FARMINGTON CITY
PLANNING COMMISSION

October 29, 2024



PLANNING COMMISSION MEETING NOTICE AND AGENDA
TUESDAY October 29, 2024

Notice is given that Farmington City Planning Commission will hold a regular meeting at City Hall 160 South Main, Farmington, Utah. A
work session will be held at 6:30 PM prior to the regular session which will begin at 7:00 PM in the Council Chambers. The link to
listen to the regular meeting live and to comment electronically can be found on the Farmington City website at farmington.utah.gov.
Any emailed comments for the listed public hearings, should be sent to crowe@farmington.utah.gov by 5 p.m. on the day listed above.

SUBDIVISION / ZONING APPLICATIONS - public hearings: 1-4
1.  CW Urban -The applicant is requesting a recommendation for a rezone of approximately 15.5 acres of
property at approximately 675 South 1525 West from the A and AA zoning districts to the AE (Agriculture
Estates) zone together with a recommendation for a Schematic Subdivision Plan and Preliminary PUD
(Planned Unit Development) Master Plan for the Farmstead Subdivision consisting of 30 lots.

Items 2 - 4 will likely be discussed as one item, as they are all within the same development, just different aspects.

2. STACK Development — The applicant is requesting a recommendation to consider a Supplemental
Development Agreement and Project Master Plan Amendment with Stack Development for property located
north of Burke Lane between I-15 and the D&RGW Rail Trail covering approximately 150 acres for Stack
Farmington Land, LLC and Wasatch Farmington Holdings, LLC. (PMP-1-24)

3. STACK Development — The applicant is requesting a recommendation to consider a Schematic Subdivision,
Project Master Plan, and Concept Site Plan for the Stack R1 subdivision which covers approximately 9 acres at
approximately 900 North and Innovator Drive. (S-6-24)

4. STACK Development — The applicant is requesting a recommendation to consider a Schematic Subdivision,
Project Master Plan, and Concept Site Plan for the Stack Commercial subdivision which covers approximately
35 acres at approximately 950 North and Innovator Drive. (S-14-24)

OTHER BUSINESS
5. Miscellaneous, correspondence, etc.
Miller Meadows Phase 9 Concept Discussion
Lyon Meadows Development Agreement and Deed Restriction Recommendation
Planning Commission Minutes Approval —10.03.2024
City Council Report —10.15.2024
Other

©Q0 Do

Please Note: Planning Commission applications may be tabled by the Commission if: 1. Additional information is needed in order to act
on the item; OR 2. If the Planning Commission feels, there are unresolved issues that may need additional attention before the
Commission is ready to make a motion. No agenda item will begin after 10:00 p.m. without a unanimous vote of the Commissioners.
The Commission may carry over Agenda items, scheduled late in the evening and not heard to the next regularly scheduled meeting.

CERTIFICATE OF POSTING | hereby certify that the above notice and agenda were posted at Farmington City Hall, the State Public
Notice website, the city website www.farmington.utah.gov, the Utah Public Notice website at www.utah.gov/pmn on October 24,
2024. Carly Rowe, Planning Secretary
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Farmington City

Planning Commission Staff Report
October 29, 2024

Item 1: Zone Change, Schematic Subdivision Plan and Preliminary
Planned Unit Development Master Plan - Farmstead

Public Hearing: Yes

Application No.: S-13-24

Property Address: Approximately 675 S 1525 W

General Plan Designation: RRD (Rural Residential Density) and DR (Develop Restrictions, VL Dens)
Zoning Designation: AA and A (Agriculture Very Low Density and Agricultural)

Area: 15.50 acres

Lots: 30

Property Owner/Applicant: CW Group/CW Land — Chase Freebairn

Request: The applicant is requesting a recommendation for a rezone of approximately 15.5 acres of
property at approximately 675 South 1525 West from the A and AA zoning districts to the AE
(Agriculture Estates) zone together with a recommendation for a Schematic Subdivision Plan and
Preliminary PUD (Planned Unit Development) Master Plan for the Farmstead Subdivision consisting of
30 lots.

Background Information

The subject property consists of 15.5 acres accessed from 1525 West just north of the West
Davis Corridor. It is adjacent to Flatrock Ranch and would be connected to that subdivision
by Bareback Way on the west and a new road connection on the east. The property is a
remnant from the UDOT construction of the West Davis Corridor, and remains zoned AA and
A, which have conventional lot sizes of 10 and 2 acres. The applicant is requesting a zone
change to AE, which has a conventional lot size of 1 acre, and alternative lot size of 0.5 acre.
The surrounding area is primarily residential with lot sizes averaging around 0.5 to 1 acre. The
proposal currently includes 30 lots ranging in size from 0.27 to 0.7 acres.

The schematic subdivision plan and PUD proposal are based on the requested zone of AE.
Under the AE lot size of 1 acre and lot width of 100 feet, the conventional yield would be less
than 15 lots, while the alternative lot size 0.5 acre and lot width of 100" would yield 24 lots. The
applicant is requesting a PUD - which allows up to 20% bonus density - to gain flexibility
regarding lot size, width, and setbacks. In exchange for the bonus, the applicant has
suggested moderate income housing within a minimum of three residential buildings,
another option would be for 2 lots via Transfer of Development Rights (TDR). Prior to review
by the City Council, the applicant will need a draft agreement for those options.

According to the Subdivision Ordinance, this project requires rezone approval from the City
Council, as well as Council approval for the Preliminary PUD Plan and Schematic Plan.



Suggested Motion

Move that the Planning Commission recommend approval to the City Council to rezone 15.5
acres from AA and A to AE; as well as recommend that the Council approves the Preliminary
PUD Master Plan and Schematic Subdivision Plan, subject to all applicable Farmington City
development standards and ordinances, and the following condition:

1. The applicant will provide a plan detailing their strategy to compensate for bonus
density provided by the PUD process, including Moderate Income Housing.

Supplemental Information

Vicinity map

Vicinity Map with existing zoning
Alternative Lot Size yield plan
Subdivision Schematic Plan
Example Elevations

UDOT Sound Wall Options

OGN NN
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Farmington City

Planning Commission Staff Report
October 29, 2024

Items 2-4: First Amendment to North Farmington Station PMP/DA, STACK
R1 - Schematic Subdivision, Project Master Plan and Concept Site
Plan, STACK Commercial - Schematic Subdivision, Project Master
Plan and Concept Site Plan

Public Hearing: Yes

Application No.: PMP-1-24, S-6-24, S-14-24

Property Address: App. 950 N Innovator Drive

General Plan Designation: CA/BP (Class A Business Park)

Zoning Designation: OMU (Office Mixed Use)

Approximate Area: Master Plan: 150 acres, R-1: 9 acres, Commercial: 18 acres
Number of Lots: 32 parcels (master), 98 lots (R-1), 8 lots (commercial)
Property Owner: STACK Farmington Land / Wasatch Properties
Applicant: Trevor Evans/STACK

Request: The applicant and staff are looking to introduce the R1 subdivision and Stack Commercial
Subdivision as they relate to requested changes in the North Farmington Station PMP/DA. Input from
the public hearing and commission will help direct the documentation brought back at a future
meeting for consideration.

Background Information

The Planning Commission was introduced to the Master Plan and R1 development in May of this
year. Since that time, some changes have occurred which require consideration of additional
modification to the North Farmington Station PMP/DA. Additionally, as work on the Shepard Lane
interchange at I-15 progresses, Stack has begun receiving more interest on the commercial portion
of the property so they want to start looking at the high-level details relating to that development.

With that, this report addresses 3 separate agenda items under consideration by the Planning
Commission as they all belong to the same applicant and relate to one another as part of the North
Farmington Station plan.

PROJECT MASTER PLAN AND DEVELOPMENT AGREEMENT

In 2020, STACK Real Estate entered into a development agreement with the City, planning
approximately 143 acres in the North Farmington Station Project Master Plan (PMP-2-20). This original
agreement is included with this report for reference. The agreement set some high-level expectations
as to how the property would develop, granting certain assurances for both the developer and
Farmington City.

Among other items, the agreement specifically grants the property owner the right to develop
residential uses with the OMU zoning district. To ensure residential doesn't overtake other desired
elements of the vision for the area, specific areas were set aside where residential may be included and
the agreement outlines that residential development may only proceed at a ratio of 3 acres for every 1
acre of office. However, the yellow area on the attached PMP Land Use Map is entitled to start
residential development at any time (this is the R1 project area). Similarly, the orange mixed-use
property furthest south between Maker Way, Innovator Drive, and fronting Burke Lane is allowed to



construct residential units at any time. In 2021-2022, the Commission and Council reviewed and
approved Canopy Square by Wasatch Development on this orange area. It is worth noting that part of
the proposed changes to the PMP/DA related to the Wasatch property (RW) are to make the North
Farmington Station PMP consistent with the approvals given for that site.

With the Wasatch piece having received its initial entitlements for residential development, if R1
receives approval and begins construction, the 3:1 ratio will then come into effect for future projects
and, according to the unamended DA, at least 1-acre of office use must have a building permit
application prior to any more residential development.

While the R-1and Stack Commercial Subdivision or generally consistent with the existing entitlements
and agreements in place with the city, there are clarifying details related to how those areas may be
developed. Similarly, there are elements requested for consideration throughout the North Farmington
Station Area to consider.

While the planning of this area has been ongoing for many years and many hearings have previously
taken place, as it has been several months since this has been before the commission. As such, staff is
suggesting that the Planning Commission consider the changes requested by the applicant and table
a formal recommendation on the application while providing staff direction to implement ideas and
direction from the public hearing and planning commission discussion in the form of an amended
development agreement for further consideration at a future meeting.

Like a new agreement, amendments to an agreement are a legislative function and grant the city
discretion as to whether or not to approve any changes. Both parties need to be okay with any changes
before the amended agreement would take effect.

Following is a list of key topics the applicant is seeking to be addressed.

- timing of residential vs non-residential uses

- size of office allowed south of the creek (similar total amount of office spread over smaller buildings)
- allowance of drive through windows on some of the retail sites.

- amount of retail required in mixed use area.

- R1 option for townhomes (for sale) or apartments ... different height allowances

The applicants proposed amendments to the DA are detailed in the table as part of Supplemental
Information #3. In summary, the changes regard sections related to:

1. Replacement of existing land use tables shown currently in Exhibit “B” shall be replaced with
Exhibit “D”, Exhibit E, and Exhibit F (Supplemental Information #s 4, 5, and 6).

2. Building heights — Section 5a — Clarifies the height limit for the R1 area granting an option
Maintaining 200 ft. of 2 story buildings to the west before transitioning to higher structures if
rental units are pursued, with an option of increasing in height faster if for sale townhome units
are built instead. Other height limits are clarified as they relate to specific parcels from Exhibit
“D"” where notably additional height is proposed in the core area to ensure the ability to meet
minimum density requirements for this area due to the HTRZ status of the property. The
proposed changes would also allow offices south of the creek to be shorter. The intent of the
reduced office height is to allow smaller buildings but a similar total square footage of office.

3. Updating land uses - Section 5b - This section would amend the PMP/DA to include specific
development parcels and their allowed uses including a required minimum amount of
commercial square footage. The requirement to have a commmercial building permit in place
has been restored in this version.

4. Office/Residential Ratio — Section 5c¢ — this section effectively replaces the ratio language in the
original agreement with the land use map in Sl #4, also known as Exhibit “D”. Combined with
the building height updates, this change also allows for the consideration of smaller office
buildings on parcels O5 through O10.

5. Allowance of Drive Through use — With additional detail as to how the retail/commercial lots
may develop, specific lots or pads have been identified where the ability to include a drive
through window are being requested. Actual design of these sites would come at a future time.

6. Parcel dedication — new section 5| — Parcel A3 on Exhibit “D” will be dedicated to the City for
stormwater detention and public use as. The City shall dedicate the same acreage to R1 for a
more efficient project area.



MASTER PLAN/PLAT

The North Station Master Plat and accompanying land uses total 113 acres: 62 non-residential (55%) and
51 residential (45%) The remaining acreage in the area is included in roadways or public space.

The breakdown of parcels found in the Master Plat is as follows
e There are 12 commercial parcels ranging from 1.2 acres to 8.4 acres in size.
e There are 10 office parcels ranging from 1.0 acre to 9.5 acres
e There are 10 residential/mixed use parcels ranging from 0.9 acres to 18.4 acres (RW is the
Wasatch Development Canopy Square Project).

The Master Plat merely established Parcels, not buildable lots. When each parcel is ready for
development in the future, it will require a new plat and specific project review. Example: The Master
Plat creates the R1 parcel, the R1 Subdivision plat deals with the project specifics. Similarly, some of the
commercial parcels are being looked at more specifically with the Stack Commercial Subdivision.

The idea of recording a Master Plat for the large area is very beneficial moving forward to ensure survey
work in the area is consistent. This will enable the clean up of right of way and make future
development less susceptible to error with property boundaries.

R1 SUBDIVISION

When brought before the Planning Commission in May, the site plan for parcel R1 showed 135
apartment units and 33 townhome units. In this concept, a pair of 2-story apartment buildings were
closest to the trail. The current agreement simply states that development in the yellow area must have
a 2-story element near the trail. The original R1 proposal mimics what was approved for The Trail, the
project to the south which has a 200 ft. buffer distance where height is restricted.

Based on interest from the Planning Commission in seeing more for sale housing, the developer is
currently proposing an alternative option which would include 197 townhomes units and one 50-unit
apartment building. This includes a single row of 2 story townhomes near the trail and 3 story
structures begin sooner in the form of 3 story townhomes.

In both scenarios, the townhome units are broken down into individual parcels which may allow for
owner occupancy. There are 20 less units in the heavier townhome scenario.

Apart from interest in owner occupancy, the Planning Commission had expressed concerns at the
previous meeting about 3 story elements near the trail. The live/work units along North Station Lane
(950 North) remain as originally proposed, however the southernmost townhomes are planned as 2
story buildings. The live/work units are part of the red area from the original agreement so are not
currently limited in height like the yellow area. The Commission should indicate whether or not it feels
the live work satisfies the commercial desire of the original agreement or recommend the changes
proposed in the amended agreement which accommodate this use.

The applicant has provided an exhibit to speak to other items previously mentioned by the Planning
Commission during the hearing in May. (See Supplemental Items #12.)

If not addressed by the proposed amendments to the development agreement listed in the previous
section — more could be added to said agreement or a separate or supplemental DA could be
considered by the City Council to include certain deviations to Title 11, Chapter 18 Mixed Use Zones.

STACK COMMERCIAL SUBDIVISION

This is the first look the Commission has had at the commmercial subdivision. This is the northern area of
Stack’s property nearest the new interchange at Shepard Lane and I-15. While Exhibit “E” shows a fair
amount of detail, it has been created to help understand how stores would likely situate on each
property. The applicant is in talks with a number of interested parties, but specifics would come at a



future date with site plan reviews as to how each will actually develop. A summary of the applicant’s
vision for this area is to include some more auto-oriented and suburban type uses north of 950 North
with the more urban and pedestrian-oriented uses south of 950 north street.

For now, because of the large demand for drive through windows on stores, particularly for food users,
the applicant is showing where they would like to have permission to propose a drive through. This is
identified within the proposed language for the Amendment to the Development Agreement.
Consideration of the subdivision may require some flexibility to the Regulating Plan for the area with
deals with block size and road patterns.



Suggested Motion

Move that the Planning Commission table a decision on the PMP/DA, Master Plat, R1 Subdivision, and
Stack Commercial Subdivision allowing staff and the applicant to bring an Amended Development
Agreement in a complete form addressing taking into consideration comments from the Planning
Commission and public received at this meeting.

Supplemental Information
1. Vicinity Map
2. Master Context Plan
3. Farmington Station PMP Land Use Map (existing)
4.  Exhibit “D" - proposed Land Use Map for PMP/DA
5. North Farmington Station Development Agreement (existing)
6
7
8
9

Exhibit “B”, including North Farmington Station PMP Land Use Map (existing)
Proposed amendments to North Farmington Station Development Agreement
North Station Master Plat
. Exhibit “E" - Commercial Phase 1

10. Commercial Plat

1. Exhibit “F" - R1 Height Options

12. Summary of R1 Subdivision Updates

13. Previous R1 concept

14. R1Schematic Site Plan including elevations and landscape plan
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Farmington Station \_Ncst_‘_:l“heifwo ‘PMP applications have been ‘combined for consideration by
the City Council in one application for approval of North Farmington Station.

C. On October 20, 2020, the City approved a Project Master Plan (the “PMP™) for
the Property in accordance with Chapter 18 of the City’s zoning ordinance. The approved PMP
is attached hereto as Exhibit “B” and incorporated herein by reference. The purposes of the PMP
include, among other things, the establishment of uses and minimum building heights applicable
to the respective areas of the Property, as set forth in the PMP, although the PMP is not intended
to enable futurc development of the Property without final subdivision and sitc plan approval
with respect to each phase.

D. The Property is subject to the City’s Laws, including without limitation Section
11-18-140 of the City’s zoning ordinance, pursuant to which this Agrecment may control over
certain provisions of the City’s Laws with respect to the matters set forth herein,

E. Persons and entities hereafler developing the Property or any portions of the
Property shall accomplish such development in accordance with the City’s Laws and the
provisiong set forth in this Agreement.



E. The City also recognizes that the development of North Farmingfon Station, and
any future phase thercof, may result in tangible benefits to the City through the stimulation of
development in the area, including a possible increase of the City's tax base and the development
of amenities that may enhance further economic development efforts in the vicinity of the
Property, and is therefore willing to enter ito this Agreement, subject fo the terms and
conditions set forth herein.

AGREEMENT

NOW, THEREFORE, in consideration of the mmutual covenants contained hercin and
other good and valuable consideration, the receipt and sufficiency of which are hereby
acknowledged, the City and Developer hereby agree as follows:

1. Incorneration of Recitals. The above Recitals are herehy incorporated into this
Agreement.
2, Defipitions. In addition to the other capitalized terms defined elsewhere in this

Agreement, the following terms shall have the respective meanings indicated below:

a. “City’s Laws” means, collectively, all City ordinances, rules and
regulations, including the provisions of the City’s General Plan, the City’s zohing and
subdivision ordinances, the City’s engineering development standards and specifications, and
any permiis issued by the City pursuant to the forcgoing ordinances and regulations.

b. “Lifective Date” means the latter of (i) the date of this Agreement set forth
in the introductory paragraph hereof, or (if) the first date that the Developer acquires fee title to
the parccls of rcal property listed in Section 3.

i. Notwithsianding the foregoing, this Agreement shall be
effective as a contract between the partics on the date of
execution of the last party fo sign. Provisions relating to
development at the Property shall become effective per
Section 3 and Section 2 {b) (ii) as herein defined.

3. Effectiveness. This Agreement, including the PMP, shall apply to and govern the
development of the Property, which consists of the following respective parcels (as identified
pursuant to a Davis County Assessor property search): Parcel ID 08-058-0020, 08-058-0016,
08-060-0026, 08-060-0003, 08-057-0015, 08-057-0053, and 08-057-0064. I Developer fails to
acquire fee title to all of the foregoing parcels, this Agreement become null and void and all
provisions governing future development of the Property shall be of no effect. It is anticipated
Devcloper will acquirc a portion or remnant of parcel number 08-057-0046, which shall also be
included in the Property. The anticipated acquisition of this parcel is nota condition precedent to
this Agrecment. However, in the event the remnant is not acquired by Developer, the approved
PMP and this Agreement will require amendment as this parcel is within the PMP. The Parties
acknowledge that a corresponding amendment has not been approved and that the City cannot
conmmit to approve such ap amendmoent.
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4, Alternative Anproval Proecess. The City has beld all public hearings necessary
for, and has approved the PMP. Developer and/or Developer’s successors and assigns may froni
time to fime apply to develop any phase of North Farmington Station greater than iwo and a half
(2.5) acres in size in accordance with an alternative approval process as set forth in section of
11-18-140 of the City’s zoning ordinance

5. Uses of the Praperty. The uses of the Property and the respective areas of the

Property designated for cach such use shall be as set forth in the PMP. Specific development
standards and processing requirements shall be as follows:

a. Ruildine Heieht Limits. Building heights shall be regulated per the PMP,
except that the maximum building height is four stories in that part of the orange area as shown
in the PMP (Mixed Use Commercial/Residential) abutting Commerce Dirive, which orange area
is by Spring Creek, and those buildings in the yellow (Residential) area as shown in the PMP
shall have a two-story element nexi and/or closest to the UTA DRG&W frail right-of-way, and
those buildings in the tan (Mixed-Use Commercial/Residential Remote Transit HUB) arcas notth
of Spring Creek shall have a maximum building height of seven stories, and as referenced in

paragraph c., below.

b, Residential Uses. Residential uscs may be allowed in the tan (Mixed-Use
Commercial/Residential Remote Transit HUB), yellow and orange areas as shown in the PMP
upon review and City approval of conforming Jand use applications. prepared by the Developer,
which shall include building elevations, as part of the City’s normal Development Plan Review
Process. Residential uses shail be prohibited in the red (Mixed Use Commercial/Additional
Officc) and blue (Class A Office) arcas as shown in the PMF, cxeept as may otherwise be
provided in an amended PMP.

e Office to Residential Acreage Ratio. In the event the Developer receives
approval by the City as set forth in paragraph 5.b above, Developer shall be permitted to proceed
with construction upon final approval for the multi-family residential product, shown in orange
in the PMP and located along Burke Lane, and, as shown in Ycllow in the PMP. The residential
uses in yellow shall be subject to maximum height limitation of 36 feet. The remainder of the
residential developnient in the PMP will not be considered for approval until the first office
building is under construction in the blue or red area. Once the first office building is under
constraction in the blue or red area, the remaining residential, if approved, shall be permitted at a
satio of 3 acres of residential (in the orange and/or tan arcas) for every 1 acre of efficc. The
Developer shall submit plans for, and process to completion a building permit application for the
first office building on or before Decerber 31, 2023; notwithstanding this, the Developer must
obtain site plen and building permit approval and commence construction of the first office
building in the blue area, with floor plans no less than a 25,000 square foot footprint, no later
than one month after the latter of (i) signing a lease or aggregate of lcases of 50% or more of the
square footage of the first office building and (ii) recetving construction financing.

d. Eners. Bfficiency. All office buildings in the Property will be constructed
in & manner generally consistent with LEED Silver standards, Energy Star standards, and
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ASHRAFE standards, as in effect on the building permit application date, but such certifications
shall not be required.

€. Soring Creek Trail. The Spring Creek Trail system as shown in the PMP

shall be sequentially completed as the abuiting properties develop unless otherwise required as
part of the subdivision/site plan review process.

f. Infrastructore Requiremients. All public infrastructure shall be constructed
in strict accordance with the City’s Standards and Specifications for Public Improvements and
the City’s Laws.

CAMP. Common Area Management Plans for the Property shall be
approved by the City at the time final site plans are approved for portions of the Property. Those
plans shall include, at a minimum, provisions for the maintenance and upkeep of private streets
and commot areas, snow removal and location, use and maintenance of common andfor shared

ACCCRS POINIs.

h. Amenities. All amenities associated with the residential development and

all architectural materials ntilized throughout the project shall be of a quality and standard fitting
for a Class A Office and a top guality mixed use development.

i Vesting. Throughout the term of this Agreement, the Property shall be
regulated per Title 11, Chapter 18, specifically Section 11-18-05¢ and Section 11-18-060
attached hereto as Exhibit “C” of Farmington City’s code, as such Chapter reads as of the
Effective Date and is incorporated herein by this reference; provided that, without limiting
Developer’s right to submit petitions or applications under Section 11-18-140 of the City’'s
zoning ordinance, the provisions of this Agreement and the PMP shall control in the case of any
conflict with such Chapter.

i Reculatine Plan Amendment. The City agrees fo process to completion an
amendment to the Regulating Plan for all Principal Streets as shown on the PMP, which
amendment shall be effective no later than the date that is ninety days after the Effective Date.
The Amendment of the Regulating Plan relating to non-principal streets will be considered by
the City as part of the further development plan review process for site plans or subdivisions.

k. Office Park Desion. Class A Office site plans within the blue area of the
PMP shall be designed and approved i such a way to accommodate infill buildings and/or
parking structures in the future.

6. Assionment. Developer shall not assign this Agreement or any rights or interests

herein without giving prior written notice to the City. Any future assignee shall consent in
writing to be bound by the terms of this Agreement as a condition precedent fo the agsignmenit.

7. Notices. Any nofices, requests and demands required or desired fo be given
hetennder shall be in writing and shall be served personally upon the party for whom intended,
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or if mailed, by certified mail, return receipt requested, postage prepaid, to such party af its
address shown below:

To Developer: STACK Real Estate, LLC
Attn: Andrew Bybee or Trevor Evans
2801 North Thanksgiving Way, Ste. 160
Lehi, Utah 84043

To the City Farmington City
Attn: City Manager
160 South Main Street
Farmington, Utah 84025-0160

8. Entire Aoreement. This Agreement together with the Exhibits attached thereto

EURAMAR & LSl e n s e

and the documents rcferenced herein, and all regulatory approvals given by the City for the
Properly, confain the entive agreement of the parties and supersede any prior promises,
representations, warranties or understandings between the parties with respect to the subject
matier hereof which are not contained in this Agreement and the regulatory approvals for the

Property, including any related conditions.

9. Consiruction. Words in any gender are deemed to include the other genders,
The singular is deemed 1o include the phural and vice versa, as the context may require. The
headings contained in this Agreement are intended for convenience only and are in no way to be
nged 1o construe or limit the text herein. Use of the word “including” shall mean “including but

not limited to”, “including without limitation”, or words of similar import.

14, Non-Liability eof City Officials, Emplovees and Others. No officer,
representative, agent, or cmployee of the City shall be personally liable to Developer, or any
suceessor-in-interest or assignee of Developer in the event of any default or breach by the City or
for any amount which may become due Developer, or its snccessors or asgigns, for any
obligation arising under the terms of this Agreement, uniess it is established that the officer,

representative, agent or employee acted or failed fo act due to fraud or malice.

11.  Ns Third-Partv Richts. The obligations of Developer set forth herein shall not
create any rights in and/or obligations to any persons or parties other than the City. The parties
hersto alone shall be entitled to enforce or waive any provisions of this Agreement.

12. Recordation. This Agreement shall be recorded by the City against the Property
in the office of the Davis County Recorder, State of Utah.

13. Relationshin. Nothing in this Agreement shall be construed to create any
partnership, joint venture or fiduciary relationship between the partics hereto.

14.  Term. This Agreement shall become effective upon the Effective Date and shall
continue in full force and effect from such date until the date that is thirty (30) years after the

S
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City’s completion of construction of the arterial and principal roads shown in the PMP, unless
terminated earlier pursuant to Section 15 below.

15. 'Termination. Notwithstanding the foregoing, if Developer has not commenced
development activities on the Property within five (5) years after the Major Public Streets, as
defined in the Agreement for the Development of Land between the parties to this Agreement
and the Redevelopment Agency of Farmington City are completed, the City may request
Developer to provide the City with reasonable plans and assurances that Developer will develop
the Property in accordance with this Agreement. In such event, Developer shall have 120 days
after receiving such request from the City to provide the City with such information. If
Developer fails to respond to such request within such time period, or responds within such time
period with plans and assurances that are unacceptable to the City in the City’s reasonable
discretion, the City may terminate this Agreement by giving written notice to Developer within
sixty (60} days following the termination of the 120-day response period described above.

16.  Severability. If any portion of this Agreement is held to be unenforceable or

e R

invalid for any reason by a court of competent jurisdiction, the remaining provisions shall
continue in full force and effect.

17.  Amendment. This Agreement may be amended only in writing signed by the
parties hereto. The parties acknowledge that Developer intends to acquire additional parcels of
real property located adjacent to or near the Property, and the parties desire that Developer
develop such additional parcels of Property pursuant to this Agreement to facilitate the
consistency of the development of the Property and such additional parcels. Accordingly, and
subject to any required PMP approvals which may be required, the parties agree to amend this
Agreement to inchude within the scope and definition of the “Property” hereunder any additional
parcels of real property acquired by Developer or its affiliates within the area of the City
bounded by Shepard Lane on the north/northwest, Interstate 15 on the northeast, Park Lane on

the southeast, and the Denver and Rio Grande Western Rail Trail on the southwest.
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AMENDMENT TO DEVELOPMENT AGREEMENT

Reference

Current

***THIS WOULD BE AN AMENDMENT TO EXISTING DA***

Recitals

Section 5 a.

Section 5 b.

Section 5 c.

Section 5 k.

Section 5 1.

Section 5

Building Height Limits. Building heights shall be regulated per the PMP , except that the
maximum building height is four stories in that part of the orange area as shown in the
PMP (Mixed Use Commercial/Residential) abutting Commerce Drive, which orange area is
by Spring Creek, and those buildings in the yellow (Residential) area as shown in the PMP
shall have a two-story element next and/or closest to the UTA DRG&W trail right-of-way,
and those buildings in the tan (Mixed-Use Commercial/Residential Remote Transit HUB)
areas north of Spring Creek shall have a maximum building height of seven stories, and as
referenced in paragraph c., below.

Residential Land Use. Residential uses may be allowed in the tan (Mixed-Use
Commercial/Residential Remote Transit HUB), yellow and orange areas as shown in the
PMP upon review and City approval of conforming land use applications. prepared by the
Developer, which shall include building elevations, as part of the City’s normal
Development Plan Review Process. Residential uses shall be prohibited in the red (Mixed
Use Commercial/Additional Office) and blue (Class A Office) areas as shown in the PMP,
except as may otherwise be provided in an amended PMP

Office to Residential Acreage Ratio. In the event the Developer receives approval by
the City as set forth in paragraph 5.b above, Developer shall be permitted to proceed with
construction upon final approval for the multi-family residential product, shown in orange
in the PMP and located along Burke Lane, and, as shown in Yellow in the PMP. The
residential uses in yellow shall be subject to maximum height limitation of 36 feet. The
remainder of the residential development in the PMP will not be considered for approval
until the first office building is under construction in the blue or red area. Once the first
office building is under construction in the blue or red area, the remaining residential, if
approved, shall be permitted at a ratio of 3 acres of residential (in the orange and/or tan
areas) for every 1 acre of office. The Developer shall submit plans for, and process to
completion a building permit application for the first office building on or before
December 31, 2023; notwithstanding this, the Developer must obtain site plan and
building permit approval and commence construction of the first office building in the
blue area, with floor plans no less than a 25,000 square foot footprint, no later than one
month after the latter of (i) signing a lease or aggregate of leases of 50% or more of the
square footage of the first office building and (ii) receiving construction financing.

Office Park Design. Class A Office site plans within the blue area of the PMP shall be
designed and approved in such a way to accommodate infill buildings and/or
parking structures in the future.

n/a

Proposed May 2024 Amend & Replace

Add amendment recitals

The land use tables found throughout Exhibit B — Project Master Plan shall be amended and replaced with Exhibit D
North Station Master Plat & Wasatch Parcels attached herein. All other provisions and details of Exhibit B — Project
Master Plan shall remain unchanged except as modified by this Amendment.

Building Height Limits. Building heights shall be regulated per the PMP, except that pursuant to Exhibit D those
buildings in Residential Parcel R1 that are within 200 feet from the western boundary of the Denver & Rio Grande
Western right-of-way shall not exceed two stories or twenty-seven feet (27') in height, except where residential
dwelling units are townhomes along the north, east, and south boundary of R1 the height shall not exceed
thirty-six feet (36') to the top of roof or parapet or fourty-four feet (44') including a rooftop patio and bonus room on
afourth level; and those buildings in Residential Parcels R2 and R3 shall have a maximum building height of four
stories; and those buildings in Residential Parcels M1, M2, M3, M4, M, R4, and RS shall have a maximum building
height of seven stories; and those buildings in Office Parcels 05, 06, 07, 08, 09, 010, and OW shall have a minimum
height of two stories; those buildings in Commercial Parcels C2, C12, or O1 shall have no minimum height. All heights
not mentioned in this section 5 a. shall be governed by the underlying zoning code.

Residential Land Use. Pursuant to Exhibit D attached hereto and subject to the City's normal Development Plan
Review process and approval, residential uses may be allowed in Parcels R1, R2, R3, R4, RS, M1, M2, M3, M4 and RW,
and all subdivisions thereof. Parcels R2, M1, M2, M3, M4, and RW shall have a ground floor commercial component as

UPDATED Amend & Replace

The land use tables found throughout Exhibit B — Project Master Plan shall be amended and replaced with Exhibit D — North Station Master
Plat & Wasatch Parcels attached herein. All other provisions and details of Exhibit B — Project Master Plan shall remain unchanged except as
modified by this Amendment. Exhibit E - North Station Commercial Concept and Exhibit F - DRG Restriction Area shall be added to
the Development Agreement

Building Height Limits. Building heights shall be regulated per the PMP, except that pursuant to Exhibit D those buildings in:

i) Residential Parcel R1, pursuant to Exhibit F - DRG Restriction Area, that are

a) within 200 feet from the western boundary of the Denver & Rio Grande Western right-of-way ("200 ft DRG Restriction Area"), and
are apartment homes , shall not exceed two stories or twenty-seven feet (27') in height, except where residential dwelling units
are townhomes and contain a live/work component along the north east-and-seuth boundary of R1 the height shall not exceed
thirty-six feet (36') to the top of roof or parapet or fourty-four feet (44') including a rooftop patio and bonus room on a fourth level; all
other buildings within R1 but outside of the DRG Restriction Area shall have a maximum building height of four (4) stories OR

b) within the DRG Restriction Area, and are separately platted townhomes, shall not exceed two stories or twenty-seven feet
(27"} in height for townhome buildings closest to the DRG trail right-of-way, except where residential dwelling units are townhomes
and contain a live/work component along the north of R1 the height shall not exceed thirty-six feet (36') to the top of roof or
parapet or fourty-four feet (44') including a rooftop patio and bonus room on a fourth level; all other buildings within R1 but outside
of the DRG Restriction Area shall have a maximum building height of four (4) stories;

ii) Residential Parcels R2 and R3 shall have a maximum building height of four stories;
iii) Residential Parcels M1, M2, M3, M4, M5, R4, and RS shall have a maximum building height of eight stories;
iv) Office Parcels 05, 06, 07, 08, 09, 010, and OW shall have a minimum height of two stories;

V) Commercial Parcels C2, C12, or O1 shall have no minimum height.

Vi) All heights not mentioned in this section 5 a. shall be governed by the underlying zoning code.

Residential Land Use. Pursuant to Exhibit D attached hereto and subject to the City's normal Development Plan Review process and
approval, residential uses may be allowed in Parcels R1, R2, R3, R4, R5, M1, M2, M3, M4 and RW, and all subdivisions thereof. Parcels R2,
M1, M2, M3, M4, and RW shall have a ground floor commercial component as generally shown in Exhibit D of at least 20,000 square feet in

generally shown in Exhibit D of at least 15,000 square feet in aggregate across the Parcels.
uses shall be prohibited in all other Parcels not mentioned in this section 5 b. At any time, Parcels R1 and RW may
proceed with construction upon final City approval, subject to the City's normal Development Plan Review process and
approval. All remaining residential parcels may proceed with construction at a ratio of 3 acres of residential acreage for
every 1 acre of either office or commercial acreage that commences construction by the Developer, the measurement
of acres shall exclude future open space and road right of way dedications ("Residential Release Ratio"). For those
parcels where a ground lease or a sale of a Developer Parcel occurs to an unaffiliated third-party for office or
commercial use, such third-party must receive Final Site Plan approval on the subject Parcel in order for such Parcel to
count toward the Residential Release Ratio.

Office/Commercial Land Use. Land uses shall be regulated per Exhibit D which aligns with the Farmington Station
Area Plan approved by the City in July 2022. The City desires to maintain the Non-Residential and Residential acreages
found in Exhibit D throughout the course of the project.

Office Park Design. Class A Office site plans within Office Parcels O1, 02, 03, 04, 05, 06, 07, 08, 09, 010,
and OW of Exhibit D shall be designed and approved in such a way to accommodate infill buildings and/or
parking structures in the future.

Parcel Exchange. Pursuant to Exhibit D, Developer shall dedicate Parcel A3 to F i City and F

across the i Parcels, with no more than 3,000 square feet required on Parcel RW. Residential uses shall
be prohibited in all other parcels not mentioned in this section 5 b. At any time, Parcels R1 and RW may proceed with construction upon final
City approval, subject to the City's normal Development Plan Review process and approval. All remaining residential parcels may proceed
with construction at a ratio of 3 acres of residential acreage for every 1 acre of either office or commercial acreage that commences
construction by the Developer, the measurement of acres shall exclude future open space and road right of way dedications ("Residential
Release Ratio"). For those parcels where a ground lease or a sale of a Developer Parcel occurs to an unaffiliated third-party for office or
commercial use, such third-party must receive a Building Permit approval on the subject Parcel in order for such Parcel to count toward the
Residential Release Ratio.

Office/Commercial Land Use. Land uses shall be regulated per Exhibit D which aligns with the Farmington Station Area Plan approved by
the City in July 2022. The City shall maintain the Non-Residential and Residential acreages found in Exhibit D throughout the course of the
project.

Office Park Design. Class A Office site plans within Office Parcels O1, 02, 03, 04, 05, 06, 07, 08, 09, 010, and OW of Exhibit D
shall be designed and approved in such a way to accommodate infill buildings and/or parking structures in the future.

Future Parcel Exchange. Pursuant to Exhibit D, at the time Parcel R1 plat amendment is recorded, Developer shall dedicate Parcel

City shall dedicate the southwest corner of R1, a triangle area encumbered by a Dominion Energy gas
easement. The useable acreage outside of the gas easement within the R1 triangle measures less than
Parcel A3. The parcel exchange will allow Developer to complete it's proposed development more efficiently.
All earthwork to re-shape the detention pond shall be completed by Developer.

A3 to Farmington City and Farmington City shall dedicate the southwest corner of R1, a triangle area encumbered by a Dominion
Energy gas easement. The useable acreage outside of the gas easement within the R1 triangle measures less than Parcel A3.
The land exchange will allow Developer to complete it's proposed development for R1 more efficiently. All earthwork to re-shape
the detention pond shall be completed by Developer.

Commercial Design and Drive Thrus. Pursuant to Exhibit E, Commercial Parcels C6, C10, C11, and Subparcels C3.1, C4.1, C4.5,
C4.6, C4.7 shall be permitted to have a drive thru, subject to the City's standard site plan and design approval process.
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NORTH STATION
MASTER PLAT

LOCATED IN THE NORTHEAST, SOUTHEAST, SOUTHWEST,

AND NORTHWEST QUARTER, OF SECTION 14,

TOWNSHIP 3 NORTH, RANGE 1 WEST, SALT LAKE BASE & MERIDIAN

FARMINGTON CITY, DAVIS COUNTY, UTAH

SEPTEMBER 2024

VICINITY MAP
NOT TO SCALE

NOTES

1. (ELECTRICAL GEAR MARKER): ELECTRICAL VAULT FOOTPRINTS
UP TO 8X13' AND ASSOCIATED ELECTRICAL GEAR SHALL EXTEND
BEYOND THE TYPICAL 16' PUE.

SURVEYOR'S CERTIFICATE

1, DEVRON J. ANDERSEN, DO HEREBY CERTIFY THAT | AM A LICENSED PROFESSIONAL LAND
SURVEYOR IN THE STATE OF UTAH AND THAT | HOLD LICENSE NUMBER 7897281 IN
ACCORDANCE WITH THE PROFESSIONAL ENGINEERS AND LAND SURVEYORS ACT, TITLE 58,
CHAPTER 22, OF UTAH CODE; | FURTHER CERTIFY THAT BY AUTHORITY OF THE OWNERS, |
HAVE COMPLETED A SURVEY OF THE PROPERTY DESCRIBED ON THIS PLAT IN ACCORDANCE
WITH TITLE 17, CHAPTER 23, SECTION 17, OF UTAH CODE, HAVE VERIFIED ALL
MEASUREMENTS, AND HAVE HEREBY SUBDIVIDED SAID PROPERTY INTO PARCELS AND
STREETS, TOGETHER WITH EASEMENTS, HEREAFTER TO BE KNOWN AS
NORTH STATION MASTER PLAT

SURVEYOR'S NARRATIVE

THE PURPOSE OF THIS PLAT IS TO DEFINE NEW PARCEL BOUNDARIES WITHIN THE
OVERALL SUBDIVISION BOUNDARY. THE OVERALL SUBDIVISION BOUNDARY CONTAINED
MULTIPLE PARCELS OF LAND OWNED BY STACK FARMINGTON LAND, LLC, AND
FARMINGTON CITY.

THE BASIS OF BEARING FOR THIS SURVEY IS S.00°14'39'E. BETWEEN THE DAVIS COUNTY
SURVEY MONUMENTS MARKING THE CENTER QUARTER CORNER AND THE SOUTH
QUARTER CORNER OF SECTION 14, TOWNSHIP 3 NORTH, RANGE 1 WEST, SALT LAKE BASE
AND MERIDIAN

NO PROPERTY CORNERS WERE SET IN RELATION TO THIS PLAT. IT IS ANTICIPATED THAT
PROPERTY CORNERS WILL BE SET WITH FUTURE FINAL SUBDIVISION PLATTING.

BOUNDARY DESCRIPTION

A TRACT OF LAND LOCATED IN THE NORTHEAST, SOUTHEAST, SOUTHWEST, AND
NORTHWEST QUARTER OF SECTION 14, TOWNSHIP 3 NORTH, RANGE 1 WEST, SALT LAKE
BASE AND MERIDIAN, DAVIS COUNTY, UTAH, MORE PARTICULARLY DESCRIBED AS
FOLLOWS:

BEGINNING AT A POINT 449.10 FEET $.00°14'39"E. ALONG THE QUARTER SECTION LINE AND
29.76 FEET N.89°35'34"W FROM THE CENTER QUARTER CORNER OF SAID SECTION 14 AND
RUNNING THENCE N.00°11'08'E. 9.95 FEET; THENCE S.89°55'48"W. 968.15 FEET; THENCE
$.54°37'51"W. 199.15 FEET TO THE EASTERLY LINE OF DENVER AND RIO GRANDE WESTERN
RAILROAD; THENCE ALONG SAID EASTERLY LINE N.34°36'25"W. 1526.09 FEET TO A 1430.00
FOOT RADIUS NON TANGENT CURVE TO THE LEFT; THENCE EASTERLY 128.11 FEET ALONG
SAID CURVE (NOTE: CHORD TO SAID CURVE BEARS N.73°06'45'E. 128.07 FEET); THENCE
N.34°36'25"W. 525.99 FEET TO THE SOUTHERLY LINE OF ARROWGATE PHASE 1 SUBDIVISION,
RECORDED AS ENTRY NUMBER 3263392 IN THE OFFICE OF THE DAVIS COUNTY RECORDER;
THENCE ALONG SAID SOUTHERLY LINE, WHICH LINE IS ALSO THE CENTERLINE OF HAIGHT
CREEK, THE FOLLOWING TWENTY (20) COURSES: 1) N.74°31'07°E. 82.39 FEET, 2) THENCE
N.48*19'35'E. 161.50 FEET, 3) THENCE N.00°2501°E. 46.41 FEET, 4) THENCE N.46°2920'E
189.60 FEET, 5) THENCE N.07°31'00E. 19.77 FEET, 6) THENCE N.35°5327"W. 5064 FEET, 7)
THENCE N.62°5339"W. 18.56 FEET, 8) THENCE N.06°3254"W. 1575 FEET, 9) THENCE
N.45°3022'W. 34.24 FEET, 10) THENCE N.14°5837°E. 49.64 FEET, 11) THENCE N.52°5315'E
83.69 FEET, 12) THENCE N.10°18'38"E. 26.24 FEET, 13) THENCE N.72°37'41°E. 21.42 FEET, 14)
THENCE N.14°1807'E. 27.78 FEET, 15) THENCE N.04°58'30'W. 19.33 FEET, 16) THENCE
N.48°28'14'E. 33.00 FEET, 17) THENCE S.69°06'19"E. 24.15 FEET, 18) THENCE N.66°3000'E.
1162 FEET, 19) THENCE $.86°20'51°E. 33.86 FEET, AND 20) THENCE N.67°35'14'E. 17 46 FEET
TO THE SOUTHERLY LINE OF SHEPARD LANE; THENCE ALONG SAID SOUTHERLY LINE THE
FOLLOWING FOUR (4) COURSES: 1) S.47°06'40°E. 21.90 FEET, 2) THENCE S.71°24'02°E. 113.83
FEET TO A 632.96 FOOT RADIUS NON TANGENT CURVE TO THE LEFT, 3) THENCE EASTERLY
563.43 FEET ALONG SAID CURVE (NOTE: CHORD TO SAID CURVE BEARS N.88°1042°E. 545.01
FEET), AND 4) THENCE N.62°40'39°E. 133.38 FEET TO THE SOUTHWESTERLY LINE OF
OREGON SHORT LINE RAILROAD; THENCE ALONG SAID SOUTHWESTERLY LINE S.50°3013'E.
922.74 FEET; THENCE N.39°29'47"E. 50.00 FEET TO THE SOUTHWESTERLY LINE OF UNION
PACIFIC RAILROAD; THENCE ALONG SAID SOUTHWESTERLY LINE THE FOLLOWING TWO (2)
COURSES: 1) S.50°30'13E. 1,630.98 FEET TO A 19,637.31 FOOT RADIUS NON TANGENT
CURVE TO THE RIGHT, AND 2) THENCE SOUTHEASTERLY 766.27 FEET ALONG SAID CURVE
(NOTE: CHORD TO SAID CURVE BEARS S.50°11'58'E. 766.22 FEET); THENCE S.39°1303"W.
35.10 FEET; THENCE $.50°47'25'E. 271.40 FEET; THENCE N.89°34'35"W. 567.47 FEET; THENCE
N.89°35'34"W. 1,311.34 FEET TO THE POINT OF BEGINNING.

CCONTAINING 5,141,214 SQUARE FEET OR 118.026 ACRES, MORE OR LESS. 36 PARCELS.

NOTE: ROTATE THE ABOVE BEARINGS CLOCKWISE 0°14'50" TO MATCH STATE PLANE
CCOORDINATE SYSTEM BEARINGS,

RECORD OF SURVEY
ASURVEY THAT INCLUDES THE EXTERIOR BOUNDARIES OF THIS
SUBDIVISION PLAT HAS BEEN FILED IN THE OFFICE OF THE
DAVIS COUNTY SURVEYOR AND ASSIGNED FILE NUMBER

OWNER'S DEDICATION

KNOW ALL MEN BY THESE PRESENTS THAT THE UNDERSIGNED ARE THE OWNERS OF THE
HEREON DESCRIBED TRACT OF LAND, AND HEREBY CAUSE THE SAME TO BE DIVIDED INTO
PARCELS AND STREETS, TOGETHER WITH EASEMENTS AS SET FORTH TO BE HEREAFTER
KNOWN AS
NORTH STATION MASTER PLAT

AND DO HEREBY DEDICATE FOR THE PERPETUAL USE OF THE PUBLIC ALL ROADS AND
OTHER AREAS SHOWN ON THIS PLAT AS INTENDED FOR PUBLIC USE. THE UNDERSIGNED
OWNERS HEREBY CONVEY TO ANY AND ALL PUBLIC UTILITY COMPANIES A PERPETUAL,
NONEXCLUSIVE EASEMENT OVER THE PUBLIC UTILITY EASEMENTS SHOWN ON THIS PLAT,
THE SAME TO BE USED FOR THE INSTALLATION, MAINTENANCE AND OPERATION OF UTILITY
LINES AND FACILITIES. THE UNDERSIGNED OWNERS ALSO HEREBY CONVEY ANY OTHER
EASEMENTS AS SHOWN AND/OR NOTED ON THIS PLAT TO THE PARTIES INDICATED AND
FOR THE PURPOSES SHOWN AND/OR NOTED HEREON.

DATED THIS DAY OF. 2024
STACK FARMINGTON LAND, LLC BY:
A UTAH LIMITED LIABILITY COMPANY
NAME:
ITs:
FARMINGTON CITY BY:
NAME
ITs:
ACKNOWLEDGEMENT
STATE OF
COUNTY OF
ON THIS DAY OF , 2024, PERSONALLY APPEARED BEFORE ME,

THE UNDERSIGNED NOTARY PUBLIC, THE SIGNERS OF THE ABOVE OWNER'S DEDICATION,
IN NUMBER, WHO DULY ACKNOWLEDGED TO ME THEY SIGNED IT FREELY AND
VOLUNTARILY AND FOR THE PURPOSES THEREIN MENTIONED.

ANOTARY PUBLIC COMMISSIONED IN UTAH
NOTARY PUBLIC NAME:

COMMISSION NUMBER
MY COMMISSION EXPIRES:

ACKNOWLEDGEMENT

STATE OF

COUNTY OF

ON THIS DAY OF . 2024, PERSONALLY APPEARED BEFORE ME,

THE UNDERSIGNED NOTARY PUBLIC, THE SIGNERS OF THE ABOVE OWNER'S DEDICATION,
IN NUMBER, WHO DULY ACKNOWLEDGED TO ME THEY SIGNED IT FREELY AND
VOLUNTARILY AND FOR THE PURPOSES THEREIN MENTIONED.

ANOTARY PUBLIC COMMISSIONED IN UTAH
NOTARY PUBLIC NAME:

COMMISSION NUMBER
MY COMMISSION EXPIRES:

SHEET 1 of 11

BENCHLAND WATER DISTRICT
APPROVED THIS DAY OF

2024, BY THE BENCHLAND WATER DISTRICT.

WEBER BASIN WATER DISTRICT
APPROVED THIS DAY OF

2024, BY THE WEBER BASIN WATER CONSERVANCY DISTRICT.

CENTRAL DAVIS SEWER DISTRICT

APPROVED THIS DAY OF .
PROJECT NUMBER
2024, BY THE CENTRAL DAVIS SEWER DISTRICT.
DESIGNED BY
DRAWN BY

CHECKED BY DRW

BENCHLAND WATER DISTRICT MANAGER

WEBER BASIN WATER DISTRICT MANAGER

CENTRAL DAVIS SEWER DISTRICT MANAGER

23-355

- WALL CONSULTANT GROUP
_— T \ - 2139 SOUTH 1260 WEST
KwT SALT LAKE CITY, UT 84119

DATE _11/17/2023

PHONE: 801-449-1173

NORTH STATION
MASTER PLAT

LOCATED IN THE NORTHEAST, SOUTHEAST, SOUTHWEST,
AND NORTHWEST QUARTER, OF SECTION 14,
TOWNSHIP 3 NORTH, RANGE 1 WEST, SALT LAKE BASE & MERIDIAN
DAVIS COUNTY, UTAH

drives\2023

PLANNING COMMISSION APPROVAL CITY ATTORNEY'S APPROVAL FARMINGTON CITY ENGINEER CITY COUNCIL APPROVAL
APPROVED THIS DAY OF APPROVED THIS DAY OF .| APPROVED THIS DAY OF . APPROVED THIS DAY OF , 2024, BY THE FARMINGTON CITY COUNCIL.
2024, BY THE FARMINGTON CITY PLANNING COMMISSION. 2024, BY THE FARMINGTON CITY ATTORNEY. 2024, BY THE FARMINGTON CITY ENGINEER
FARMINGTON CITY PLANNING COMMISSION CHAIRMAN FARMINGTON CITY ATTORNEY DATE FARMINGTON CITY ENGINEER CITY RECORDER CITY MAYOR

DAVIS COUNTY RECORDER
RECORDED #
STATE OF UTAH, COUNTY OF DAVIS, RECORDED AND FILED AT THE
REQUEST OF

DATE TIME. BOOK PAGE

FEE DAVIS COUNTY RECORDER




COMMERCIAL LANDSCAPE ZONES
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PUBLIC STREET PARKSTRIP - SYNTHETIC
TURF w/ PARKSTRIP TREES (30' o.c.)
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/ PARKING LOT LANDSCAPE AREAS -

LANDSCAPE SCREENING OF LOTS FROM
ADJACENT PUBLIC STREETS, SHADE TREES
AND LOW-WATER USE PLANT MATERIALS

INNOVATOR DR
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RETAIL BUILDING PERIMETER LANDSCAPE
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PROJECT PERIMETER LANDSCAPE AREAS -

SCREEN ADJACENT LAND USES THROUGH
THE USE OF EVERGREEN AND DECIDUOUS

TREES, GROUND-PLANE TREATMENT
THROUGH THE USE OF LOW-WATER
USAGE PLANT MATERIALS

NORTH STATION COMMERCIAL - PHASE | LANDSCAPE MASTER PLAN (9

FARMINGTON, UTAH 09/18/2024



Clark Lane Commercial Parking Ratios

21 Stalls
| 2,390 SF
L 8.8/1,000
6 Stalls
If Retail: 750 SF
Up to 8/1,000
2,320 SF
29 Stalls
8/1,000




North Station Commercial Parking Ratios

10/1,000
7.9/1,000
9/1,000
17/1,000
4/1,000
9.7/1,000
4/1,000
9/1,000
10.3/1,000
4/1,000
8.6/1,000
2.4/1,000

8to 15/1,000

4.1/1,000
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H CAUTION: NOTICE TO CONTRACTOR

| THE CONTRACTOR IS SPECIFICALLY CAUTIONED THAT THE LOCATION
{| ANDIOR ELEVATION OF EXISTING UTILITIES AS SHOWN ON THESE PLANS IS
i BASED ON RECORDS OF THE VARIOUS UTILITY COMPANIES AND, WHERE

3| POSSIBLE, MEASUREMENTS TAKEN IN THE FIELD. THE INFORMATION IS NOT

70 BE RELIED ON AS BEING EXACT OR COMPLETE. THE CONTRACTOR MUST
‘CALL THE LOCAL UTILITY LOCATION CENTER AT LEAST 48 HOURS BEFORE
ANY EXCAVATION TO REQUEST EXACT FIELD LOCATIONS OF THE UTILITIES.
T SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO RELOCATE ALL
EXISTING UTILITIES WHICH CONFLICT WITH THE PROPOSED IMPROVEMENTS
SHOWN ON THE PLANS. IF A CONFLICT IS IDENTIFIED, THE ENGINEER OF
RECORD SHOULD BE CONTACTED IMMEDIATELY, PRIOR TO ANY FURTHER
WORK BEING DONE RELATED TO THE ISSUE. CONTRACTOR IS TO BEGIN|
‘CONSTRUCTION AT LOW SIDE OF ALL GRAVITY LINES.

~ T

NORTH ST

NORTH STATION COMMERCIAL CONCEPTS

1600 WEST 950 NORTH
FARMINGTON CITY, UTAH 84025

LOCATED IN THE NORTHEAST, SOUTHEAST,

SOUTHWEST, AND NORTHWEST QUARTER OF SECTION 14,
TOWNSHIP 3 NORTH, RANGE 3 WEST,
SALT LAKE BASE & MERIDIAN, DAVIS COUNTY, UTAH

FARMINGTON CITY, UTAH
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(FUTURE)
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MONUMENT SIGN (FUTURE)
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THE CONTRACTOR IS TO CALL BLUE STAKES
PRIOR TO ANY CONSTRUCTION.
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200 ft

)

2 Story

EXHIBIT F — 200 ft DRG Restriction Area

Building Heights i) a)

200 ft

2 Story

Building Heights i) b)



Two Story

Three Story

Two Story
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Three Story

(End Units include a rooftop bonus
room and patio)







3-Story
Required to

include

Separate
Work Units

e ——————

Separate Work Units

<— Balanced Design / Dimension ==p

r===="]

| I |

Privacy for
west
neighbors

—___———|



Enbridge Gas (Dominion) will not permit any planted
trees within the high pressure gas line easement. No

exceptions on any species, including shallow root trees.

Shrubs and other plantings are okay.

R1 design team will explore the possibility of planting
trees within UTA D&RG property as we move past the

schematic design process by receiving a
recommendation of approval on current schematic

design.



1 | 2 | 3 4

NORTH STATION FARMINGTON - SUBMITTAL NARRATIVE

North Station R1 is the first residential phase within the North
Station master plan. It brings a range of housing options with

row homes and apartment homes ranging from 1 bedroom to 3
bedrooms. Parking is designed at 1.9 stalls per apartment unit and
2 stalls per row house unit. Additionally, there is over 0.2 stalls

per unit for guest parking. Vehicle entry points are located on 360 west aspen avenu
Commerce Street and Spring Street, which will be constructed as saltlakeclty, utah 8410
part of the second phase west of Innovator Drive.

e
1

We have created safe pedestrian circulation throughout the site
with an emphasis on making connections to the City pocket park fto
the south and the D&RG Trail.

North Station R2 will be a second phase forthcoming in a future -
application and will have the core shared amenity area for R1 and

UNLESS A PROFESSIONAL SEAL WITH SIGNATURE AND
DATE IS AFFIXED, THIS DOCUMENT IS PRELIMINARY
AND IS NOT INTENDED FOR CONSTRUCTION,
RECORDING PURPOSES, OR IMPLEMENTATION

R2.
Q
&\O
SITE PLAN - UNIT MAPPING on
A
)
ROW-HOUSES . >
ang 3N 3N ©

BN . 3 STORY NORTH - MIDDLE 3N <<QQ~

3 STORY NORTH - END 3INE éo«

3 STORY - MIDDLE 3M

3 STORY - MIDDLE + IM+ APT BO1

3 STORY - END 3E 3 STORY

TUCKED UNDER PARKING
33 TOTAL
APT B02
2 STORY
THE DESIGNS SHOWN AND DESCRIBED HEREIN
APARTMENT BUILDING 01 - 3 STORY GBI T puncs S
Egﬁ%@ EET‘&IE?%%EE?W&SE& RN oART Y
2 STORY SPLIT LVL C PERAISSION EROM METHOD STUDIOING.
2BDR project:

|BDR NORTH
50 TOTAL STATION R1 -
DEVELOPMENT

APARTMENT BUILDING 02 - 2 STORY

2 STORY SPLIT LVL 3E B
2BDR 3M+
1BDR
M
40 TOTAL 3M
3SM+
APARTMENT BUILDING 03 - 2 STORY 3E
2 STORY SPLIT LVL - i
2BDR 3E Z: jee:Ct#: 52/252)525024
1BDR L
APT BO3 3 M+ revisions .
2 STORY
45 TOTAL
3M
135 TOTAL UNITS FOR ALL 3 BUILDINGS
3SM+
SE  ite
PARKING ALLOCATION 298 STALLS 3E He:
APT BLO1 - 79 STREET + 18 BUILDING 97 STALLS SM+ Master Context
APT BLO?2 75 STALLS 3M
APT BLO3 86 STALLS o Plan
VISITOR 40 STALLS 3M+
3E
3E
3M+
3E
sheet:
A2 RENDERED UNIT ALLOCATION PLAN SK 02 1
1 2 3 5







APARTMENT BUILDING 01
2 STORY SPLIT LV (1.863 SQFT)
2BDR (900 SQFT)
18DR (600+ SQFT)
Amenities E
360 west aspen avenue
50 UNITS TOTAL HANLS T PR
smms CLOSETS N ¥ S
l J DD"WASH FEASING [~
NORTH BUILDING
LvL 1 7.900 SQFT «\o
LvVL 2 - 10,200 SQFT \)O
LVL 3 - 10,000 SQFT : %é\q-
28,100 SQFT Q_QO
O
SOUTH BUILDING &
LvVL 1 - 10,100 SQFT N
LVL 2 - 12,200 SQFT
LVL 3 - 12,000 SQFT
34,300 SQFT
TOTAL BUILDIN FT
62,400 SQFT
project:
PARKING ALLOCATION STATION R1 -
WITHIN BUILDING
REGULAR - 16 STALLS DEVELOPMENT
7] LEVEL 2 FLOOR PLAN ADA 1 STALL L
116"= 10" VAN 1 STALL
18
ON SITE
REGULAR - 61 STALLS
TOTAL PARKING 8
79 STALLS AR <o
(? m revisions :
I8 p e
] A Itle:
> ) —® Building 1 -
e i Plans WIP
L = |
— - —®
sheet:
A7]LEVEL 3 FLOOR PLAN
SK-02
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project:
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DEVELOPMENT

date: O3
revisions :

title:

Building 1 -
Overall
Elevations

sheet:
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revisions :
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. PERSPECTIVE RENDERINGS

2

360 west aspen avenue
saltlake city, utah 84101
801 532 4422

ILESS A PROFESSIONAL SEAL WITH SIGHATURE AND
DATE 1 AFFDXED, THI DOCUVENT IS PRELANARY
AND S NOT RTEADED FOR CONSTRUCT)

"RECORDING PURPOSES. OR MPLENENTATION

THE DESIGNS SHONN AND DESCRIGED HEREN
NCLUONG ALL TECHNCAL DRANNGS, GRAPHC
REPRESENTATIONS § WODELS THEREGE. ARE
PROPRIETARY & CAN hOT BE COPIED, DUPLICATED, 0%
COMERCALLY EXPLOITED I WHOLE OR NPAR
WITHOUT THE SOLE AND EXPRESS WRITTEN

project:

NORTH
STATION R1 -
DEVELOPMENT

projects: 220355
date 03/22/2024

revisions :

title:
Building 1 -
Renderings

sheet:

SK-02.d



2958 w3 21-958° 281 w3 2958
1 1 1

1

UNIT INFO
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NORTH STATION R1 - DEVELOPMENT

FARMINGTON CITY, DAVIS COUNTY, UTAH
SEPTEMBER 2024
PRELIMINARY PLAT

SURVEYOR'S CERTIFICATE

I, DEVRON JAY ANDERSEN, DO HEREBY CERTIFY THAT | AM A LICENSED PROFESSIONAL LAND
SURVEYOR IN THE STATE OF UTAH AND THAT | HOLD LICENSE NUMBER 7897281 IN
ACCORDANCE WITH THE PROFESSIONAL ENGINEERS AND LAND SURVEYORS ACT, TITLE 58,
CHAPTER 22, OF UTAH CODE; | FURTHER CERTIFY THAT BY AUTHORITY OF THE OWNERS, |
HAVE COMPLETED A SURVEY OF THE PROPERTY DESCRIBED ON THIS PLAT IN ACCORDANCE
WITH TITLE 17, CHAPTER 23, SECTION 17, OF UTAH CODE; AND HAVE HEREBY SUBDIVIDED
SAID PROPERTY INTO (?) PARCELS, KNOWN HEREAFTER AS
NORTH STATION R1 - DEVELOPMENT

AND THAT THE SAME HAS BEEN CORRECTLY MONUMENTED ON THE GROUND AS SHOWN ON
THIS PLAT.

—
N}
N .
N =1 CURVE TABLE LINE TABLE OWNER'S DEDICATION
g N — CURVE # | LENGTH | RADIUS | CH BEARING | CH LENGTH LINE# | BEARING | LENGTH
- ) KNOW ALL MEN BY THESE PRESENTS THAT THE UNDERSIGNED ARE THE OWNERS OF THE
C1 96.91' | 629.57' | N86°49'32"E | 96.82' L1 | S43°27'34"E | 60.32 HEREON DESCRIBED TRACT OF LAND, AND HEREBY CAUSE THE SAME TO BE DIVIDED INTO
o 19012 | 55386 | N79°1220E | 18919 2 S43°4925'E | 76.12 PARCELS TOGETHER Wl:lla ERA'\I'SI-IIEI\Q'EI'T'; Sil SIEI -F(I))R’E'I;I,-lETIf)OBFIE “FEEE_AFTER KNOWN AS
060 c3 72011 | 65050' | N61°39:38"E | 70.08' L3 S88°49'38"E | 31.05' AND DO HEREBY DEDICATE FOR THE PERPETUAL USE OF THE PUBLIC ALL ROADS AND
OTHER AREAS SHOWN ON THIS PLAT AS INTENDED FOR PUBLIC USE. THE UNDERSIGNED
s, C4 5.10' 210.00' | N46°49'23"E | 5.10' L4 NO01°07'56"E 27.00° OWNERS HEREBY CONVEY TO ANY AND ALL PUBLIC UTILITY COMPANIES A PERPETUAL,
— ) NONEXCLUSIVE EASEMENT OVER THE PUBLIC UTILITY EASEMENTS SHOWN ON THIS PLAT,
o C5 40.40'" | 250.00' | N50°4524"E | 40.36' L5 | SO1°07'56"W | 27.00 THE SAME TO BE USED FOR THE INSTALLATION, MAINTENANCE AND OPERATION OF UTILITY
T\ oamaan . LINES AND FACILITIES.
. C6 54.98' 35.00' | S79°36'37"E | 49.50' L6 S55°35'36"E | 53.55
j i\‘ '2 c7 7275 | 3500 | S24°56'17'W | 60.34' L7 | S57°1223'W | 74.08 DATED THIS DAY OF 2024.
|-y I~rf =) c8 64.40' 41.00' | N88°52'16"W | 57.98' L8 N46°07'37"E 68.62'
—950 North— e— — BY:
l = P C9 128.29' | 795.00' | N50°44'59"E | 128.15' L12 | S43°27'34"E | 13.50°
_ \/] Ny g3 —— ' STACK FARMINGTON LAND, LLC NAME:
N N = L13 | S43°27'34°E | 13.50 A UTAH LIMITED LIABILITY COMPANY
) \ IS:
PROJEC'I:\“‘.,\H\\\
LOCATION x_x ™
“HK \\x.r- o Ly
3" \
-\k-\.
N\
o N
*-\_ i
N - R
‘x - ACKNOWLEDGEMENT
O STATE OF
Ay COUNTY OF
- _ ] Ty 4 ON THIS DAY OF , 2024, PERSONALLY APPEARED BEFORE ME,
- y[a:Narth———— THE UNDERSIGNED NOTARY PUBLIC, THE SIGNERS OF THE ABOVE OWNER'S DEDICATION,
[ AT IN NUMBER, WHO DULY ACKNOWLEDGED TO ME THEY SIGNED IT FREELY AND
: VOLUNTARILY AND FOR THE PURPOSES THEREIN MENTIONED.
VIC' NITY MAP MY COMMISSION EXPIRES NOTARY PUBLIC
NOT TO SCALE
NOTES
1. ANY EASEMENT PERTAINING TO OR REQUIRED FOR THE BOUNDARY DESCRIPTION
DEVELOPMENT OF NORTH STATION MASTER PLAT
PARCEL R2, PARCEL C5, OR PARCEL C6 IS HEREBY ALL OF PARCEL R1, NORTH STATION MASTER PLAT, ACCORDING TO THE OFFICIAL PLAT
GRANTED TO DEVELOPER. THEREOF, RECORDED AS ENTRY NUMBER  IN THE DAVIS COUNTY RECORDER'S OFFICE.
SHEET 1 of 2
BENCHLAND WATER DISTRICT WEBER BASIN WATER DISTRICT CENTRAL DAVIS SEWER DISTRICT NORTH STATION R1 - DEVELOPMENT
APPROVED THIS DAY OF APPROVED THIS DAY OF APPROVED THIS DAY OF
PROJECT NUMBER 23-355
2024, BY THE BENCHLAND WATER DISTRICT. 2024, BY THE WEBER BASIN WATER CONSERVANCY DISTRICT. 2024, BY THE CENTRAL DAVIS SEWER DISTRICT. DESIGNED BY KWT \ WALL CONSULTANT GROUP
L\ 2139 SOUTH 1260 WEST LOCATED IN THE SOUTHWEST AND NORTHWEST QUARTER,
DRAWN BY KWT SALT LAKE CITY, UT 84119 OF SECTION 14, TOWNSHIP 3 NORTH, RANGE 1 WEST,
CHECKEDBY DRW DATE ] PHONE: 801-449-1173 SALT LAKE BASE & MERIDIAN
DAVIS COUNTY, UTAH
BENCHLAND WATER DISTRICT MANAGER WEBER BASIN WATER DISTRICT MANAGER CENTRAL DAVIS SEWER DISTRICT MANAGER DAVIS COUNTY RECORDER
PLANNING COMMISSION APPROVAL CITY ATTORNEY'S APPROVAL FARMINGTON CITY ENGINEER CITY COUNCIL APPROVAL RECORDED #
APPROVED THIS DAY OF APPROVED THIS DAY OF .| APPROVED THIS DAY OF APPROVED THIS DAY OF . 2024, BY THE FARMINGTON CITY COUNCIL. STATE OF UTAH, COUNTY OF DAVIS, RECORDED AND FILED AT THE

2024, BY THE FARMINGTON CITY PLANNING COMMISSION.

2024, BY THE FARMINGTON CITY ATTORNEY.

FARMINGTON CITY PLANNING COMMISSION CHAIRMAN

FARMINGTON CITY ATTORNEY

2024, BY THE FARMINGTON CITY ENGINEER.

DATE FARMINGTON CITY ENGINEER

CITY RECORDER

CITY MAYOR

REQUEST OF

DATE TIME BOOK PAGE

FEE DAVIS COUNTY RECORDER
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SALT LAKE CITY, UT 84119

5' SIDEWALK PER APWA DETAIL# 231

WALL CONSULTANT GROUP

6' SIDEWALK PER APWA DETAIL #231

8' SIDEWALK PER APWA DETAIL #231

ADA RAMPS

ENCLOSED DUMPSTER PAD

3" THICK CONCRETE PAD

SNOW STORAGE

FIRE HYDRANT

Know what's helow.
@ﬁ Call 811 vefore you dig.

. BLUE STAKES OF UTAH
S UTILITY NOTIFICATION CENTER, INC.

PN www.bluestakes.org
) 1-800-662-4111

S89°565'48"W  224.50'

12" THICK ROAD BASE

ORONORONONONORONE),

PHASE 1
23-355

CONCEPT SITE PLAN

THE CONTRACTOR IS TO CALL BLUE STAKES
PRIOR TO ANY CONSTRUCTION.

NORTH STATION R1 - DEVELOPMENT

CAUTION: NOTICE TO CONTRACTOR

THE CONTRACTOR IS SPECIFICALLY CAUTIONED THAT THE LOCATION
AND/OR ELEVATION OF EXISTING UTILITIES AS SHOWN ON THESE PLANS IS
BASED ON RECORDS OF THE VARIOUS UTILITY COMPANIES AND, WHERE
POSSIBLE, MEASUREMENTS TAKEN IN THE FIELD. THE INFORMATION IS NOT
TO BE RELIED ON AS BEING EXACT OR COMPLETE. THE CONTRACTOR MUST
CALL THE LOCAL UTILITY LOCATION CENTER AT LEAST 48 HOURS BEFORE
ANY EXCAVATION TO REQUEST EXACT FIELD LOCATIONS OF THE UTILITIES.

ENGINEER IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO RELOCATE ALL

ISAAC RICHES, P.E. EXISTING UTILITIES WHICH CONFLICT WITH THE PROPOSED IMPROVEMENTS 23-355
WALL CONSULTING GROUP

9135 SOUTH 1260 WSt SHOWN ON THE PLANS. IF A CONFLICT IS IDENTIFIED, THE ENGINEER OF PROJECT NO.

SLC, UTAH 84119 RECORD SHOULD BE CONTACTED IMMEDIATELY, PRIOR TO ANY FURTHER

P: 801-860-21
E: isaac.riches@v?gg.us WORK BEING DONE RELATED TO THE ISSUE. CONTRACTOR IS TO BEGIN

CONSTRUCTION AT LOW SIDE OF ALL GRAVITY LINES. sneerno, 0300
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2.5 RELEASE CURB AND GUTTER
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PER APWA #205 'TYPE A'
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1-800-662-4111
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PRIOR TO ANY CONSTRUCTION.

56.75' FOOT WIDTH

|

18.0' PARKING STALL

| 15.00' LANE

20.76'

. s e B ]
. /" TR X
S G\—%@%Géﬁéﬁéﬁéﬂqg<5‘,D<§?§)<5U<5UOUD‘,UUUUU\JLJ ey S PSS OIS

CENTER LINE\

R R R e e Pt

00000 00500 00,000, 0:9.0.0-00-0,

4'-0" CONCRETE WATERWAY PER APWA# 211

26.50' FOOT WIDTH

12" ROADBASE
NATURAL GRADE

@ 27° WIDTH TO 70° WIDTH WITH ROAD TRANSITION CROSS SECTION

S8-0-0-0-0-0-0-0-0-0-0-0,0-0:0-050:0-0;

4" ASPHALT LAYER /

19.09' FOOT WIDTH

LS

CURB AND GUTTER

PER APWA #205 'TYPE A’

11.0' LANE

13.0' LANE

19.09' ANGLED PARKING STALL

CENTER LINE——__

4'-0" CONCRETE WATERWAY PER APWA# 211

RSB IR I RT R A N AN I T OO SO DO AT

7/ o .- .
< e .
B IR 4 6 .
)C?,UC?,UC@UC@UC?,U

., B \

200050505058

OUDUOUUU\—(,U AP ASTANP A AWPA— A A A = A 2

C%QO SOSOSO

<O

RS EONISOSOSOS

12" ROADBASE

@ 27.0° WIDTH ROW WITH ON-STREET PARALLEL PARKING CROSS SECTION

27' FOOT WIDTH

SOSOSOSOSUSOS0SUSON0SOS0SUSOSUSOSTSOSONUR QC%%QQQQOQOQOQ & e e e e e e e e RN NI RN o 2o 2o S B S 27t S e S e e e e e e S
& O@gmmgaxﬂ/wf%sﬁﬁ/gﬁm = QQAQAQAC%AQ%%%%% EAESA

/7/ /
NATURAL GRADE 4" ASPHALT LAYER

11.0' LANE 11.0' LANE

Y

~———CENTER LINE

A AT A= AW A AW) ‘.,

2.5 RELEASE CURB AND GUTTER

4" ASPHALT LAYER

e ey
e e [ O O O O O O[O --.-, SO

e @ = O O~ O[O~ 0= 0 OO O OOl e i = =S

A

) 740 (ST NS YCSE NSNS DS Nosr S

12" ROADBASE/ / /
NATURAL GRADE 4" ASPHALT LAYER

4'-0" CONCRETE WATERWAY PER APWA# 211

@ 27.0' WIDTH ROW WITH ON-STREET PARKING CROSS SECTION

27.0'FOOT WIDTH

12" ROADBASE

11.0' LANE 11.0' LANE

4" ASPHALT LAYER\ CENTER L'NE\

4/////2£§@;;5"?eéeéﬁﬁaﬁeﬁegagegeo@g@o@Q@U@UOUOUQU%UUU SRS e R < : . 20S00RO0S0S0SO0S090 :*Qiéﬁé@;
2.5' RELEASE CURB AND GUTTER S o R P S T T R O R I I I E e T o s A i S S 200
NATURAL GRADE// 4" ASPHALT LAYER
12" ROADBASE 4'-0" CONCRETE WATERWAY PER APWA# 211

12" ROADBASE
@ 27.0' WIDTH ROW WITH ON-STREET PARKING CROSS SECTIumn

70.0' FOOT WIDTH

2.5 RELEASE CURB AND GUTTER

/2.5' RELEASE CURB AND GUTTER

Y

|

B 11.0' RECEIVING LANE L 11.0' LEFT TURN LANE L 11.0' RIGHT/THRU LANE 2.5 SHOULDER FUTURE 9.5' PARALLEL PARKING STALL N
P S L L S T
CENTER LINE -2t deeoedsesdtacines |
b/ ] < A
e L BSOSO A0SO OSUSOSOSOS0S0SOSUSOSOSOS0ST ® %&%&QE%&%WW@G OSSOSO 05 ¢ ) =
R e ?Vgﬂg%mgghwéag¢%g%ig¢lE§%%%g%§Q%&Q%§Q§EQ§EQ§E§§EQ§EQ§&wm SEdes b S A A i e e a3 232
N /
12" ROADBASE . / ' /
4" ASPHALT LAYER 2.5 RELEASE CURB AND GUTTER
12" ROADBASE 4'-0" CONCRETE WATERWAY PER APWA# 211
@ COMMERCE ROW WITH ON-STREET PARALLEL CROSS SECTION
- 37.00' FOOT ACCESS & UTILITY EASEMENT _
. 18.5" LANE . 18.5' LANE _
CENTERLINE— |
T OIICUSOSOSOSOSOCOSUSOSUSOTOG O O O OO SO L S S SO [ OO O L ST ST STl ) SO SIS O L O S O S S S P S S S S S S S S S e e e —
Y/ / = T
LB NS NATURAL GRADE 4" ASPHALT LAYER
12" ROADBASE 4'-0" CONCRETE WATERWAY PER APWA# 211 ENGINEER
ISAAC RICHES, P.E.

@ SPRING CREEK ROW WITH ON-STREET PARALLEL CROSS SECTION

WALL CONSULTING GROUP
2139 SOUTH 1260 WEST
SLC, UTAH 84119
P: 801-860-2191
E: isaac.riches@wcg.us

% 2.5 RELEASE CURB AND GUTTER

CAUTION: NOTICE TO CONTRACTOR

THE CONTRACTOR IS SPECIFICALLY CAUTIONED THAT THE LOCATION
AND/OR ELEVATION OF EXISTING UTILITIES AS SHOWN ON THESE PLANS IS
BASED ON RECORDS OF THE VARIOUS UTILITY COMPANIES AND, WHERE
POSSIBLE, MEASUREMENTS TAKEN IN THE FIELD. THE INFORMATION IS NOT
TO BE RELIED ON AS BEING EXACT OR COMPLETE. THE CONTRACTOR MUST
CALL THE LOCAL UTILITY LOCATION CENTER AT LEAST 48 HOURS BEFORE
ANY EXCAVATION TO REQUEST EXACT FIELD LOCATIONS OF THE UTILITIES.
IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO RELOCATE ALL
EXISTING UTILITIES WHICH CONFLICT WITH THE PROPOSED IMPROVEMENTS
SHOWN ON THE PLANS. IF A CONFLICT IS IDENTIFIED, THE ENGINEER OF
RECORD SHOULD BE CONTACTED IMMEDIATELY, PRIOR TO ANY FURTHER
WORK BEING DONE RELATED TO THE ISSUE. CONTRACTOR IS TO BEGIN
CONSTRUCTION AT LOW SIDE OF ALL GRAVITY LINES.
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KEYNOTES:
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NEW SDMH PER FARMINGTON CITY STD #302
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SD SD

TOWNHOMES

STORM DRAIN LINE

=

\ﬁ_ =5 6.pLEX TOWNHOME
\

3 STORY - 4,992 SO FT

@ NEW SDCB
TOG: 4267.89
IE (24" RCP): 4261.95

EX GAS MAINS

@ NEW SDCB <
TOG: 4266.61
IE (24" RCP): 4260.89 ;%%

@'QQ

NEW SDCB

TOG: 4265.31

IE (24" RCP): 4259.80

@ NEW SDCB
TOG: 4264.86
IE (24" RCP): 4259.43

STORM CALCULATIONS

AREA RATIONAL RUNOFF COEFFICIENT 'C' | WEIGHTED C
Building Area 95702.00 ft2 Cb 0.9 0.21
Pavement Area 205298.99 ft? Cp 0.9 0.44
Landscape Area 117795.01 ft? Cl 0.2 0.06
Total Area 'A’ 418796.00 ft2 WEIGHTED C 0.15 0.70
9.61 Acres
CA 6.76
DESIGN FREQUENCY |100 year NOAA Storm Release Rate 'R’ 0.00 ft3/sec/Acre
Rain fall data from NOAA
T RAIN FALL C*A RAIN FALL * C*A DISCHARGE, D | STORAGE
15 min 4.50 in/hr 294459.89 ft2 27605.61 ft3 0.00 ft? 27605.61 ft3
30 min 3.03 in/hr 294459 .89 ft 37175.56 ft° 0.00 ft3 37175.56 ft°
60 min 1.88 in/hr 294459.89 ft2 46132.05 ft3 0.00 ft? 46132.05 ft3
180 min 0.76 in/hr 294459 .89 ft2 55800.15 ft® 0.00 ft3 55800.15 ft?
360 min 0.40 in/hr 294459.89 ft2 59333.67 ft? 0.00 ft3 59333.67 ft?
720 min 0.24 in/hr 294459 .89 ft2 69198.07 ft* 0.00 ft* 69198.07 ft?
1440 min 0.13 in/hr 294459.89 ft2 78326.33 ft? 0.00 ft3 78326.33 ft?
EQUATION CA=C*A F = d/12*CA D=R*A*60*T Storage = F-D
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Farmington City

Planning Commission Staff Report
October 29, 2024

Item 5b: Lyon Meadows Development Agreement and Deed Restriction
Recommendation

Public Hearing: No

Application No.: S-9-24

Property Address: 1502 North Frontage Road
General Plan Designation: LDR (Low Density Residential)
Zoning Designation: LR (Large Residential)

Area: 5.7 acres

Number of Lots: 17

Property Owner/Applicant: Lyon Family Trust/Stephen Lyon

Request: The applicant is requesting a recommendation for the enclosed Development Agreement
and Deed Restriction for the Lyon Meadows Subdivision.

Background Information

On September 19 the Planning Commission recommended that the City Council approve the
Schematic subdivision plan and Preliminary PUD Master Plan for the Lyon Meadows Subdivision
subject to, among other things, the following condition:

The City approve a moderate-income housing proposal, including fully executed and recordable
documents, prior to the applicant receiving approval of a Preliminary Plat or Final PUD Master Plan.

The City Council approved the recommmendation of the Planning Commission October 1-2024, with an
additional condition:

The City Council will consider adopting an enabling ordinance enacting the PUD overlay prior
to or concurrent with approval of the moderate-income housing proposal with accompanying
documents.

Subsequently, this staff report includes Development Agreement and Deed Restriction for Planning
Commission consideration.

Suggested Motion
Move that the Planning Commission recommend that the City Council approve the enclosed
Development Agreement and Deed Restriction for the Lyon Meadows PUD subdivision.

Finding: The proposed Agreement and Deed Restriction meets one of the conditions of Preliminary
PUD Master Plan Approval.

Supplemental Information
1. Vicinity Map
2. Lyon Meadows Schematic Subdivision Plan / Preliminary PUD Master Plan, 9.19.24
3. Development Agreement
4. Deed Restriction
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When Recorded Mail to:
Farmington City Attorney
160 S. Main Street
Farmington, UT 84025

DEVELOPMENT AGREEMENT
FOR THE
LYON MEADOWS PUD SUBDIVISION

THIS DEVELOPMENT AGREEMENT (the “Agreement”) is made and entered
into as of the = day of , 20, by and between
FARMINGTON CITY, a Utah municipal corporation, hereinafter referred to as the
“City,” and STEPHEN M. LYON, acting as trustee of the MYRIEL J. & ARLENE K.
LYON FAMILY TRUST DATED FEBRUARY 1, 2009, hercinafter referred to as the

“Developer.”

RECITALS:

A. Developer owns approximately 5.717 acres of land located within the City,
identified as Parcel 08-033-0100 in the records of the Davis County Recorder, which
property is more particularly described in Exhibit “A” attached hereto and by this
reference made a part hereof (the “Property”).

B. Developer desires to develop a project on the Property to be known as the
Lyon Meadows PUD Subdivision (the “Project”). Developer has submitted an application
to the City seeking approval of a zone overlay to Planned Unit Development (PUD) in
accordance with the City’s Laws.

C. The Property is presently zoned under the City’s zoning ordinance as Large
Residential (LR). The Property is subject to all City ordinances and regulations including
the provisions of the City’s General Plan, the City’s zoning ordinances, the City’s
engineering development standards and specifications and any permits issued by the City
pursuant to the foregoing ordinances and regulations (collectively, the “City’s Laws”).

D. Persons and entities hereafter developing the Property or any portions of the
Project thereon shall accomplish such development in accordance with the City’s Laws,
and the provisions set forth in this Agreement. This Agreement contains certain
requirements and conditions for design and/or development of the Property and the Project
in addition to or in lieu of those contained in the City’s Laws. This Agreement is wholly
contingent upon the approval of that zoning application.

AGREEMENT

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



1. Incorporation of Recitals. The above Recitals are hereby incorporated into this
Agreement.

2. Property Affected by this Agreement. The legal description of the Property
contained within the Project boundaries to which the Agreement applies is attached as Exhibit
A and incorporated by reference.

3. Compliance with Current City Ordinances. Unless specifically addressed in this
Agreement, Developer agrees that any development of the Property shall comply with city
ordinances in existence on the date of execution of this Agreement. If the City adopts different
ordinances in the future, Developer shall have the right, but not the obligation, to elect to
submit a development application under such future ordinances, in which event the
development application will be governed by such future ordinances.

4. Developer Obligations. Developer agrees to the following provisions as a
condition for being granted the zoning approval sought:

(a) Moderate-income Housing. As a condition for the enhanced density
associated with the PUD overlay, Developer has agreed to establish moderate-income
housing units within the Development. Specifically, Developer shall cause the
construction and eventual subdivision of two Subordinate Single-Family Dwelling Unit
lots (the “SSF Lots”). Additional provisions regarding moderate-income housing are
included in section 8 of this Agreement.

(b) Development According to Preliminary Plan. Developer agrees to develop
the Property as provided in plans presented by the Developer to the Farmington City
Council, as designated in Exhibit B.

5. Exceptions from Code. The two proposed SSF Lots may share a common wall
with the primary single-family dwelling on abutting lots, and plat recordation is anticipated to
occur prior to SSF Lot dwelling construction.

(a) Notwithstanding the definition of Detached Accessory Dwelling Unit in
§11-2-020 of the Farmington Municipal Code, which limits its definition to detached
accessory dwelling units to those “not physically connected in any way to the single-family
dwelling,” the two SSF Lots identified in Exhibit B shall be considered Detached
Accessory Dwelling Units for purposes of Farmington Municipal Code and has the same
authorization for construction and treatment as Detached Accessory Dwelling Units as
those that are physically disconnected.

(b) Notwithstanding §11-28-200(F)(2) of the Farmington Municipal Code, the
SSF lots identified in this Agreement shall not be required to establish a setback on the
property boundary on which the dwelling’s wall is shared with the primary dwelling.



(©) Notwithstanding §11-28-200(F)(7), the City may record this subdivision
final plat prior to the construction of the dwelling on the SSF lot. The City finds that the
restrictions in Section 8 of this Agreement are sufficient to guarantee their construction.

6. City Obligations. City agrees to maintain the public improvements dedicated to
the City following satisfactory completion thereof and acceptance of the same by the City, and
to provide standard municipal services to the Project. The City shall provide all public services
to the Project, with the exception of secondary water and sewer, and to maintain the public
improvements, including roads, intended to be public upon dedication to the City and
acceptance in writing by the City; provided, however, that the City shall not be required to
maintain any privately-owned areas or improvements that are required to be maintained by a
private party or a homeowner’s association in the Project.

7. Density. The maximum number of residential units in the Project is nineteen (19)
units, two of which shall be SSF Lots.

8. Moderate Income Housing — Restrictions on Associated Single-Family
Dwelling Lot. Developer agrees to establish two SSF Lots in the Development, which shall be
associated with two contiguous single-family dwelling lots (the “Primary Lots™). The SSF Lots
are intended to remain moderate income housing at its inception, and as an owner-occupied
property for at least ten (10) years of occupancy. This section survives termination under
Subsection 21(b) of this Agreement, unless specifically terminated in writing.

(a) Developer agrees that no building permits may be issued by
Farmington City for dwellings on the Primary Lots unless that building permit is
accompanied by or has been preceded by a building permit for the SSF Lots.

(b) Developer further agrees that no certificate of occupancy for
dwellings on Primary Lots may be issued by the City until a certificate of
occupancy has been issued for the SSF Lot associated with the Primary Lot for
which certificate is sought.

(©) Developer waives any challenge or appeal on the basis of the City’s
denial of building permits or certificates of occupancy, so long as the City’s denial
is based upon this contractual obligation for the SSF Lots to be developed
concurrently with or prior to the Primary Lots.

(d) Developer further agrees to place the following note on the Final
Plat: “A development agreement executed by the City and Developer on ,
20 places certain restrictions on Lots and .Lots  and  are
considered Primary Single-Family Dwelling lots to the associated Lots  and
__, respectively, which are single-family dwellings located on Subordinate
Single-Family Dwelling Unit (“SSF”) lots. No building permits for dwellings on
the Primary lots may be issued by the City unless it is accompanied or preceded by
a building permit application for a dwelling on the SSF lot associated with the
Primary lot. Additionally, no certificate of occupancy, whether temporary or final,




may be issued for a dwelling on the Primary lot until a certificate of occupancy has
been issued on the associated SSF lot.”

(e) Developer agrees to have recorded against the SSF Lots deed
restrictions that restrict occupancy to owner occupancy for ten (10) years, and
moderate-housing price controls for the initial sale of the lot and home. The deed
restriction is attached to this Agreement as Exhibit C. The deed restriction shall run
with the land.

9. Payment of Fees. Developer shall pay to the City all required fees in a timely
manner. Fees shall be paid in those amounts which are applicable at the time of payment of
all such fees, pursuant to and consistent with standard City procedures and requirements,
adopted by City.

10. Indemnification and Insurance. Developer hereby agrees to indemnify and hold
the City and its officers, employees, representatives, agents and assigns harmless from any and
all liability, loss, damage, costs or expenses, including attorneys’ fees and court costs, arising
from or as a result of the death of any person or any accident, injury, loss or damage whatsoever
caused to any person or to property of any person which shall occur within the Property or any
portion of the Project or occur in connection with any off-site work done for or in connection
with the Project or any phase thereof which shall be caused by any acts or omissions of the
Developer or its assigns or of any of their agents, contractors, servants, or employees at any
time. Developer shall furnish, or cause to be furnished, to the City a satisfactory certificate of
insurance from a reputable insurance company evidencing general public liability coverage for
the Property and the Project in a single limit of not less than One Million Dollars ($1,000,000)
and naming the City as an additional insured.

11. Right of Access. Representatives of the City shall have the reasonable right of
access to the Project and any portions thereof during the period of construction to inspect or
observe the Project and any work thereon.

12. Assignment. The Developer intends to assign this Agreement and the property to
a third party after receiving entitlements. The Developer may assign this Agreement, with all
rights and interests herein only with prior written approval by the City, which shall not be
unreasonably withheld and which is intended to assure the financial capability of the assignee.
Any future assignee shall consent in writing to be bound by the terms of this Agreement as a
condition precedent to the assignment. The Developer agrees that an assignment (the “Draft
Assignment”) substantially similar to that attached to this Agreement as Exhibit D, which is
incorporated by reference.

13. Responsibility for On-Site Improvements. The Developer warrants and provides
assurances that all landscaping, private drives, and amenities located within the Project shall
be maintained by Developer, its agents, a private association of homeowners, building owners,
or a combination of the foregoing. All costs of landscaping, private drive and amenity
maintenance, replacement, demolition, cleaning, snow removal, or demolition, shall be borne
exclusively by Developer. The City shall have no maintenance responsibility in relation to
the Project and shall only plow and maintain public roads that are designated as public on the

4



plat. This section survives termination under Subsection 21(b) of this Agreement, unless
specifically terminated in writing.

14. Onsite Improvements. At the time of final plat recordation for the Project, the
Developer shall be responsible for the installation and dedication to the City of onsite water,
sewer and storm water drainage improvements sufficient for the development of the Project in
accordance with City Code.

15. Utility Easements. The Property has sewer lines and easements related to those
lines currently running through the property, which will need to be relocated in order for the
proposed Development to occur. The City has no objection to the relocation of utility lines,
which do not belong to the City, and affirmatively approves any of the following mechanisms
to relocate or locate utility lines within the Project:

(a) Establish an easement for dedication to the utility company(ies) using a
surveyed legal description of the easement boundaries, filed prior to or concurrent with plat
recordation;

(b) Deeding land directly to the City via warranty deed using surveyed legal
descriptions, prior to or concurrent with plat recordation, for the express purpose of
establishing right of way and utility uses within the conveyed property; or

(c) Refrain from recording the plat for the Final Subdivision until after all
utility lines have been relocated to within the proposed, dedicated right-of-way.

16. Notices. Any notices, requests and demands required or desired to be given
hereunder shall be in writing and shall be served personally upon the party for whom intended,
or if mailed, by certified mail, return receipt requested, postage prepaid, to such party at its
address shown below:

To Developer:

To the City: Farmington City
Attn: City Manager
160 South Main Street
Farmington, Utah 84025

17. Default and Limited Remedies. In the event any party fails to perform its
obligations hereunder or to comply with the terms hereof, within sixty (60) days after giving
written notice of default, the non-defaulting party shall have the following rights and remedies
available at law and in equity, including injunctive relief and specific performance, but
excluding the award or recovery of any damages. Any delay by a Party in instituting or
prosecuting any such actions or proceedings or otherwise asserting its rights under this Article




shall not operate as a waiver of such rights. In addition, the Parties have the following rights
in case of default, which are intended to be cumulative:

(a) The right to withhold all further approvals, licenses, permits or other rights
associated with the Project or any development described in this Agreement until such
default has been cured.

(b) The right to draw upon any security posted or provided in connection with
the Project.

(c) The right to terminate this Agreement.

18. Agreement to Run with the Land. This Agreement shall be recorded against the
Property as described in Exhibit A hereto and shall be deemed to run with the land and shall
be binding on all successors and assigns of the Developer in the ownership and development
of any portion of the Project.

19. Vested Rights. The City and Developer intend that this Agreement be construed to
grant the Developer all vested rights to develop the Project in fulfillment of the terms and
provisions of this Agreement and the laws and ordinances that apply to the Property as of the
effective date of this Agreement. The Parties intend that the rights granted to Developer under
this Agreement are contractual and in addition to those rights that exist under statute, common
law and at equity. If the City adopts different ordinances in the future, Developer shall have
the right, but not the obligation, to elect to submit a development application under such future
ordinances, in which event the development application will be governed by such future
ordinances. By electing to submit a development application under a new future ordinance,
however, Developer shall not be deemed to have waived its right to submit or process other
development applications under the City Code that applies as of the effective date of this
Agreement.

20. Amendment. The Parties or their successors in interest, may, by written agreement,
choose to amend this Agreement at any time. The amendment of the Agreement relating to any
substantial rights or obligations shall require the prior approval of the City Council.

21. Termination.

(a) Notwithstanding anything in this Agreement to the contrary, it is agreed by
the Parties that if the Project is not completed within seven (7) years from the date of this
Agreement or if Developer does not comply with the provisions of this Agreement, the
City shall have the right, but not the obligation at the sole discretion of the City, which
discretion shall not be unreasonably applied, to terminate this Agreement and to not
approve any additional phases for the Project. Such termination may be effected by the
City giving written notice of intent to terminate to the Developer. Whereupon, the
Developer shall have sixty (60) days during which the Developer shall be given the
opportunity to correct any alleged deficiencies and to take appropriate steps to complete
the Project. If Developer fails to satisfy the concerns of the City with regard to such matters,
the City shall be released from any further obligations under this Agreement and the same
shall be terminated.



(b) Upon the completion of all contemplated buildings and improvements
identified in this Agreement, including all applicable warranty periods for publicly
dedicated infrastructure, and completion of all provisions of Sections 4 and 5 of this
Agreement, the terms of this Agreement shall terminate upon thirty days’ written notice to
either Party. The non-noticing Party shall, within thirty days of receipt of the notice,
provide to the noticing Party its written objection and identify the remaining construction
or obligation which has not been fulfilled. Objections to termination under this subsection
must be asserted in good faith.

22. Attorneys’ Fees. In the event of any lawsuit between the parties hereto arising out
of or related to this Agreement, or any of the documents provided for herein, the prevailing
party or parties shall be entitled, in addition to the remedies and damages, if any, awarded in
such proceeding, to recover their costs and a reasonable attorneys fee.

23. General Terms and Conditions.

(a) Entire Agreement. This Agreement together with the Exhibits attached
thereto and the documents referenced herein, and all regulatory approvals given by the City
for the Property and/or the Project, contain the entire agreement of the parties and
supersede any prior promises, representations, warranties or understandings between the
parties with respect to the subject matter hereof which are not contained in this Agreement
and the regulatory approvals for the Project, including any related conditions.

(b) Headings. The headings contained in this Agreement are intended for
convenience only and are in no way to be used to construe or limit the text herein.

(c) Non-Liability of City Officials, Employees and Others. No officer,
representative, agent, or employee of the City shall be personally liable to the Developer,
or any successor-in-interest or assignee of the Developer in the event of any default or
breach by the City or for any amount which may become due Developer, or its successors
or assigns, for any obligation arising under the terms of this Agreement unless it is
established that the officer, representative, agent or employee acted or failed to act due to
fraud or malice.

(d) Referendum or Challenge. Both Parties understand that any legislative
action by the City Council is subject to referral or challenge by individuals or groups of
citizens, including zone changes. The Developer agrees that the City shall not be found to
be in breach of this Agreement if such a referendum or challenge against the underlying
zone change is successful. In such case, this Agreement is void at inception.

(e) Ethical Standards. The Developer represents that it has not: (a) provided
an illegal gift or payoff to any officer or employee of the City, or former officer or
employee of the City, or to any relative or business entity of an officer or employee of the
City; (b) retained any person to solicit or secure this contract upon an agreement or
understanding for a commission, percentage, brokerage or contingent fee, other than bona
fide employees of bona fide commercial agencies established for the purpose of securing
business; (c) breached any of the ethical standards set forth in Utah Code Ann. § 10-3-1301



et seq. and 67-16-3 et seq.; or (d) knowingly influenced, and hereby promises that it will
not knowingly influence, any officer or employee of the City or former officer or employee
of the City to breach any of the ethical standards set forth in State statute or City ordinances.

63} No Officer or Employee Interest. It is understood and agreed that no
officer or employee of the City has or shall have any pecuniary interest, direct or indirect,
in this Agreement or the proceeds resulting from the performance of this Agreement. No
officer, manager, employee or member of the Developer, or any member of any such
persons’ families shall serve on any City board or committee or hold any such position
which either by rule, practice, or action nominates, recommends, or supervises the
Developer’s operations, or authorizes funding or payments to the Developer. This section
does not apply to elected offices.

(2) Binding Effect. This Agreement shall inure to the benefit of, and be
binding upon, the parties hereto and their respective heirs, representatives, officers, agents,
employees, members, successors and assigns.

(h) Integration. This Agreement contains the entire Agreement with respect to
the subject matter hereof and integrates all prior conversations, discussions or
understandings of whatever kind or nature and may only be modified by a subsequent
writing duly executed by the parties hereto.

(1) No Third-Party Rights. The obligations of Developer set forth herein shall
not create any rights in and/or obligations to any persons or parties other than the City. The
parties hereto alone shall be entitled to enforce or waive any provisions of this Agreement.

() Recordation. This Agreement shall be recorded by the City against the
Property in the office of the Davis County Recorder, State of Utah.

(k) Relationship. Nothing in this Agreement shall be construed to create any
partnership, joint venture or fiduciary relationship between the parties hereto.

D Severability. If any portion of this Agreement is held to be unenforceable
or invalid for any reason by a court of competent jurisdiction, the remaining provisions
shall continue in full force and effect.

(m)  Governing Law & Venue. This Agreement and the performance hereunder
shall be governed by the laws of the State of Utah. Any action taken to enforce the
provisions of this Agreement shall have exclusive venue in the Second District Court of
the State of Utah, Farmington Division.

(Execution on Following Pages)



IN WITNESS WHEREOQF, the parties hereto have executed this Agreement by
and through their respective, duly authorized representatives as of the day and year first
herein above written.

DEVELOPER

MYRIEL J. & ARLENE K. LYON FAMILY TRUST DATED FEBRUARY 1, 2009

Stephen M. Lyon, Trustee

Signature
STATE OF UTAH )
: SS.
COUNTY OF )
On this day of ,20_ , personally appeared before me,

Stephen M. Lyon, who being by me duly sworn, did say that they are the trustee of the
Myriel J. & Arlene K. Lyon Family Trust Dated February 1, 2009, and that the foregoing
instrument was signed on behalf of said trust.

Notary Public



FARMINGTON CITY

By
Brett Anderson, Mayor

Attest:

DeAnn Carlile

City Recorder

STATE OF UTAH )

: SS.
COUNTY OF DAVIS )

Onthis  dayof ,20_ , personally appeared before me,
Brett Anderson, who being by me duly sworn, did say that he is the Mayor of Farmington
City, a Utah municipal corporation, and that the foregoing instrument was signed on
behalf of the City for the purposes therein stated.

Notary Public

Approved as to Form:

Paul H. Roberts
City Attorney
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EXHIBIT “A”

PROPERTY DESCRIPTION

A PARCEL OF LAND LOC IN THE SW 1/4 OF SEC 11-T3N-R1W, SLB&M, &
BEING MORE PART'LY DESC AS FOLLOWS: BEG AT A PT ON THE N R/W LINE
OF THE FRONTAGE RD OF INTERSTATE 15, SD PT LIES 70.69 FT S 89743'09" E
ALG THE N LINE OF THE SW 1/4 OF SD SEC 11 & 1310.20 FT S 00°04'40" W FR
THE W 1/4 COR OF SD SEC 11, SD PT BEING THE SW COR OF WILLOW BEND
SUB NO 4; & RUN TH S 8975827" E 786.21 FT ALG THE S LINE OF SD SUB &
WILLOW BEND SUB NO 5 & OAKRIDGE HIGHLANDS NO 5 SUB TO A BEND IN
THE S BNDRY LINE OF SD OAKRIDGE HIGHLANDS NO 5 SUB; TH S 00701'33"
W 35.00 FT ALG THE BEND LINE IN THE S BNDRY OF SD OAKRIDGE
HIGHLANDS NO 5 SUB TO A PT ON THE N BNDRY LINE OF SILVERWOOD
SUB; TH ALG SD BNDRY THE FOLLOWING TWO (2) COURSES: 1) N 89758'03"
W 47.65 FT, 2) S 00009'20" E 599.01 FT TO A PT ON THE N R/W LINE OF THE
FRONTAGE RD OF INTERSTATE 15; TH LEAVING THE BNDRY OF SD
SILVERWOOD SUB & TRAVERSING ALG THE N R/W LINE OF SD FRONTAGE
RD THE FOLLOWING THREE (3) COURSES: 1) N 52750'06" W 202.76 FT TO THE
PT OF CURVATURE OF A 5000.00 FT RAD CURVE TO THE RIGHT, 2) NW'LY
440.25 FT ALG THE ARC OF SD CURVE THROUGH A CENTRAL ANGLE OF
05702'42" (CHORD BEARING & DIST BEING N 50718'45" W 440.12 FT) TO THE
PT OF CONCAVE CURVATURE OF A 5679.58 FT RAD CURVE TO THE RIGHT, 3)
NW'LY 332.95 FT ALG THE ARC OF SD CURVE THROUGH A CENTRAL ANGLE
OF 03721'32" (CHORD BEARING & DIST BEING N 46706'38" W 332.91 FT) TO
THE SW COR OF WILLOW BEND SUB NO 4 SD PT BEING THE POB.

CONT. 5.717 ACRES
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EXHIBIT B

FINAL PUD MASTER PLAN
& ASSOCIATED DOCUMENTS

12



EXHIBIT C

DEED RESTRICTION
FOR SSF LOTS
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EXHIBIT D

DRAFT ASSIGNMENT
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Upon recording return to:

Farmington City Attorney
160 S. Main St.
Farmington, UT 84025

DEED RESTRICTION
Owner Occupancy & Moderate-Income Home Price
Governing For-Sale Accessory Dwelling Unit

This DEED RESTRICTION (this “Deed Restriction”) is granted as of

,20 by having a mailing

address of (“Grantor”), for the benefit of

FARMINGTON CITY, UTAH having a mailing address of 160 S. Main Street,

Farmington, Utah 84025 (the “City”), as such Deed Restriction may be amended from time
to time.

WITNESSETH:
A. Grantor holds legal title to approximately ~ acres of land located at
, known as the Subdivision (the

“Development™), and intends to construct a housing development, consisting of single-
family homes.

B. Farmington City has provided in its zoning code for the ownership of an
accessory dwelling unit lot or subordinate single-family dwelling lot (a “SSF Lot”). These
are connected to a primary detached single-family dwelling (the “Primary Dwelling”) on
the primary lot. Ownership of the SSF Lot is accomplished by subdividing a smaller lot
from the Primary Dwelling lot.

C. The creation of SSF Lots are intended to provide more affordable housing
options to future Farmington residents, and are therefore only available if they are
accompanied by a deed restriction requiring owner-occupancy for two years from the
issuance of certificate of occupancy by the City. The SSF Lot and its dwelling may not be
lawfully rented during the period of owner occupancy.

D. Additionally, in exchange for increased density in the Development, the
Grantor agreed to provide moderate income housing within the Development. The SSF Lot
subject to this Deed Restriction is a moderate-income housing unit, and therefore subject
to additional restrictions beyond the two-year owner-occupancy requirement. It is
acknowledged by the Grantor that this deed restriction allowed the Development to achieve
the level of density it attained, thereby increasing the value of the Development and
providing consideration for this Deed Restriction.



E. The Development was approved pursuant to an Agreement under Section
10-9a-535(1) of the Utah Code, which requires the development of a certain number of
moderate-income housing units as a condition of approval.

F. The lot subject to this deed restriction is a SSF Lot.

G. As a condition to the approval, Grantor has agreed that this Deed Restriction
be imposed upon this SSF Lot, Lot (the “Restricted Lot) within the Development
as a covenant running with the land and binding upon any successors to Grantor, as owner
thereof. The legal description of the Restricted Lot is “All of Lot of the
Subdivision, Farmington City, Davis County, Utah.” The property description and
identification of the Restricted Lot is attached as Exhibit A and incorporated by this
reference.

H. The City is authorized to monitor compliance with and to enforce the terms
of this Deed Restriction.

L The rights and restrictions granted herein to City serve the public’s interest
in the creation and retention of affordable housing for persons and households of low or
moderate income.

NOW THEREFORE, for good and valuable consideration, the receipt and
sufficiency of which are hereby acknowledged, and intending that owners of the unit be
bound by its terms, Grantor hereby agrees that the Property shall be subject to the following
rights and restrictions:

1.  Recitals Incorporated by Reference. The foregoing recitals are incorporated by
reference herein and made a part hereof.

2.  Definitions. The following terms are defined for purposes of this Deed Restriction:

(a) “Affordable” means housing for which the mortgage and utility costs are equal
to or less than thirty percent (30%) of the income for those earning eighty
percent (80%) of the Area Median Income or less.

(b) “Affordable Unit” means the dwelling built on the SSF Lot subject to the price
controls of this deed restriction.

(c) “Area Median Income” or “AMI” means a number calculated annually by the
United States Department of Housing and Urban Development (HUD), which
is the “middle” number of all of the incomes in the Ogden-Clearfield UT HUD
Metro FMR Area, with 50% of individuals in that Area making more than that
amount, and 50% making less than that amount. The percentage used to
calculate AMI shall be rounded to the nearest tenth (for example, if the
calculated AMI percentage is 64% it shall be rounded down to 60%; if the
calculated AMI percentage is 65%, it shall be rounded up to 70%).



(d) “City” shall mean Farmington City, a political subdivision of the State of Utah.
(e) “Household” means all related and unrelated individuals occupying a Unit.

(f) “HUD” means the United States Department of Housing and Urban
Development.

(g) “Notice” means correspondence complying with the provisions of Section
10(b) of this Deed Restriction.

(h) “Restricted Lot” means the SSF Lot identified on the subdivision plat as Lot
, and described in Section G of the recitals.

(1) “Tenant” means an occupant of the Restricted Lot other than an owner or
operator.

3. Affordable Unit.

(a) The Restricted Lot is subject to the price controls in this deed restriction
as an Affordable Unit.

(b) Prior to its sale and occupancy, the Restricted Lot and the dwelling unit
must undergo an appraisal in which their combined value is found to be
Affordable as defined in this deed restriction, including costs of
customary down payments related thereto.

(©) The initial sale of the Restricted Lot and its associated dwelling unit
shall be as an Affordable Unit to a bona fide purchaser for owner-
occupation. The City shall provide analysis of the price point at which
the Restricted Lot is considered an Affordable Unit, as provided in
section 5 of this Deed Restriction.

(d) Adjustments to the Affordable Unit’s sale price for Household size are
as follows, and consistent with the AMI for the Ogden-Clearfield HUD
Metro FMR Area:

1. Studio unit: Use the income limit for a one-person household.

2. One-bedroom unit: use the income limit for a two-person
household.

3. Two-bedroom unit: use the income limit for a three-person
household.

4. Each additional bedroom unit in the home shall be associated with a
step up in the income limit for one additional person.

(e) Subsequent purchasers of the Restricted Lot after the initial purchase are
not subject to price controls.

® This deed restriction shall be recorded against the Restricted Lot, at the
time of plat recordation.

4. Occupancy Requirement.

(a) This Deed Restriction shall remain in effect from the date that occupancy
was established for the dwelling on the Restricted Lot, and continuing for a period of ten



(10) years thereafter (the “Restricted Period”) unless earlier terminated in accordance with
Section 10(h) hereof.

(b) Occupancy of the Restricted Lot shall be limited to owner-occupied uses
during the Restricted Period. Renting, leasing or sub-leasing the home built on the

Restricted Lot is prohibited except as provided in Farmington City Code.

(©) This Deed Restriction’s compliance with the requirements of this section
shall be monitored and enforced by the City.

5. City to Provide Analysis.

(a) In order to ascertain whether the purchase price is an Affordable Sale
Price, a purchaser or title company may contact Farmington City’s Community
Development Department at (801) 451-2383 or 160 S. Main Street, Farmington, UT, to
request an analysis of the property.

(b) The requestor shall be required to identify the property by lot number and
address, and indicate the number of bedrooms in the Restricted Lot.

(c) The City shall provide the analysis within five business days of receiving
the request, in the form of a written, official Determination of Affordable Value for the
Restricted Lot.

6. Advertisement.

During marketing to sell the Restricted Lot during the Restricted Period, all advertising
shall indicate that the unit is subject to an owner-occupancy deed restriction which was
designed to keep the unit affordable for moderate-income households.

7. Enforcement.

(a)  The rights hereby granted shall include the right of the City to enforce this
Deed Restriction independently by appropriate legal proceedings and to obtain injunctive
and other appropriate relief against any violations, including without limitation legal action
to void the property transfer accomplished in violation of this deed restriction. The property
owner shall be responsible for reasonable attorney fees and costs associated with such
litigation, and agrees that such costs will constitute a lien against the Restricted Lot until
paid.

(b)  Enforcement of the owner-occupancy requirement may include civil or
criminal citations for zoning violations, in addition to legal proceedings seeking injunctive
or specific performance. The property owner shall be responsible for the costs of
investigation and prosecution of these violations, including reasonable attorney fees and
costs. The costs shall constitute a lien against the Restricted Lot until paid.

(c) The City may delegate the responsibility of monitoring Grantor for
compliance with this Deed Restriction to any not-for-profit or government organization. In



no case shall this delegation result in additional fees or financial responsibilities of Grantor.
Grantor agrees to cooperate with any delegate of the City to the same extent as required
under this Deed Restriction as long as the City has notified Grantor in writing of such
delegation of responsibility.

8. Covenants to Run with the Property.

(a) A copy of this Deed Restriction, as recorded, shall be provided to the
Grantor and the appropriate official of the City.

(b) At the expiration of the Restricted Period, either City, Grantor or a successor
in interest, may record a notice of termination of this Deed Restriction without the other
party’s consent and acknowledgement.

(c) This Deed Restriction was a requirement for the Development of a certain
number of moderate-income housing units as a condition of approval of a land use
application, pursuant to a written agreement, as provided in Utah Code Ann. § 10-9a-
535(1).

(d) Grantor acknowledges, declares and covenants on behalf of Grantor and
Grantor’s successors and assigns (i) that this Deed Restriction shall be and are covenants
running with the land, encumbering the Property for the Affordability Period, and are
binding upon Grantor's successors in title and assigns, (ii) are not merely personal
covenants of Grantor, and (iii) shall bind Grantor, and Grantor’s successors and assigns,
and inure to the benefit of and be enforceable by the City and its successors and assigns,
for the Restricted Period.

9. Miscellaneous Provisions.

(a) Amendments. This Deed Restriction may not be rescinded, modified or
amended, in whole or in part, without the written consent of the current owner of the
Property and the City.

(b) Notice. Any notices, demands or requests that may be given under this
Deed Restriction shall be sufficiently served if given in writing and delivered by hand or
mailed by certified or registered mail, return receipt requested, or via reputable overnight
courier, in each case postage prepaid and addressed to the parties at their respective
addresses set forth below, or such other addresses as may be specified by any party (or its
successor) by such notice. All such notices, demands or requests shall be deemed to have
been given on the day it is hand delivered or mailed:

Grantor:

Attn:




After property has been sold to a subsequent owner, notice may be sent to the mailing
address provided for the property owner on the records of the Davis County Recorder for
the Restricted Lot.

City:

Attn: Community Development Director
Farmington City

160 S. Main Street

Farmington, UT 84025

(©) Severability. If any provisions hereof or the application thereof to any
person or circumstance shall come, to any extent, to be invalid or unenforceable, the
remainder hereof, or the application of such provision to the persons or circumstances other
than those as to which it is held invalid or unenforceable, shall not be affected thereby, and
each provision hereof shall be valid and enforced to the fullest extent permitted by law.

(d) Waiver by City: No waiver by the City of any breach of this Deed
Restriction shall be deemed to be a waiver of any other or subsequent breach.

(e) Third Party Beneficiary. The City shall be entitled to enforce this Deed
Restriction and may rely upon the benefits hereof.

® Gender; Captions. The use of the plural in this Deed Restriction shall
include the singular, the singular, the plural and the use of any gender shall be deemed to
include all genders. The captions used in this Deed Restriction are inserted only as a matter
of convenience and for reference and in no way define, limit or describe the scope of the
intent of this Deed Restriction.

(2) Binding Successors. This Deed Restriction shall bind, and the benefits shall
inure to, the respective parties hereto, their legal representatives, executors, administrators,
successors, and assigns; provided, that Grantor may not assign this Deed Restriction or any
of'its obligations hereunder without the prior written approval of City pursuant to the terms
of this Deed Restriction. All future purchasers of this deed restricted lot accept the terms
of this restriction by virtue of its appearance on the records of the Davis County Recorder
and

(h) Termination. This Deed Restriction may be terminated by the written,
mutual consent of both Grantor and the City of Farmington, which authorization must be
rendered by the City Council. If this Deed Restriction is terminated as provided in this
Section 10(h), the then-owner of the Property, or a portion thereof, or City may record a
notice of such termination with the Davis County Recorder with the other party’s consent
and acknowledgement.

(1) Governing Law. This Deed Restriction is being executed and delivered in
the State of Utah and shall in all respects be governed by, construed and enforced in
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accordance with the laws of said State without giving effect to any conflict of law provision
or rule. Venue to resolve disputes regarding this Deed Restriction shall lie in the Second
District Court of Utah, Farmington Division.

() Independent Counsel. Grantor acknowledges that he, she or they have read
this document in its entirety and has had the opportunity to consult legal and financial
advisors of his, her or their choosing regarding the execution, delivery and performance of
the obligations hereunder.

IN WITNESS WHEREQF, the parties hereto each caused this Deed Restriction
to be duly executed and delivered by themselves or their respective duly authorized
representatives as of the day and year set forth above.

GRANTOR:

By:

Title:
STATE OF UTAH

ss:
COUNTY OF DAVIS
In County on this day of , 20

before me personally appeared ,
the of , to

me known, and known by me to be the party executing the foregoing instrument and he/she
acknowledged said instrument, by him/her executed to be his/her free act and deed, in said
capacity, and the free act and deed of

Notary Public
Printed Name:
My Commission Expires:




The terms of this Deed Restriction are acknowledged by:

CITY:
By:
Name:
Title:
STATE OF UTAH
ss:
COUNTY OF DAVIS
In Davis County on this day of , 20 ,

before me personally appeared Brett Anderson , the Mayor of the Farmington City, to me
known, and known by me to be the party executing the foregoing instrument, and he/she
acknowledged said instrument, by him/her executed to be his/her free act and deed, in said
capacity, and the free act and deed of Farmington City.

Notary Public
Printed Name:
My Commission Expires:




Exhibit A

Property Description
& Identification of Restricted Lot



FARMINGTON CITY
PLANNING COMMISSION
October 03,2024

NO WORK SESSION

REGULAR SESSION Present: Chair John David Mortensen; Vice Chair Frank Adams; Commissioners Joey Hansen, Tyler
Turner, and George “Tony” Kalakis. Staff: Assistant Director/City Planner Lyle Gibson, City Planner/GIS Specialist
Shannon Hansell and Planning Secretary Carly Rowe. Excused: Commissioners Kristen Sherlock and Sam Barlow; and
Alternate Commissioners Spencer Klein and Brian Shepard. Community Development Director David Petersen.

Chair John David Mortensen opened the meeting at 7:.02 pm.

ZONE TEXT AMENDMENTS

Item #1: Farmington City — Applicant is requesting a recommendation for an amendment to Section
11-28-050, SUPPLEMENTARY YARD REGULATIONS of Title 11, ZONING REGULATIONS. The amendment

is proposed to allow rear yard averaging on all residential lots. This is currently allowed only for lots
which are not rectangular in shape. (ZT-14-24) public hearing

City Planner/GIS Specialist Shannon Hansell presented this agenda item. Rear yard averaging is a tool that may be
used by the Zoning Administrator which allows the rear setback for a main building to be determined using distances
of multiple points along the building measured to the rear property line. The concept is used mostly for cul-de-sac lots,
or other oddly shaped lots which would otherwise have a difficult time complying with the required rear setback.

The exact zone text for Rear Yard Averaging reads: Rear Yard Averaging In Residential: The zoning administrator may
approve a variation in the required rear yard on residential lots that are not rectangular as follows: The average
distance between the main structure and rear property line (measured from the rear corners of the main structure)
shall be equal to the required rear yard (setback) in the zone in which the main structure is located, except that the
distance measured at either corner shall not be less than twenty feet (20').

The applicant has requested the consideration of the zone text amendment because they are in the process of
obtaining a building permit for a deck. The proposed deck is approximately 10 feet wide and at its closest point, about
20 feet from the rear property line. This does not meet the required rear setback of 30 feet in the R (Residential) zone.
One possible solution Staff looks at for such situations is rear yard averaging. However, the ordinance states that it may
only be used on “non-rectangular” lots. Therefore, we could not apply the average rear setback to their proposed deck
site plan. There are not options for variances allowing for 25%. The hearing officer route would not work, since it does
not meet the state's requirement for a variance. The deck is more than 3 feet off the ground.

Staff's recommendation, at the request of the applicant, is to amend the text to the following:

D. Rear Yard Averaging In Residential: The zoning administrator may approve a variation in the required rear yard on
residential lots thatare-nrotrectangdlar as follows: The average distance between the main structure and rear property
line (measured from the rear corners of the main structure) shall be equal to the required rear yard (setback) in the
zone in which the main structure is located, except that the distance measured at either corner shall not be less than
twenty feet (20').

Applicants Brian and Ashley Thompson (2 E. 1340 S., Farmington, Utah) were present online. She said there was a 10
foot deck there when they moved into the home; they just want to lengthen it the length of the home, which requires a
permit. They do not want to increase its width. He said the deck is 4 to 5 feet high. There is a walking path to a park and
road between their home and the next neighbor behind them. There are many homes along there that have decks that
extend past 8 feet.

John David Mortensen opened and closed the public hearing at 7:11 pm due to no comments.

Assistant Director/City Planner Lyle Gibson said this could apply broadly City-wide. If it makes sense with this
application, it may make sense to apply in other areas.

Commissioner Frank Adams asked if this makes the setback 20 feet on all lots. Gibson said a true setback is all portions
of a building could go 20 feet from the property ling; in this case, sections of the building still have to be set back 30 feet
according to code. Adams thinks this one should go through, but it may need to be a special exception. He doesn't
want a developer to come in and do his whole development at 20 feet. Hansell said the special exception ordinance
does not allow the consideration of setbacks. A zone text amendment may be needed for the special exception chapter.
Adams wondered if it could be written so the Zoning Administrator could approve this for a single lot, rather than



multiple lots at a time. Commissioner Tyler Turner said he agrees with Adams. He has no problems approving this
particular application, but doesn’t want a developer to use it across the board in the future.

Gibson said this is one of the few times that the lot in question is a perfect rectangle. Already, rear yard averaging is
applicable to a majority of existing lots in Farmington. Mortensen said if it is a non-rectangular lot, it still goes to 30-foot
setback through averaging. This feels like it would change it to a 20-foot setback. The way it is written, it would make
the square lot a little more lenient than other lots that meet the 30-foot average. He would rather approve it through a
special exception. Turner said this application is a no-brainer, but changing zone text applies more broadly. He would
rather make an amendment to special exceptions. Adams said there are two ways to do the same thing. Tonight this
could be approved for a single lot only, or the City could go back and amend the special exception ordinance to allow
them to do the same thing. Hansell said an additional hearing would need to be held in order to change the special
exception ordinance. Gibson said this still needs to go through to the City Council.

MOTION

Frank Adams made a motion that the Planning Commission recommend the City Council approve the zone text
amendment to 11-28-050 D Rear Yard Averaging in Residential, subject to all applicable Farmington City development
standards and ordinances, with additional verbiage under subsection D as follows:

D. Rear Yard Averaging In Residential: The zoning administrator may approve a variation in the required rear yard on a
single residential lotthatareretrectangular as follows: The average distance between the main structure and rear
property line (measured from the rear corners of the main structure) shall be equal to the required rear yard (setback)
in the zone in which the main structure is located, except that the distance measured at either corner shall not be less
than twenty feet (20').

Findings:
The proposed amendment allows for a reasonable amount of flexibility already allotted to many properties within the
City.

Tyler Turner seconded the motion, which was unanimously approved.

Chair John David Mortensen X Aye Nay
Vice Chair Frank Adams X Aye Nay
Commissioner George Kalakis XAye ___ Nay
Commissioner Tyler Turner X Aye Nay
Commissioner Joey Hansen X Aye Nay

Item #2 Farmington City — Applicant is requesting an amendment to Chapter 11-2, DEFINITIONS of Title 11, ZONING
REGULATIONS. The amendment is to include a new definition for “Live/Work Residential,” which is an existing use
identified in creatine zoning districts. (ZT-12-24) no public hearing: tabled Sept. 19, 2024

Gibson presented this agenda item. A definition for “live/work residential” is needed for several reasons, including how
to handle licensing of businesses using these kinds of spaces.

Staff has prepared a draft definition to consider: “A dwelling unit which combines residential and non-residential uses
allowed in the underlying zone where the proprietor of the business is also the resident of the same dwelling unit. The
non-residential use of the dwelling unit may be licensed as either a Home Occupation which complies with the
standards of Chapter 11-35 or a commercial business if the impact exceeds the standards for a home occupation
including use of signs as allowed in 15-5-070 (C) with the ability to hold open office or store hours rather than accepting
customers by appointment only. Non-residential use of the unit shall be limited to uses permitted in the applicable
zoning district. The business operation of a life/work residential unit shall be limited to the main floor of a building. No
additional off-street parking is required beyond what the ordinance requires for a residential unit.”

Update from Sept. 19, 2024 meeting: The Planning Commission asked if it might be possible to allow the work or shop
space on the main floor to be operated by an individual or entity other than the resident of the residential unit above it.
Appearance-wise to the public, it would seem to be the same. In reviewing this concept, Staff has determined that this

type of space or use is possible within the zoning district, but it is different than live/work space.

Per building code, a space occupied by a different entity or individual separate from the home would be constructed
differently. Separation requirements change and it is actually built as a commercial space under a residential space,
whereas a live/work space is its own category.



In effect, if the City is okay with a business that isn't connected to the resident of the adjoining dwelling; they simply
need to approve a space as such. When space is approved as live/work space, it is now defined as to how that works.

Update from August 22, 2024 meeting: Staff was asked to further research how signage would be different on a
live/work unit than a typical commercial building. Updates to the City's sign ordinance have been included and the
item has been re-noticed for a public hearing as additional sections of code are being included.

Background: The City's mixed-use zoning districts currently include an allowed use called “Live/Work Residential.” The
City has even approved multiple projects yet to be constructed which include units with ground floor store/shop space.
Buildings which include this type of space could be available for purchase or rent by early 2025. Staff is looking to define
what this means in order to prepare to manage and license the types of businesses that may fill these spaces.

Gibson said separation of the commercial and residential spaces must be considered for building code purposes. If
there are two different entities without connection (other than a lease), then firewall, HVAC, and utility separations must
be addressed. The idea still has some merit and may be do-able in mixed-use areas. However, it would no longer be
considered “live/work” space, and the City would approve the main floor business as a commercial business instead.

For signage, 9 square feet was selected as a limitation for blade signs, but Commissioners are welcome to adjust that.
The sign must not extend beyond 3 feet from the main facade. Gibson said language could be added that signage shall
not extend above the ceiling of the ground-floor level, or 14 feet, which would be pedestrian height. Fourteen feet is
fairly common in commercial spaces. Signs should be below the windows of the second floor. Mortensen said there
could be some ambiguity about “main floor” signage that could use more definition. He is a fan of the “live/work”
concept. Turner said he loves it. Commissioner Joey Hansen appreciates the Staff's work on this.

MOTION

Frank Adams made a motion that the Planning Commission recommend that the City Council approve the proposed
changes to Chapter 11-2 and 15-5 of the City ordinances, with amendment to the language under Part C i. to read: “to
not be placed above the ceiling of the commercial floor of the building.”

Finding:
1.  The proposed changes provide clarity to an already allowed use which has not yet been defined.

Supplemental Information 1-2:
1.  Proposed definition and additional text for the zoning ordinance.
2. Example Live/Work Unit

Joey Hansen seconded the motion, which was unanimously approved.

Chair John David Mortensen XAye ___ Nay
Vice Chair Frank Adams X Aye Nay
Commissioner George Kalakis X Aye Nay
Commissioner Tyler Turner XAye ___ Nay
Commissioner Joey Hansen X Aye Nay

OTHER BUSINESS

Item #3 — Miscellaneous, Correspondence, etc.
a) Planning Commission minutes from September 19, 2024: Joey Hansen made a motion to approve the
minutes from the date above; Tony Kalakis seconded the motion, which was unanimously approved.

Chair John David Mortensen Abstained

Vice Chair Frank Adams XAye ____ Nay
Commissioner George Kalakis X Aye Nay
Commissioner Tyler Turner X Aye Nay
Commissioner Joey Hansen XAye ___ Nay

b) City Council Report from October 1, 2024. Gibson provided this report. The City Council approved the Lyon
Meadows Schematic Subdivision, which will return to the Commission for preliminary approvals. The Council
approved the layout, but kicked the moderate-income housing details, deed restrictions, and development
agreements back to the Commission. The Council also approved the 200 East Street Vacation.

c) Review of second October meeting date. The 17t as originally scheduled conflicts with the Davis School
District's fall break, and most commission members will be out of town. Therefore, we will hold our second
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October meeting on Tuesday, October 29. November 7, 2024, would be the next following Commission
meeting.

ADJOURNMENT

Tyler Turner motioned to adjourn at 7:48 PM.

Chair John David Mortensen X Aye Nay
Vice Chair Frank Adams X Aye Nay
Commissioner George Kalakis X Aye Nay
Commissioner Tyler Turner X Aye Nay
Commissioner Joey Hansen X Aye Nay

Frank Adams, Vice Chair
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CITY COUNCIL MEETING NOTICE AND AGENDA

Notice is given that the Farmington City Council will hold a regular meeting on Tuesday, October 15, 2024 at
City Hall 160 South Main, Farmington, Utah. A work session will be held at 6:00 pm in Conference Room 3
followed by the regular session at 7:00 pm.in the Council Chambers. The link to listen to the regular meeting
live and to comment electronically can be found on the Farmington City website www.farmington.utah.gov. If you
wish to email a comment for any of the listed public hearings, you may do so to dcarlile@farmington.utah.gov

WORK SESSION - 6:00 p.m.

e Fire Station funding discussion
e Rock Hotel Dental and County Complex parking

REGULAR SESSION - 7:00 p.m.

CALL TO ORDER:
e Invocation - Scott Isaacson, Councilmember
e Pledge of Allegiance - Brett Anderson, Mayor

PRESENTATIONS:
e Recognition of Sarah Miller as Student of the Month
e Presentation to the Children’s Justice Center

BUSINESS:

e Consider approval of SIRQ Construction to be the Construction Manager / General Contractor for the
vy Acres Park Project.

e RAP Tax Ballot Issue - presentation of arguments

e Public Comment on RAP Tax Ballot Issue

e Consideration of a Rezone and Development Agreement for an RV resort at approximately 650 W
Lagoon Drive

e Zone Text change allowing Rear Yard Averaging on all residential lots

e Zone Text change to include a new definition for ‘Live / Work Residential’

e Sale of Lupine Park, Parcel ID 08-098-0023

SUMMARY ACTION:
1. Public Works Surplus Property
2. Monthly Financial Report
3. Correcting an ordinance vacating street right-of way commonly known as Lagoon Lane

GOVERNING BODY REPORTS:
e City Manager Report
e Mayor Anderson & City Council Reports

ADJOURN
CLOSED SESSION - Minute motion adjourning to closed session, for reasons permitted by law.

In compliance with the Americans with Disabilities Act, individuals needing special accommodations due to a
disability, please contact DeAnn Carlile, City recorder at 801-939-9206 at least 24 hours in advance of the
meeting.

| hereby certify that | posted a copy of the foregoing Notice and Agenda at Farmington City Hall, Farmington
City website www.farmington.utah.qov and the Utah Public Notice website at www.utah.qov/omn. Posted on
October 10, 2024



http://www.farmington.utah.gov/
mailto:dcarlile@farmington.utah.gov
http://www.farmington.utah.gov/
https://draper.novusagenda.com/Agendapublic/www.utah.gov/pmn
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