreement?

Jon Woodard replied that let me throw out an idea: The commercial ERUs shall be consistent with the master plan throughout the
development and the commercial ERUs in Phase 1A and 1B may be increased consistent with the master plan with proper site plan
approvals”.

Commissioner Mark Hendricks replied, that does it, yes. Austin Corry replied, are we talking about amending Finding No. 8? Jon
Woodard replied that Finding No. 7 is okay. Commissioner Mark Hendricks replied that | would leave Finding No. 7 and 8 and
replace it with a new number seven. Austin Corry replied that No. 7 is still technically correct. Commissioner Mark Hendricks
replied that is correct and then leave No. 7.

Motion

Commissioner Mark Hendricks made a motion to approve the amendment and final plat for Strawberry Ranch
Phase 1A and 1B and forward it to the County Council with all the conditions and the findings in the staff report
as modified.
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Commissioner Kimberly Cook seconded the motion.

The motion carries with the following vote:
AYE: Chair Chuck Zuercher, Mark Hendricks, Doug Grandquis, Doug Hronek, Kimberly Cook, Wendell

Rigby, Scott Brubaker
NAY: None.
ADJOURNMENT

Chair Chuck Zuercher made a motion to adjourn.

Commissioner Kimberly Cook seconded the motion.

The motion carries with the following vote:

AYE: Chair Chuck Zuercher, Mark Hendricks, Wendell Rigby, Doug Hronek, Doug Grandquis, Kimberly

Cook, Scott Brubaker
NAY: None.

Meeting adjourned at 10:00 p.m.

Choard Gul

CHUCK ZUERCHER/CHAIRMAN
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EXHIBIT Ad1-D - Phase 1a and 1b Affordable Housing Obligation
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FIRST AMENDMENT TO THE
STRAWBERRY RANCH DEVELOPMENT AGREEMENT

Affordable Housing for Phases 1A and 1B

A. Wasatch County Affordable Housing Requirements for Strawberry Ranch

Strawberry Ranch shall comply with Section 16.30 — Moderate Income Housing of the Wasatch
County Code. Strawberry Ranch is considered a resort development under Section 16.30.14.
Resort developments "..shall provide the proposed resort's seasonal workforce housing plan that
provides moderate income housing in a socially, economically and environmentally responsible
manner" per Section 16.30.03. Ten percent (10%) of the employee housing demand generated
by the resort development should be developed by the resort per Section 16.30.08.A.

B. Affordable Housing Requirement for Phase 1A and 1B per Section 16.30.08

Building Area FTE | AUE Obligation

Welcome Center/Real Estate 2,500 sf 59 (2,500 x 5.9)/1000 = 14.75

Management employees

Convenience Store 2,500 sf 3.3 (2,500 x 3.3)/1000 = 8.25 employees

Club House/Activity Center 5,000 sf 5.3 (5,000 x 5.9)/1000 = 29.5 employees
Total Employees = 52.5

10% of the calculated affordable unit equivalent (AUE) should be provided by the development. The
AUE for Phase 1A and 1B is 5.25.

C. Affordable Housing Requirement for Phase 1A and 1B per Anticipated Employees

The full time equivalent (FTE) per leasable building area outlined in Section 16.30.08 of the county
code appears to be very high for the Strawberry Ranch development. The following is offered as an
alternative affordable housing requirement for Phase 1A and 1B.

Use 40 Hour per Week Employees
Real estate and property management office 4
Convenience store 2
Club House/Activity Center 4

10.00 = total employees

Affordable housing should be provided for 10% of the anticipated employees. The affordable
housing requirement for Phase 1A and 1B is 1.0 AUEs. Since this is only 1 unit a fee in lieu is
proposed for Phase 1A and 1B.
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EXHIBIT G — Trail Plan

3 August 2023

PLANNING COMMISSION STAFF REPORT - ITEM 4

Page | 34 of 40



Ent 538765 Bk 1458 pg 1595

EXHIBIT H — Proposed Affordable Housing Obligation Amendment

Affordable Housing for Phases 1A and 1B

A. Wasatch County Affordable Housing Requirements for Strawberry Ranch

Strawberry Ranch shall comply with Section 16.30 — Moderate Income Housing of the Wasatch
County Code. Strawberry Ranch is considered a resort development under Section 16.30.14.
Resort developments "..shall provide the proposed resort’s seasonal workforce housing plan that
provides moderate income housing in a socially, economically and environmentally responsible
manner” per Section 16.30.03. Ten percent (10%) of the employee housing demand generated
by the resort development should be developed by the resort per Section 16.30.08.A.

B. Affordable Housing Requirement for Phase 1A and 1B per Section 16.30.08

Building Area FTE | AUE Obligation

Welcome Center/Real Estate 2,500 sf 5.9 (2,500 x 5.9)/1000 = 14.75

Management employees

Convenience Store 2,500 sf 33 (2,500 x 3.3)/1000 = 8.25 employees

Club House/Activity Center 5,000 sf 5.3 (5,000 x 5.9)/1000 = 29.5 employees
Total Employees =52.5

10% of the calculated affordable unit equivalent (AUE) should be provided by the development. The
AUE for Phase 1A and 1B is 5.25.

C. Affordable Housing Requirement for Phase 1A and 1B per Anticipated Employees

The full time equivalent (FTE) per leasable building area outlined in Section 16.30.08 of the county
code appears to be very high for the Strawberry Ranch development. The following is offered as an
alternative affordable housing requirement for Phase 1A and 1B.

Use 40 Hour per Week Employees
Real estate and property management office <
Convenience store 2
Club House/Activity Center 4

10.00 = total employees

Affordable housing should be provided for 10% of the anticipated employees. The affordable
housing requirement for Phase 1A and 1B is 1.0 AUEs. Since this is only 1 unit a fee in lieu is
proposed for Phase 1A and 1B.
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EXHIBIT | — Master Plan ERU breakdown

December 1, 2012

Strawberry Highlands - Revised ERU Calculations

Equivalent Residential Units (ERU) calculations are based on Section 16.37.11 - ERU of the
Wasatch County Code. A summary of items from this section that apply t6 the Strawberry

Highlands project include:

Hotel or motel room not to exceed 500 sq. feet
Hotel, motel or resort suite not to exceed 700 sq. feet
Hotel, motel or resort suite not to exceed 1,000 sq. feet
Hotel, motel or resort suite not to exceed 1,500 sq. feet
Residential unit not to exceed 5,000 sq. feet
ERU increase for every 500 sq. feat a residential unit exceeds 5,000 sq. feet
Commerical eru is 0.86 / 2,000 sq. feet of floor space = 0.00043 ERU per sq. foot  0.00043
RV pads have been assumed the same as a not to exceed a 500 sq. feet motel room
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0.25
033
0.50
0.75
1.00
0.10

Table 1 - ERU Calculation
Cabins | Rentals Amenity
or Lodge RV Floor ERU
Lots | Suites | Pads | Area | Rate | ERU |
Shrawbesry %:se
Reunion Lodge #1 10 % 3.30
[Reunion Lodge #2 10 330
Rental Cabins (< 700 3] Ed 053] 089
[Rental Cabins (< 1,000 s) 3 0.50[ 1650
<1 32 2475
Lots with homes < 5,000 sf 54 %b‘% 54.00
36 1. 36.00
Club Strawberry Units 40 1.00]  40.00
RV Park X 025 825
20,000] 000043 860
Center 20,000] 0.00043 8.60
Gatehouse 25,000 %l __10.75]
224 84
Willow Creek Fhase
10 0.50 5.00
1 1.00 00
(<1,500 12 0.75 9.00
< 5 1.00] " 56.00!
Lots with homes > 5,000 f 1.20] 36,00
110 1.00] _110.00
Center 50,000] 0.00043| 21.50
240.50
Losi Pear Phase
[ Altitude 25 0.33 8.25
Lots with homes < 5,000 sf 18 1.00] 1800/
with homes > 5, sf 18 1.20 21.
Cabins 51 1.00_ 51.00
RV Park 115 025] 2875
Trail Head Activiy Center 20,000] 000043]  860|
[High Alttude Sporls Cente 110,000] 0.00043] 47.30|
183.50
Pear Canyon Fhase
[ 033 330
and 25 0.3: 25|
< 25 0.75 8.75)
Lots with homes < 5,000 sf 3 1.00 1.00]
> 5,000 sf 3 120 37.20)
100.000] 0. 43
Adventure 55,000 0.00043 ﬁ%
1685.15
Master Plan Totals 347 227 148 400,000 814.09
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EXHIBIT J — DRC Report

Wasatch Cou nty PROJECT ID: DEV-6741
PROJECT NAME: STRAWBERRY RANCH RESORT PH 1A AND 18

DESIGN REViEW VESTING DATE: 6/23/2022
COMMITTEE (DRC) REVIEW CYCLE #: 5
COMMENTS

ReVIEW CYCLE STATUS: READY FOR DECISION

Project comments have been collected from reviewers for the above noted review cycle and compiled for your
reference below. Please review the comments and provide revised plans/documents if necessary. Resubmittals
must include a plan review response letter outlining where requested changes and corrections can be found. Failure
to provide such a letter will result in the project being returned to you.

When uploading revisions please name your documents exactly the same as it was previously uploaded.
Revision numbers and dates are automatically tracked. There is no need to re-upload documents that
aren’t being changed. DO NOT DELETE documents and then upload new ones.

Once you have addressed all of your items and successfully uploaded your revisions, be sure to re-submit your
project for review. Resubmittal must be made through the portal in order to receive official review. Projects requiring
Planning Commission approvals or recommendations will not be placed on a planning commission agenda until all
DRC reviewers have recommended the item to move forward.

Manager’s office Ready for Decision
Public Works Department Ready for Decision
County Surveyor Ready for Decision
Sheriff's Office Ready for Decision
Weed Department Ready for Decision
GIS Department Ready for Decision
Environmental Quality Ready for Decision
Building Department Ready for Decision
MAG Regional Trail Planner Ready for Decision
Planning Department Ready for Decision
Health Department Ready for Decision
DRC - Strawberry 55D Ready for Decision
| Engineering Department Ready for Decision
Recorder’s Office Ready for Decision
DRC - S5A 1 Water Ready for Decision
Assessor's Office No Action Taken
Housing Authority No Action Taken
Fire SSD No Action Taken

Approved = Reviewing entity has approved the project under consideration of their applicable codes. Any open comments are considered

conditions of the entities recommendation.

Ready for Decision = Reviewing entity recommends the project move forward to a Planning Commission meeting (if applicable). Any open
comments are considered conditions of the entities recommendation.
Changes Required = Reviewing entity has identified an issue(s) that needs to be resolved before recommending the project move forward.

No Action = Reviewing entity has not taken any action for the review cycle.

Project ID: DEV-6741 — Wasatch County Project DRC Comments - August 2, 2023 Page 10of 5
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OVERALL PROJECT COMMENTS

DRC Project Comments

Comment ID Entity ~ Comment
DRC-JSSD1 ' DRC - Jordanelle Plan review coordination to take place and be completed with the

_ 55D | District engineer. , , . .
DRC-ISSD3 | DRC - Jordanelle - Approval of this phase of development is contingent on the |

acres indicated in the will serve letter (which matches the
information provided by the landscape architect for the project).
' This phase of development includes a large area which we
' understand is intended to be temporarily irrigated to revegetate |
disturbed areas and thus re-establish native plantings. If these
- areas are permanently irrigated, the now current owner(s) of
' these phases will be required to dedicate additional water rights
| to satisfy this use.
| Temporary irrigation requirements in SRSSD are that: (i) systems
| for such areas be above ground systems; (ii) such systems can i
| only be served by meters/laterals which include permanently .
| irrigated areas; and (iii) such systems will only be in use for one to |
' two seasons. The latest submitted irrigation plans cast some
| ambiguity as to whether these requirements are still intended to
' be met. This must be clarified by the developer in an updated
irrigation plan, or alternatively, additional water rights for these
| areas are dedicated to this phase.

DRC-PLN44 PLN - Planners Be aware that the increase in building pad space results in a
decrease in the overall open space conservation easement being
provided. As things progress through future phases you will want
to ensure you can still comply with the open space requirement. ‘

DRC-PLN63  PLN - Planners imm;mmmummmmmmmsfmm 3

| and received confirmation from them that they are aware of the
. conflicts in the document and gave verbal indication of their

| intended direction to proceed. This will be represented in the

- staff report since conditions will be necessary to resolve them.

SsD " developer complying with the maximum permanently irrigated |

PROJECT DOCUMENT SHEET COMMENTS BY REVIEWING ENTITY

DRC - Engineering Dept
- Comment ID ~ Sheet Name Comment |

DRC-ENG3 10 - Street Plan ’ Relative to sheet D-1, need a geotechnical engineered design for
Retaining walls greater than 4'. That includes combinations of
more than one 4’ wall. The walls they are showing are very
constructible. | am fine with the layout and | am good reviewing
the wall designs after the construction permit has been permit

. _has been issued. , , ,
 DRC-ENG13 | 10-StreetPlan | Need more than a chain link fence on top of the retaining wall on |

Project ID: DEV-6741 — Wasatch County Project DRC Comments - August 2, 2023 Page 2 of 5
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the down hill side of the dumpster area to protect vehicles from
going over wall. Guardrail will have to be incorporated and
. . | accounted for in retaining wall plan. :

DRC-ENG20 15 - Cost Estimate Wasatch County has adopted a standardized engineer's estimate
spreadsheet. This will have to be provided during the
construction permitting process.
It is hard to foresee all areas where guardrail may be required.
Guardrail will be required on the project site per the county
code. The code requires guardrail on any slopes 3:1 or steeper
for a vertical height of more than 8’. Exact location of guardrail

: ~ will be determined upon site inspection with the engineer of
10 - Street Plan Section 2.2 is not what was discussed. There should be a park
| | strip on both sides of the road.
DRC-ENG28 10 - Street Plan On sheet C-3.8 the plan view for Kokanee Court still shows the
|  sidewalk next to the curb
DRC-ENG29 10 - Street Plan There is some contradictions in the site plan, plan and profiles,
and street plans where it states paved trails could be used. The
sidewalk adjacent to roads has to be 4' concrete sidewalk due to
setback requirements. No 4' wide paved trails will be accepted.

DRC-ENG26 10 -Street Plan
i

'DRC-ENG27

DRC - Planning Dept

DRC-PLN46 17 - DevAgreement Should use the version accepted by the County attorney.

The proposed modification on D.a. and D.b. doesn't match the
proposed plans. The welcome/activity and convenience store is
shown in phase 1b and phase 1c should be showing moving
reunion lodge #2 from there to 1b.

DRC-PLN47 01 - Cover | Your site calculations are incorrect. This states 13.58 acres of
common area in phase 1B, however, | calculate 9.7. It appears
‘ | you have included your commercial parcel in the numbers. |
DRC-PLN48 Other - Strawberry Applicant has indicated that this is now only a subdivision
Ranch Parking application with deferred site plan review. As such, parking will
Tabulations be analyzed when the full site plan documents are provided.

By way of information, a quick review of 16.33 and your
document suggests a commercial requirement of 40 stalls, not
the 21 that shows here. For the site plan application, please
provide a better parking analysis that references the 16.33
standards you apply in your assumptions.
DRC-PLN49 02a - Plat Plat note 10 should be amended to grant a specific easement.
The following is the recommended language:

Trails as shown are dedicated for public use. In the event that
the developer builds trails in a slightly different location(s), the
Developer can prepare a deed with an as-built legal description
of the trails, and with written signoff from the county planning
director and the county attorney, may record the deed
conveying the as-built trails to the county, which deed shall

Project ID: DEV-6741 — Wasatch County Project DRC Comments - August 2, 2023 Page 3 of 5
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automatically supersede the trails as shown on this plat without |
5 VA | the need for a plat amendment. = f
02a - Plat The public trail easement for the 4 foot backcountry trails needs
to be 10 feet. See16.38.03. - ‘
DRC-PLN51 02a - Plat | Common areas that need to contribute to the 96.7% open space
commitment for the bonus density will need to have an open |
space easement in favor of Wasatch County. This is typically
done by a simple plat note as discussed with Todd Cates on
7/27/2023. While the calculations were run and the project can
currently comply without the open space easement on this
phase (14.167 acres 1a, 22.648 acres 1b, 3489.23 acre
conservation easement = 98.96% for the total 3,526.05 ac
currently in consideration/encumbered), the master plan
documents show this area as part of the open space. Currently
there is 3489.23 acres under conservation easement that is
credited toward the total 6,778.67 required to meet the 96.7%.
If you would like this area to be taken from the open space |
contribution, please provide documentation of how the 6,778.67 :
e | will be achieved elsewhere. = |
DRC Response Response to PLN42 indicates that landscaping has been added to
the base of the wall for screening. While the wall detail is
| updated, the landscape plan does not reflect the same.
DRC-PLNS7 Other - Site Plan ' There are a few of the units that aren't measuring at 20 feet
e 3 setback from back of walk. |
' DRC-PLNS8 10 - Street Plan Cross section 2.2 is missing the parkstrip on one side. It needs to
match your siteplan. )
Some cross-sections call-out 4 foot asphalt. Per engineering, it
either needs to be 4 foot concrete or 6 foot asphalt. At this
stage, | can only approve at 4 foot concrete because if you opt to |
AL R s move to asphalt, it will affect your setbacks. ,
| DRC-PLNG&0O Other - Site Plan The 4 foot asphalt trail will have to be concrete, or you will have
' to adjust your units again to fit 6 foot asphalt trails.
DRC-PLN61 Other - Trail Exhibit This shows a legend of 4 foot concrete, but labels that say 4 foot
DRC-PLN62 DRC Response Responses indicate you have updated all plans to be 4 foot
concrete, but review of the plans shows conflicting information.
This will be moved forward based on your statement you are
doing 4 foot concrete. Your plans need to be updated to reflect
such.

| DRC-PLNSO

DRC-PLN52

DRC-PLNS9 10 - Street Plan

DRC - Surveyor Office

 CommentID G . .. .. DAkl g i R
DRC-SUR1 02a - Plat This is a preliminary plat. We will approve this plat so the project |
can proceed to the planning commission phase.
We reserve the right to review the final signed plat.
Project ID: DEV-6741 — Wasatch County Project DRC Comments - August 2, 2023 Page 4 of 5
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Doug Smith indicated that we don’t need to add anything on Condition No. 5 but [ think on Condition No. 4 that Commissioner
Mark Hendricks was saying that maybe we just state that is a compliant secondary access and not contingent on having a specific
developer do it. Commissioner Mark Hendricks replied that [ think that is what you have done with what is up on the screen by
striking out that language as amended and Condition No. 4 is a good condition. Frankly you probably could strike all of Condition
No. 4. Jon Woodard replied that the concern | have right now we are approving a plan that shows Benloch Ranch Road as the
secondary access and I don’t care who builds it but as soon as you are not using Benloch Ranch Road you are deviating from a
preliminary plan and it could well be that works one hundred percent but that is not the plan that we have before us. Commissioner
Mark Hendricks replied that [ agree with that so I retract my comment.

Chair Chuck Zuercher asked, do we have to have anything in there that says an access road is acceptable to the County engineering
standards? Doug Smith replied no, because I think that is going to be a given. Russell Skuse replied that Benloch Ranch Road can
be considered both and it can be a main access and also considered a secondary access in multiple situations. Jon Woodard replied
that [ don’t see an issue with the Commission adding that if you want to but [ think we have explained it that is how we would read
Condition No. 5 that we look to engineering to determine what is complete.

Commissioner Wendell Rigby asked, during your presentation did you indicate that the staff was recommending approval? Doug
Smith replied that yes we were recommending that.

Motion

Commissioner Mark Hendricks made a motion that we approve Item No. 3, the application by Cache Private
Capital Diversified Fund LLC for final subdivision approval of Benloch Ranch Phase 4A, in light of the findings
and subject to the conditions outlined in the staff report. The conditions have been modified by the staff with
strike-out to certain language in Condition No. 4.

Commissioner Kimberly Cook seconded the motion.

The motion carries with the following vote:

AYE: Chair Chuck Zuercher, Mark Hendricks, Kimberly Cook, Doug Hronek , Doug Grandquis, Wendell
Rigby, Scott Brubaker.

NAY: None.

ITEM4 BRIAN BALLS, REPRESENTING BURKE RONEY, REQUESTS A PLAT AMENDMENT TO
STRAWBERRY RANCH PHASE 1A AND AN AMENDED FINAL SUBDIVISION APPROVAL FOR
STRAWBERRY RANCH PHASE 1B IN ORDER TO AMEND PREVIOUS APPROVALS FOR PHASES
1A AND 1B OF THE MASTER PLANNED DEVELOPMENT TO VACATE PLATTED
COMMERCIAL LOTS FROM PHASE 1A; INCREASE THE SIZE OF PUD CABIN LOTS FROM AN
AVERAGE OF 900 SQUARE FEET TO NOW BE 3,600 SQUARE FEET; INCREASE THE NUMBER
OF CABIN ERUS FROM 40.99 TO 59 CABIN ERUS AND TO DECREASE COMMERCIAL ERUS
FROM 4.69 TO 2.4; AND MOVE THE LOCATION OF A CLUBHOUSE AND WELCOME CENTER
FROM 1A TO 1B. THE PROPOSAL ALSO INCLUDES A REQUESTED AMENDMENT TO THE
DEVELOPMENT AGREEMENT WHICH WOULD HAVE THE EFFECT OF ACCEPTING THE
PROPOSED MODIFICATIONS AS COMPLIANT WITH THE PRELIMINARY APPROVAL. IF
APPROVED, THE OVERALL SITE ACREAGE WOULD ALSO INCREASE FROM
APPROXIMATELY 18 ACRES TO INSTEAD INCLUDE 36.815 ACRES LOCATED AT 9514 S
STRAWBERRY RANCH ROAD IN THE PRESERVATION (P160) ZONE. *IF FORWARDED, THE
RECOMMENDATION BY THE PLANNING COMMISSION ON THIS ITEM WILL BE CONSIDERED
BY THE COUNTY COUNCIL AS THE LAND USE AUTHORITY, AT A PUBLIC HEARING ON AUGUST
16, 2023. (DEV-6741; AUSTIN CORRY)

Staff

Austin Corry, Assistant Wasatch County Planner, presented a Power Point presentation and then addressed the Wasatch County
Planning Commission and indicated that it has been quite a fair amount of time since the overall project of Strawberry Ranch has
come through the Planning Commission. Austin then gave some background so that the Planning Commission members can see

Page 7 of 15
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submittal include general guidelines to comply, but does not include finals plans for the units. As noted earlier,
the open space common areas currently on the plans are lacking compared to the preliminary submittal, but will
be reviewed in further detail at the site plan application.

= TRAILS -

As per 16.29.11 there shall be appropriate pedestrian access throughout the development either on sidewalks
or trails. The application includes a trails system of mixed public and private trails. The public trails are areas
where specficially required by the development agreement as part of the bonus density and cooperation with

the forest service.

16.38 of the County Code regulates the design, ownership, and easement requirements of trails. The public trails
on the plat include easements, but the easement widths are too narrow. All easements on the plat need to be
brought up to the width standards required by 16.38.

Suggested improvements to the trail plan would be to consider the connections within the development such as
amenities, commercial facilities, and other open spaces. The central trails near the activity center seem to have
ignored making important connections such as from parking areas to the pickleball courts. This can be refined in

the more detailed site plan review.

— POWER -

The application includes a will-serve letter from Moon Lake electric, but the developer has decided to provide
power instead with propane generators. This infrastructure will need to be completed, functional, and accepted
by the County prior to issuing any building permits.

— WATER -

Water is very limited for the development, especially for irrigated landscape. The SRSSD has indicated a specific
caution to ensure that the water requirements for the project are adhered to. Conditions of approval should
include adopting the SRSSD comment which is included on the DRC report.

SSD

Approval of this phase of development is contingent on the
developer complying with the maximum permanently irrigated
acres indicated in the will serve letter (which matches the
information provided by the landscape architect for the project).
This phase of development includes a large area which we
understand is intended to be temporarily irrigated to revegetate
disturbed areas and thus re-establish native plantings. If these
areas are permanently irrigated, the now current owner(s) of
these phases will be required to dedicate additional water rights
to satisfy this use.

Temporary irrigation requirements in SRSSD are that: (i) systems
for such areas be above ground systems; (ii) such systems can
only be served by meters/laterals which include permanently
irrigated areas; and (iii) such systems will only be in use for one to
two seasons. The latest submitted irrigation plans cast some
ambiguity as to whether these requirements are still intended to
be met. This must be clarified by the developer in an updated
irrigation plan, or alternatively, additional water rights for these
areas are dedicated to this phase.
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The SRZ, at a minimum, requires 80% of the project area to be open space. However, the project was given
bonus density based on a higher open space commitment of 96.7% (6,778.67). From review of the documents, it
appears this was proposed to be achieved by dedication of open space easements over all but a two foot buffer
surrounding each cabin and the entirety of the resort owned lots. Open space required for a project is required
to have an open space preservation easement recorded. This is noted in WCC 16.21.06 as well as in the SRZ and
PPD portions of the code that the project is vested under. When the development agreement was recorded, it
included an Exhibit O which was the first granting of an open space conservation easement for the project. The
easement includes 3489.23 acres (shown in cyan color below) of agriculturally dedicated ground that encumbers
the Lost Bear and Beaver Canyon phases of the master project. If this final plan is approved, the current status of
the project will be 98.96% open space of the 3,526 acres either encumbered or with final entitlements.
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— WILDLIFE MITIGATION —
Due to the remote nature of the area and potential impacts on numerous wildlife, the Utah DWR provided
wildlife mitigation criteria that were adopted as conditions to the project. Within the development agreement, it
outlines the specific details of strategies that the developer must employ to protect cougar, bear, moose, elk,
and other habitats that are prominent in the area. These includes things like educational efforts between the
resort and guests, notes on plats, motion sensor lighting, bear-proof dumpsters, and leash laws.

— BONDING -
All unfinished improvements must be bonded for in compliance with county bonding policies previous to plat
recording.

— EXISTING DEVELOPMENT AGREEMENT —
The Master Development Agreement for this project was approved by the County Council and recorded in April
2017. The development agreement is intended to provide a clear outline of the obligations of the Developer and
the obligations of the County as they relate to the project. The DRC review of the project included review for
compliance with the development agreement as noted in other sections of this report.

This request does include an amendment to the development agreement. The amendment primarily is to allow
the shifting of the welcome center from phase 1a and allow it to be included with the activity center in phase
1b. Other language is tied to accepting the final plans as presented as being compliant with the preliminary
approval. If the County Council disagrees with either of these requests, it is recommended the item be
continued so the applicant can revise drawings after guidance from the Council.

Due to the length of time that has passed between approvals, the conditions from preliminary approval have
been included in the body of this report as well as a staff response in bold explaining if and how the condition
has been met.

I. A development agreement with issues worked out at final and recorded with the phase 1 plat that addressed,
timing, type of road improvements and maintenance on FS90 up to the County standard in an agreement with
the SSD, fire station location and specifies, exhibits for commercial parcels, public amenities that meet
density bonus expectations, open space and agricultural easement that meets open space and agricultural
requirement, winter road maintenance requirements and safety enhancements, domestic animal control
policies in accordance with DWR recommendations and any applicable comments from State Parks, etc.
Response: This has been memorialized in a development agreement, reviewed and approved by the
County Council per the motion made during preliminary approval on March 19, 2014. An amendment to
that development agreement is included as part of this proposal.

2. Consideration of other emergency evacuation options i.e., helipads at key locations, snow coaches, fire
shelters, grooming of the Devils Notch road and road to Highway 6 for second accesses.

Response: Nothing was provided in this application related to this. It is anticipated that these discussions
will be had with the Fire District and should be included with future requests.

3. Approval of the Maynes access prior to phase 2 or some other appropriate access that meets the code for cul-
de-sac length and number of units on a cul-de-sac.

Response: This is a phase 2 requirement, and therefore, not applicable at this time.

4. The Planning Commission and County Council should find that the proposed commercial uses are
appropriate for the development and will fit in with the surroundings and open space. 16.29.03b,c. A close
look at the architecture of the owner storage units should be done.

Response: The current application is for subdivision approval only. It would create the commercial
parcels, but does not grant the site plan approval required. This review will be done at the site plan
application stage.
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n

Notes on the plat CC&R'’s, development agreement and a notice of interest recorded on each lot/unit stating
that the main access can be closed at any time, for any length of time and if so only the seasonal access will
be provided.

Response: This is part of the development agreement and included as a plat note.

6. It does not appear that the density bonus allowed for the LEED leadership in energy and environmental
design will work. This 6% density bonus should be withdrawn. The maximum density if water is obtained
would be 1,160 without the LEED 6% density bonus.

Response: This is addressed in the development agreement. The bonus was removed and the total ERU
count permitted is 814 ERUs.

7. Studies for slope stability and final soils report at final on any lot with a building envelope over 25% slope.
Response: The applicant has indicated there are no building lots over 25%.

8. Appropriate access and grades in and out of the RV area should be looked at further at final.

Response: This is not applicable until a later phase.

9. Final approval will also require site plan and conditional use approval to include a parking plan showing off-
street parking that meets the required number of parking stalls for all uses. Additional uses beyond the uses
shown will require a conditional use.

Response: Each rental cabin is intended to provide two off-street parking spaces. Additional parking
analysis is deferred to the site plan applications and is not reviewed at this time.

10. Submitted with final application there will need to be an affordable housing study in compliance with the

newly adopted ordinance 13-20 which will be codified as 16.30 of the County code.

Response: The applicant has provided an analysis with this phase following the same justifications

presented with the original phase 1a approval. This was sent to the affordable housing consultant and no

response was received. Per County code, this is accepted by the DRC as an approval by the consultant for
purposes of the staff report. The County Council is the ultimate authority to accept or reject the proposal.

DEVELOPMENT REVIEW COMMITTEE

This proposal has been reviewed by the various members of the Development Review Committee (DRC) for compliance
with the respective guidelines, policies, standards, and codes. A report of this review has been attached in the exhibits.
The Committee has accepted the item for Planning Commission and Council to render a decision.

In addition to the DRC, the County sends applications for development that may impact state or federal resources to

those agencies to gather further input.

— BUREAU OF RECLAMATION —
The BOR owns the road over the dam and can control access over the dam. It is the understanding of the
County that according to the BOR there is no need for a federal study referred to as a NEPA study. That may
however be a requirement when and if the road opens up for year-round access. At the preliminary meeting the
following was stated by the bureau “Allen Christensen, representing the Bureau of Reclamation, addressed the
Wasatch County Planning Commission and indicated that there is no NEPA study needed at this time, but as
things change there may be a need for a NEPA process. Allen also indicated that the Bureau of Reclamation
cannot hold an escrow account and only when the Soldier Creek Dam Road is maintained with snow, etc., that
would require Wasatch County consulting with the Bureau of Reclamation concerning that.”

— STATE RDCC REVIEW —
Wasatch County sends applications for development to the State for review if a development may impact some
State resources. The state coordinates review from a number of applicable State agencies. There were
comments from the Department of Wildlife Resources (DWR) and State Parks. This additional phase of cabins
does not further impact these reviews beyond what has been addressed in the development agreement and the
first Phase 1a approval. Further review may be necessary at later phases of the project.
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POTENTIAL MOTION

The following motions is provided IF the Planning Commission and County Council determine that the modifications
requested are compliant with the preliminary approval. This also assumes that the County Council believes that good
cause exists in order to amend the phase 1a plat. If the Planning Commission or County Council does not believe the
request complies with the preliminary plans, it is recommended that the item be continued with guidance given to staff
and the applicant to the expectations for revisions before returning the item for decision.

Move to Approve with Conditions consistent with the findings and conditions presented in the staff report.
Findings:

1.

The density being proposed is consistent with what was approved in the original master plan and preliminary
plan. It should be noted that the approved density numbers have been reduced from the master plan approval
at the applicant’s decision in Phase 1a to no longer pursue bonuses associated with providing LEED compliant
design features.

2. There is a development agreement recorded that establishes the project vested approvals such as density, on-
and off-site improvements, open space requirements, access etc.

3. The Development Review Committee has reviewed the project and forwarded the item for decision with a list of
comments/concerns noted in the DRC report.

4. Perthe DRC report, the requirements of the SRZ and Planned Performance sections of the code can be met with
conditions and addressed in the development agreement.

5. The preliminary plans included review from state agencies which are included in the development agreement.

6. The applicant has proposed an amendment to the affordable housing obligation originally calculated for phase
1a. The proposal follows a similar procedure as the initial analysis, but increases from 0.65 AUE to 1 AUE after
employee calculations increase by adding the proposed phase 1b which includes the activity center.

7. The proposal decreases the amount of commercial ERUs presented in the master plan.

8. The applicant has indicated that the commercial ERUs can be increased later without need for a plat
amendment.

9. The application is for subdivision approval only and does not include a site plan review.

10. The submitted plans contain errors or omissions related to setbacks, sidewalks, and road cross-sections. The
staff has provided an analysis based on a commitment from the property owner that the setbacks will be
corrected and that the construction plans will include a four foot concrete sidewalk and five foot landscaped
parkstrip in compliance with the engineering standard cross-section approved with the preliminary plans.

11. No public or private roads are being vacated as part of this plat amendment. As represented by the applicant,
the only portion of the public road being altered is in the modified final approval request of phase 1b where a
plat was not recorded.

12. Good cause for the amendment exists in that the proposal facilitates changes to rental cabins being proposed
with an updated product determined to be acceptable to the County. The densities proposed, although higher
than the original phase 1a plat, are within the approved densities of the master plan approval for the Strawberry
Phase.

13. All owners within the existing phase 1a plat have provided a consent document for the developer to proceed
with the request.

14. The proposal is consistent with Utah Code §17-27a-609.

15. The County determines that the proposed final plan includes only minor inconsequential changes from the
approved Preliminary Plans and can be approved with conditions.

Conditions:
1. Prior to final plat recording or any engineering construction permits, the amendment to the development

agreement will need to be signed and recorded.
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Prior to plat recording or any engineering construction permits, DRC conditions related to building pad location
and conflicting documents related to the street cross sections and site plan must be resolved to ensure
adequate setbacks and building separations are met.

Prior to plat recording, cost estimates and a cash bond or letter of credit must be provided for all improvements
necessary for issuance of a building permit. This includes, but may not be limited to, culinary water, power,
propane system, sewer system, fire flow, and hard surface roads, etc.

The additional fee-in-lieu for affordable housing shall be paid prior to plat recording.

A notice of interest shall be recorded on each lot/unit stating that the main access can be closed at any time, for
any length of time, and if so, only the seasonal access will be provided. The NOI for each lot shall be required to
be recorded prior to issuance of a building permit and evidence of the recording submitted with each permit.
The improvements and directional signage for the emergency access out to the Renegade Marina will need to be
done prior to occupancy of the first unit. Necessary improvements are to Forest Service standards. Prior to the
first occupancy permit, an inspection by the SSD, Forest Service, and developer should be done and
improvements made so that a two-wheel drive vehicle can use the emergency access. Signage should be clear to
direct people out following the shortest route.

Consideration should be given for other emergency evacuation options i.e. helipads at key locations, snow
coaches, fire shelters, grooming of the Devils Notch road and road to Highway 6 for second accesses as shown in
the emergency evacuation plan.

A final site plan application will be required for all commercial uses, including the reunion lodge, and for the
open space and amenities. Review of those applications will require the Planning Commission to find that the
proposed commercial uses are appropriate for the development and will fit in with the surroundings and open
space as per 16.29.03(B) (2012).

Any agreements with the Bureau of Reclamation regarding the crossing of the dam are to be provided by the
applicant to the County to ensure conditions and expectations of the outside review agencies are clearly
understood by all stakeholders.

Future phases will require the applicant to coordinate with the BOR and State RDCC.

Any conditions/concerns noted in the DRC report shall be resolved to the satisfaction of the DRC members prior
to plat recording.

All owners within the phase 1a plat will be required to sign owner’s consent on the plat.

ALTERNATIVE ACTIONS

The following is a list of possible motions the Planning Commission can take. If the action taken is inconsistent with the
potential findings listed in this staff report, the Planning Commission should state new findings.

1.

4.

Approve. This action may be taken if the Planning Commission finds that the Final Subdivision request is
compliant as proposed with Wasatch County Code and all other applicable ordinances.

Approve with Conditions. This action can be taken if the Planning Commission finds that issues can be resolved
subject to the conditions noted.

Continue. This action can be taken if the Planning Commission needs additional information before making a
recommendation, if there are issues that have not been resolved, or if the application is not complete.

Deny. This action can be taken if the Planning Commission finds that the proposal does not meet applicable
codes and/or ordinances.
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EXHIBIT A — Vicinity Plan
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EXHIBIT B — Existing Phase 1a Plat
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EXHIB!T C Proposed Subdwnsuon Plats
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EXHIBIT E — Proposed Trailhead
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EXHIBIT F — Landscape Plans
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EXHIBIT Ad1-C — Final Approval Meeting Minutes
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Wasatch County Planning Commission

Report of Action

10-August-2023

Commissioner Chuck Zuercher was present as Chair.

ITEM #4 — Brian Balls, representing Burke Roney, requests a Plat Amendment to Strawberry Ranch Phase 1a and an amended Final
Subdivision approval for Strawberry Ranch Phase 1b in order to amend previous approvals for phases | A and 1B of the master planned
development to vacate platted commercial lots from phase |a; increase the size of PUD cabin lots from an average of 900 square feet
to now be 3,600 square feet; increase the number of cabin ERUs from 40.99 to 59 cabin ERUs and to decrease commercial ERUs from
4.69 to 2.4; and move the location of a clubhouse and welcome center from lato 1b. The proposal also includes a requested amendment
to the development agreement which would have the effect of accepting the proposed modifications as compliant with the preliminary
approval. If approved, the overall site acreage would also increase from approximately 18 acres to instead include 36.815 acres located
at 9514 S Strawberry Ranch Road in the Preservation (P160) zone. (DEV-6741; Austin Corry)

STAFF PRESENTATION - The Staff Report to the Planning Commission provides details of the facts of the case and the Staff's

analysis, conclusions, and recommendations.

APPLICANT AND PUBLIC COMMENT - Any comments received prior to completion of the Staff Report are addressed in

the Staff Report to the Planning Commission. Key issues raised in written comments received subsequent to the Staff Report or
public comment during the public hearing included the following:

Burke Roney addressed the commission and stated that they are willing to comply with all the items addressed in the
development agreement.

The proposal, according to Mr. Roney, is to change three main things: one move the storage units so they are not so
prominent; two enlarge the size of the building pads from 700 sq. ft. to 3600 sq. ft. and; three combine the welcome
center/convenience with the activity center. Mr. Roney stated that they are deferring the commercial not lessening it.
Todd Cates, representative for Mr. Roney, addressed the commission and stated that the development agreement commits
them to build the commercial and amenities.

Mr. Roney stated that they have the water for all 1234 units though at time approved for a lower number.

Mr. Roney mentioned the second access and the requirement to improve the second access. The forest service mentioned
that the county cannot require improvements on a forest road. Mr. Roney also noted that the County had removed the
requirement for the bypass road from the Dam and he isn’t sure why that isn’t in the record.

Todd Cates addressed the commission and went through a power point. Mr. Cates requested some modifications to the
recommended conditions. One is to reword the condition regarding the plat note for the road. Mr. Corry asked for clarity on
where the discrepancy was between the proposed condition and Mr. Cates recommendation. The primary difference was
determined to be the inclusion of the word “secondary” to understand which road was being referred to.

PLANNING COMMISSION DISCUSSION - Key points discussed by the Planning Commission included the following:

Commissioner Hendricks felt that the commercial should not be removed and it should be replaced elsewhere especially
since a density bonus was granted for it.

Commissioner Hendricks mentioned that condition number 6 should be changed so the “should” is a “shal
by the SSD, Fire District and others prior to the first occupancy certificate being issued.

Commissioner Grandquis asked about the LEED certification and the density addition.

Commissioner Hendricks asked if they are still committed to build the commercial. Mr. Roney replied yes.

Commissioner Rigby asked about the discussion with the Fire District. Mr. Roney stated that they have a development
agreement that stipulated what needs to be provided.

Jon Woodard mentioned that the main access can be closed at any time and that is not under the control of the developer
but the BOR.

Commissioner Hendricks asked if this can be resolved by compliance with the development agreement.

Commissioner Hendricks stated that this approval is not removing the commitment for commercial it is only relocating it to
a future phase. He indicated that he would like to reword finding #8 to clarify this better. Jon Woodard offered suggested
language that was drafted on the screen for consideration.

In

be inspected

MOTION
Commissioner Hendricks made a motion to approve the amendment and final plat for strawberry ranch phase 1A and 1B and forward

it to the County Council with all the conditions and the findings in the staff report as modified.
Commissioner Cook seconded the motion.




Ent 538765 Bk 1458 pg 1634

VOTE (7 TO_0)

Charles Zuercher AYE NAY ABSTAIN Doug Grandquis AYE NAY ABSTAIN
Wendell Rigby AYE NAY  ABSTAIN Scott Brubaker AYE NAY  ABSTAIN
Kimberly Cook AYE NAY ABSTAIN Doug Hronek AYE NAY ABSTAIN
Mark Hendricks AYE NAY ABSTAIN

FINDINGS / BASIS OF PLANNING COMMISSION DETERMINATION

&)

12.

13.
14.
15.

The density being proposed is consistent with what was approved in the original master plan and preliminary plan. It should
be noted that the approved density numbers have been reduced from the master plan approval at the applicant’s decision in
Phase la to no longer pursue bonuses associated with providing LEED compliant design features.

There is a development agreement recorded that establishes the project vested approvals such as density, on- and off-site
improvements, open space requirements, access etc.

The Development Review Committee has reviewed the project and forwarded the item for decision with a list of
comments/concerns noted in the DRC report.

Per the DRC report, the requirements of the SRZ and Planned Performance sections of the code can be met with conditions
and addressed in the development agreement.

The preliminary plans included review from state agencies which are included in the development agreement.

The applicant has proposed an amendment to the affordable housing obligation originally calculated for phase la. The
proposal follows a similar procedure as the initial analysis, but increases from 0.65 AUE to | AUE after employee
calculations increase by adding the proposed phase 1b which includes the activity center.

The proposal decreases the amount of commercial ERUs presented in the master plan.

The commercial ERUs shall be consistent with the master plan throughout the development and the commercial ERUs in
phase 1A and 1B may be increased consistent with the master plan with proper site plan approvals.

The application is for subdivision approval only and does not include a site plan review.

The submitted plans contain errors or omissions related to setbacks, sidewalks, and road cross-sections. The staff has
provided an analysis based on a commitment from the property owner that the setbacks will be corrected and that the
construction plans will include a four foot concrete sidewalk and five foot landscaped parkstrip in compliance with the
engineering standard cross-section approved with the preliminary plans.

. No public or private roads are being vacated as part of this plat amendment. As represented by the applicant, the only portion

of the public road being altered is in the modified final approval request of phase 1b where a plat was not recorded.

Good cause for the amendment exists in that the proposal facilitates changes to rental cabins being proposed with an updated
product determined to be acceptable to the County. The densities proposed, although higher than the original phase la plat,
are within the approved densities of the master plan approval for the Strawberry Phase.

All owners within the existing phase 1a plat have provided a consent document for the developer to proceed with the request.
The proposal is consistent with Utah Code §17-27a-609.

The County determines that the proposed final plan includes only minor inconsequential changes from the approved
Preliminary Plans and can be approved with conditions.

CONDITIONS

2.

Prior to final plat recording or any engineering construction permits, the amendment to the development agreement will need
to be signed and recorded.

Prior to plat recording or any engineering construction permits, DRC conditions related to building pad location and
conflicting documents related to the street cross sections and site plan must be resolved to ensure adequate setbacks and
building separations are met.

Prior to plat recording, cost estimates and a cash bond or letter of credit must be provided for all improvements necessary for
issuance of a building permit. This includes, but may not be limited to, culinary water, power, propane system, sewer system,
fire flow, and hard surface roads, etc.

The additional fee-in-lieu for affordable housing shall be paid prior to plat recording.

A notice of interest shall be recorded on each lot/unit stating that the main access can be closed at any time, for any length of
time, and if so, only the seasonal access will be provided. The NOI for each lot shall be required to be recorded prior to
issuance of a building permit and evidence of the recording submitted with each permit.

The improvements and directional signage for the emergency access out to the Renegade Marina will need to be done prior to
occupancy of the first unit. Necessary improvements are to Forest Service standards. Prior to the first occupancy permit, an
inspection by the SSD, Forest Service, and developer should be done and improvements made so that a two-wheel drive
vehicle can use the emergency access. Signage should be clear to direct people out following the shortest route.
Consideration should be given for other emergency evacuation options i.e. helipads at key locations, snow coaches, fire
shelters, grooming of the Devils Notch road and road to Highway 6 for second accesses as shown in the emergency
evacuation plan.

A final site plan application will be required for all commercial uses, including the reunion lodge, and for the open space and
amenities. Review of those applications will require the Planning Commission to find that the proposed commercial uses are
appropriate for the development and will fit in with the surroundings and open space as per 16.29.03(B) (2012).
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9. Any agreements with the Bureau of Reclamation regarding the crossing of the dam are to be provided by the applicant to the
County to ensure conditions and expectations of the outside review agencies are clearly understood by all stakeholders.

10. Future phases will require the applicant to coordinate with the BOR and State RDCC.

11. Any conditions/concerns noted in the DRC report shall be resolved to the satisfaction of the DRC members prior to plat
recording.

12. All owners within the phase la plat will be required to sign owner’s consent on the plat.

Cleartia £ Zspsier

Wasatch County Planning Co mls - Chairman

The Statt Report is a part of the record of the decision of this item. Where findings of the Planning Commission differ from findings of Staff, those
will be noted in this Report of Action. Official action of the Planning Commission on this item is subject to the approved minutes.
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Wasatch County

Planning Commission
August 10, 2023
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[tem #4

Strawberry Ranch Phase 1a and 1b
-Burke Roney-

Plat Amendment/Final Subdivision Approval

PLANNING COMMISSION RECOMMENDATION — TO COUNTY COUNCIL FOR APPROVAL
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WASATCH COUNTY

Planning Commission Staff Report
Final Subdivision Approval

ITEM 4 Brian Balls, representing Burke Roney, requests a Plat Amendment to Strawberry Ranch Phase
1a and an amended Final Subdivision approval for Strawberry Ranch Phase 1b in order to
amend previous approvals for phases 1A and 1B of the master planned development to vacate
platted commercial lots from phase 1a; increase the size of PUD cabin lots from an average of
900 square feet to now be 3,600 square feet; increase the number of cabin ERUs from 40.99
to 59 cabin ERUs and to decrease commercial ERUs from 4.69 to 2.4; and move the location of
a clubhouse and welcome center from 1a to 1b. The proposal also includes a requested
amendment to the development agreement which would have the effect of accepting the
proposed modifications as compliant with the preliminary approval. If approved, the overall
site acreage would also increase from approximately 18 acres to instead include 36.815 acres
located at 9514 S Strawberry Ranch Road in the Preservation (P160) zone. (DEV-6741; Austin

Corry)
PROJECT SUMMARY
Applicant: Burke Roney Existing Land Use: Recreation cabins / vacant
Hearing Date: 10 August 2023 Proposed Land Use: Recreation cabins, Activity center
Existing Zone: Strawberry Recreation Zone (SRZ) Acreage: 36.82
Related Applications: General Plan amendment (2012), Proposed Density: 61.4 ERUs (59 cabins and 5,600
Rezone (2012), Master Plan and Density (2012), square feet commercial)
Preliminary (2014), Phase 1A Final (2016) Council Action Required: Yes

BACKGROUND

The proposed project is located on the south east side of the Strawberry reservoir and southwest of the Soldier Creek
dam approximately 45 miles from Heber City. The plat for Phase 1a of the project included 12.8 acres and was recorded
in 2019 as the first recorded plat of the project. Improvements to Forest Service Road 090 (FS 090) have begun under
that approval, but the full improvements of that approval have not been completed. A second plat, phase 1b, was given
approval in January 2020. That approval was not acted on in the timelines required under ordinance, and the approval
has expired. Since that time, the property owner has decided to pursue amending both the phase 1a plat and the plans
previously presented for approval of phase 1b. This application is the subdivision plat amendment for phase 1a, and a
new final subdivision application for phase 1b collectively under one revision.

The overall project is 7,010 acres and received Master Plan and Density Determination under the Strawberry Recreation
Zone (SRZ). At 7,010 acres, the maximum base density for the project would have been 43 ERUs. However, The project
utilized bonus density options available under the Planned Performance Development (PPD) section of the code at the
time which set a new density of 701 ERUs and was then awarded 113 additional units for a total of 814 ERUs on
December 19, 2012. The master plan includes four phases - the Strawberry Phase (phase 1), the Willow Creek Phase
(phase 2), the Lost Bear Phase (phase 3), and the Beaver Canyon Phase (phase 4).

3 August 2023 PLANNING COMMISSION STAFF REPORT - ITEM 4 Page | 1 of 40
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The SRZ and PPD were both removed from County Code in 2017 under ordinance 17-07. However, the project
preliminary plan vests the project for review under the existing preliminary approval from 2014 that utilized the SRZ and
PPD. A development agreement was recorded in conjunction with Phase 1A in April 2017 and included a copy of the
vested ordinance at that time and other details of the approval that were required as part of a density bonus granted
under the PPD standards. The development agreement, among other things, requires improvements be made to the
Soldier Creek Dam access roads that are tied to density. It also requires a majority of the property remain as open space
and the historic grazing use be maintained. It is important to note that the vested rights associated with the project
include the plan approval and does not create free-floating rights within the ordinance language. As such, it is important
that any final approvals must comply with the master and preliminary plans that have entitled the project. WCC
16.29.08(3) (2017) specifically stated “Any density above the base density established by the zoning ordinance shall be
specific to the development plan approved by the Wasatch County Council. Increased density does not run with the land
and no vested interest in the increased density may be claimed other than on the basis of an approved development
plan.” Because of this, County review is required to consistently monitor the project for ‘material changes’ that would
jeopardize the vested rights of the project.

KEY ISSUES TO CONSIDER

e Total project is 7,010 acres, of which, 12.8 acres have been platted (Phase 1a).

e Master Plan and Density Determination was approved in November 2012 with a bonus density under the
Planned Performance Development section, allowing a total of 814 ERUs.

e Adevelopment agreement was recorded establishing the density, open space, required on- and off-site
improvements, land uses, etc.

e Preliminary approval was granted in March 2014, including an alternative transportation plan.

e This request is to amend Phase 1a to increase to 14.2 acres and modify Phase 1b approval from 8.28 acres to
22.6 acres.

e The proposal increases the number of ERUs in Phase 1a and 1b from 45.68 ERUs to 63.7 ERUs, but decreases the
density per acre. (0.46 a/u to 0.58 a/u).

e The overall Strawberry Phase is 224.94 ERUs per the master plan.

e The proposal requires an amendment to the development to modify the phasing of amenities and to
incorporate the modifications created by the most recent final proposal.

e The County Council will need to determine if the proposal is compliant with the approved preliminary plans and
accept the proposed development agreement addendum.

STAFF ANALYSIS

— PLAT AMENDMENTS —
The requested plat amendment for Phase 1a is not a minor amendment because it removes commercial ERUs,
increases density for the plat, and alters platted open space. Utah Code § 17-27a-609 allows the County to
approve a plat amendment if the County finds that: (a) there is good cause for the vacation, alteration, or
amendment; and (b) no public-street, right-of-way, or easement has been vacated or altered. In order to
approve the proposed 1a modifications, the County Council must find that there is good cause.
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— GOOD CAUSE -
Wasatch County Code 16.04.02 has defined “good cause” as:

“Providing positive benefits and mitigating negative impacts, determined on a case-by-case basis to include such
things as: providing public amenities and benefits, resolving existing issues and non-conformities, addressing
issues related to density, promoting excellent and sustainable design, utilizing best planning and design practices,
preserving the character of the neighborhood and of Wasatch County and furthering the health, safety, and
welfare of Wasatch County.”

Staff has reviewed the plat amendment and has provided some potential findings that the Planning Commission
and County Council can consider when determining the need to meet “good cause” as required by State Law. On
one hand, the plat amendment increases density within the plat and reduces commercial ERUs that were
initially intended to support the project as a whole. On the other hand, that analysis is limited to the boundaries
of the sub-phase plat and could instead be considered in the context of the Master Plan as a whole. If the
County Council finds that the amendment would support good cause in preserving the character of the Master
Plan and promoting an improved overall project, an individualized analysis limited to the plat boundaries is likely
insufficient. Additional information of how the commercial ERUs will be replaced in later phases is necessary.

— PUBLIC RIGHT-OF-WAY OR EASEMENTS -
The applicant has represented that no public-street, right-of-way, or easement is proposed to be vacated or
altered by this amendment. The portion of the platted Strawberry Ranch Road (FS 090) in the existing Phase 1a
plat should remain as currently platted.

— LAND USE AND DENSITY -
Review of the land use and density requirements of the project requires an in-depth understanding of the
history of the project. The prior approvals vest the project under the entitlements achieved, but also require the
project to comply with the commitments included in the project plans. Important to the approval were off-site
improvements, open spaces and amenities, and inclusion of commercial uses that add to the tax base. In this
particular case, the sub-phasing within the Strawberry phase has fluctuated in the various proposals throughout
the history, so a straight comparison between documents becomes difficult. Instead, staff will attempt to
provide a general comparison and relate it to the preliminary Strawberry Phase approval rather than the sub-
phases specifically. Comparison of the layout and amenities being provided will be more important in
determining whether the proposal is a material change from the preliminary plan. If the County Council
determines that the proposal is compliant with the preliminary approval, the previous final approvals become
irrelevant to the project moving forward.

Provided below is a juxtaposition of the preliminary site plan and the proposed final site plan. These have been
rotated and scaled as best as possible to provide a relative comparison to the changes, although this is at a large
scale. There are three particular modifications being made that are perhaps the most obvious.
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Proposed Final Site Plan

TABULATIONS - PHASE 1A AMENDED
[SINGLE FAMILY RESIDENTIAL
14.17_ACRES

24 ERU'S

24 SINGLE FAMILY RESIDENCES
REQUIRED - O ACRES, 7.99 ACRES PROVIDED - 56.37X
0.94 ACRES - 6.63%

267 ACRES — 18.B7%

113 PLACES

RESIDENTIAL PARKING PROVIDED

96 SPACES

(GUEST PARKING PROVIDED

17 STALLS

TE_TABULATIONS - PHASE 1B

E]
IPRODUCT TYPE SINGLE FAMILY RESIDENTIAL
PHASE ACREAGE 2265 ACRES

PROJECTED ERU'S

35 ERU'S

NUMBER OF HOUSING UNITS
COMMON SPACE AREA

35 SINGLE FAMILY RESIDENCES (1 REUNION LODGE INCLUDED)

3.58 ACRES PROMIDED - 59.97%

LANDSCAPE AREA

.95 ACRES - 13.02%

HARD SURFACE AREA

.20 ACRES - 14.11%

COMMERCIAL

5,600 SF, 2,800 SF UPPER FLOOR, 2,800 SF LOWER FLOOR

2.4 COMMERCIAL ERUS PROJECTED

WELCOME CENTER, OFFICES. CONVENIENCE STORE, STORAGE

GUEST LOUNGE — 1,800 SF, STORAGE - 1,000 5F

181 PLACES

144 SPACES

12 STALLS

COMMERCIAL PARKING PROVIDED

25 STALLS

The first modification is to the rental cabins. Preliminary plans included a range of small cabin sites ranging from
roughly 700-1,500 square feet. The cabins were included in the site plan package and included an architectural
theme for a remote cabin community. The proposal changes to pad sites of 3,600 square feet with the intent
that the individual unit owners will design and build their own structures. It is not clear if the resort owners will
include architectural regulations. One risk with the larger cabin sites is the potential for permanent year-round
occupancy. While the development agreement clearly restricts year-round access, it would be important for the
County to consider that larger lots could encourage a breach of that agreement similar to what has been
occurring at the Strawberry Lakeview Estates and other similar seasonal developments.

3 August 2023

PLANNING COMMISSION STAFF REPORT - ITEM 4

Page | 5 of 40



Ent 538765 Bk 1458 pg 1642

Second, the trailhead, welcome center, and store at the entry of the project (upper left of the image) is
proposed to move. The new proposal keeps the trailhead at the entry, but moves it to the east side of the road
requiring a crossings to connect to the forest service trails. The welcome center and store are proposed to be
moved south and included with the activity center. The combined welcome center, store, and activity center are
significantly smaller than the master plan proposal (65,000 square feet vs. 5,600 square feet), although the final
submittal plans do suggest an ability to expand the size of these at a later date. Important to note is that this
request is for final subdivision approval only and does not include the site plan documents. The project will
need to proceed with site plan approval at a later date. Because of this, some of the nuances discussed here are |
indefinite and will be reviewed in further detail when those are presented for review by the applicant.

The third obvious change is the alteration to the open space area. Preliminary plans show a clear central open
space area that includes trails and pavilions surrounded by cabin units. The proposed plan shifts this space to
the south and adjacent to the activity center. The amount of vegetation/landscaping and the frequency of
pavilions and quiet sitting areas provided in the new proposed plan is significantly lower than that of the
preliminary plan although there is an addition of pickleball courts. This, again, is an area that is still pending

more detailed review with the site plan application that will need to follow at a later date. It is staff’s hope that ‘
the applicant considers the importance of this area to the resort and refines a design more consistent with the

preliminary plan.

Review of the historical approvals indicates that the bonus densities were granted for the project based on the ‘
following justifications: |
e Construction of fire station/emergency services building to serve the Strawberry area

e [mproving Forest Road 090 out to Highway 40 to include wider lanes and shoulders

e Construction of road and bridge to bypass Soldier Creek Dam

e Construction of trail head and parking area for access to Forest Service Lands

e Forest Service trail marking improvements, signs and rider educational program

e Additional / Extra usable open space (96.7% open space instead of the 80% required)

e Construction of 12.3 miles of trails for hiking, biking, ATVs, and horseback users

e Opening private land for public recreational purposes

e Commercial uses, resort support, retail, hotel (Lodges, rental cabins and other accommodations for TRT)

e Welcome Center, stores, resort amenities and services to provide sales tax

Each of the above elements are expected to be included throughout the continual project approvals. Many of
these are detailed in the development agreement and the preliminary plans. The allocation of the ERUs for the
master plan project and anticipated facilities contributing to the rental cabins, lodges, and commercial uses are
shown in Exhibit |

— SETBACKS —
Structures are required to have a minimum of 20 feet between buildings and a 20 foot front setback. Setbacks in
Planned Performance Developments are from back of walk. Some of the units on the proposed plans do not
meet the 20 foot front setback required. It is anticipated these can be adjusted without an impact on the review
the Planning Commission and Council will see. If later review discovers this requires a more significant change,
the project will need to return to the appropriate land use authority.

Currently, the submitted plans conflict on what the applicant’s intentions are. In some instances it refers to four
foot concrete sidewalks in front of the units and in others it notes four foot asphalt. Engineering review has
noted that if the applicant intends to use asphalt trails in-lieu of sidewalks, that the dimensions should be six
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feet. In verbal communication with the property owner, the owner has represented an intention to use concrete
walk. If the applicant later decides to use six foot asphalt walks, the impact to the units required setback may
trigger a significant change. Other conflicts in the document show some areas with sidewalk and parkstrip, some
with monolithic sidewalk, and yet others missing sidewalks all-together. The documents will all need to be
modified to resolve discrepancies and comply with county code. Only the option with sidewalk and parkstrip
would comply.

Review of the documents also shows a few of the units closer than 20 feet. The most significant being unit 32 at
approximately 16 feet. Plans will need to be modified and returned to the DRC for confirmation that all units
comply with the 20 foot front setback. They may require pads to be decreased in size if space is unavailable in
the common areas.

— MODERATE INCOME HOUSING —
Affordable housing requirements for resort developments are based upon employee housing demand generated
by the resort. Phase 1a initially included a fee-in-lieu payment for 6.5 anticipated resort employees. After
removing the storage units adding in the activity center with phase 1b, the net result is 10 anticipated
employees. The Wasatch County Housing Authority has not responded to any of the DRC reviews throughout
this process. Under the provisions of WCC, if a department does not respond through the DRC process, the item
is considered to have a recommendation of approval from that departments for purposes of the staff report.

— ROADS AND ACCESS —
Access has been a primary focus since the inception of this development. There is one primary access into the
property utilizing FS 090. The road is narrow, winding, and steep in some areas. The road goes over the dam
which is owned by the Bureau of Reclamation (BOR). The BOR owns the road as well. During earlier reviews of
the project, the BOR has stated that the development can have limited access but the road over the dam can be
closed at any time for any length of time. FS 090 has not been maintained on a year round basis and, in most
places, is not built to County standards.

Wasatch County Code 16.20.17 (2012) regulates access requirements in the SRZ:

A. Due to the remote nature and the tendency for developments in the Strawberry Recreation Zone (SRZ)
to potentially be more susceptible to natural disasters, developments that occur in the Strawberry
Recreation Zone (SRZ) shall provide appropriate access.

B. Appropriate access for a development shall include the following:
1. Be constructed to county standards;

2. Two (2) access points are required. Two (2) access roads which connect to a county road
which has been historically maintained year round will meet the requirement for this section; or

3. Alternative approved transportation plan. (2002 Code § 16.09.17; amd. Ord. 08-13, 10-258-
2008)

During the review for Master Plan approval, The County traffic consultant recommended that traffic conditions
on Forest Road 090 not exceed a level of service C. For the existing FS 090, level of service C is between 95 and
150 vehicles. This peak rate would be generated when there are 507 to 800 ERUs in the resort development if
no other development requires the use of the road. As part of the preliminary approval in March 2014, the
County Council determined to allow an “alternative transportation plan” as allowed in 16.20.17(B)(3) noted
above. The County Council reviewed the proposal by the applicant to upgrade the main access into the site. Due
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to the remote nature of the development, a restriction that the development will not be permanent residency,
as well as the terrain and vegetation, the County Council approved an alternative transportation plan with a
requirement to improve FS 090 from highway 40 to the resort when the project reaches 100 ERUs. As proposed,
this application is 61.4 ERUs and would not reach the first 100 ERU trigger.

Previous project approvals noted that phase 1 secondary access would be required to be improved and
maintained to Renegade Marina and that any additional phases will also need improvements out to Highway 6.
The improvements to Renegade Marina were conditions of approval to phase 1a and will remain as a condition
of any future approvals until they are completed. The County should consider how to proceed with additional
plats prior to the improvements being constructed. This consideration could be discussed and memorialized in

the amendment to the Development Agreement.
y Use Aree et Sty

-

L
o

— ENVIRONMENTAL CONSTRAINTS ANALYSIS —
Wasatch County Code 16.27.25 requires an environmental constraints analysis to be submitted with any
preliminary application which outlines the potential constraints on development activity. The documentation
provided by the developer asserts that the proposal does not conflict with the requirements of the code. If any
evidence later discovered indicates that such representation has not been made after a full inspection, or there
has been any change in circumstances indicating the likelihood of a failure to be able to meet the standards of
the physical constraints restrictions, the county may require that certain site specific reports be prepared.
Additional evidence discovered may decrease the density originally approved for the project.

— LANDSCAPING -
A typical landscape plan for each unit was provided with the preliminary plans. Because of the remote nature
and the wildland fire area, firewise landscape plans are a requirement for this project. The plans require a
landscape architect to design landscaping that meets the firewise requirements. This set must be stamped by
the landscape architect verifying these requirements are met. The landscape plans submitted with the final
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