Staff Report to the Weber County Commission

Weber County Planning Division

Application Information

Application Request: File #MA2024-11, an application for a zone map amendment to create a Master
Planned Development Overlay Zone and development agreement for the Bridges
Development generally located north of Fairways Drive, and to consolidate the
various base-zones from the RE-20, RE-15, FV-3, and FR-3 zones to the RE-20
zone to provide better assurance to the community that established historic
development rights are limited.

Agenda Date: May 6, 2025
Applicant: Bridges Holding Company LLC.
File Number: ZMA2024-11

Frontier Project Link:  https://frontier.co.weber.ut.us/p/Project/Index/20683
Property Information

Approximate Address: 4800 East Fairways Drive in the unincorporated Wolf Creek area.

Current Zone(s): RE-20, RE-15, FV-3, and FR-3
Proposed Zone(s): RE-20
Adjacent Land Use
North:  Undeveloped vacant land. South: Undeveloped vacant land and residential.
East: Undeveloped vacant land and residential. West: Residential.

Staff Information

Report Presenter: Charlie Ewert
cewert@webercountyutah.gov
801-399-8763

Report Reviewer: RG

Applicable Ordinances

§Title 102, Chapter 5 Rezone Procedures.
§Title 104, Chapter 3 Residential Estates Zones RE-15 and RE-20.
§Title 104, Chapter 27 Master Planned Development Overlay Zone.

Legislative Decisions

When the Planning Commission is acting as a recommending body to the County Commission, it is acting in a
legislative capacity and has wide discretion. Examples of legislative actions are general plan, zoning map, and land
use code amendments. Legislative actions require that the Planning Commission give a recommendation to the
County Commission. For this circumstance, criteria for recommendations in a legislative matter require a review for
compatibility with the general plan and existing ordinances.

Summary and Background

This proposed rezone involves approximately 250 acres known as the Bridges development, which affects six
parcels of land. Currently, the property is governed by four zoning categories: RE-15, RE-20, FV-3, and FR-3, with
most of the land (205 acres) in the RE-15 zone. The property is also governed by the Wolf Creek Development
Agreement established in 2002 and updated in 2015, which allocates 413 residential development rights. Of these,
94 rights have already been platted, leaving 319 rights available. An additional 13 rights are associated with the
FV-3 zone, totaling 332 overall development rights for the subject property.

The applicant’s request can be summarized by three actions: remove the property from the Wolf Creek development
agreement, apply the Master Planned Development Overlay Zone (MPDOZ) to guide development, and consolidate
the four zones into a single zone to simplify administrative issues and align with the project’s proposed single-family
residential uses.
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The proposed rezone, if approved, offers the county a chance to guide development through the MPDOZ and
ensure better community outcomes, including infrastructure improvements and open space preservation.

The planning commission is recommending approval of the rezone and development agreement with specific
considerations and recommendations. Provided in this report.

Policy Analysis

Please see Planning Commission Staff Report (Attached Exhibit C)

Planning Commission Recommendation

Motion by Trevor Shuman:

I move we forward a positive recommendation to the County Commission for File #ZMA2024-11, an application to
rezone approximately 250 acres of land, known as the Bridges development, located at approximately 4800 East
Fairways Drive to the Master Planned Development Overlay Zone, and to consolidate the property’s base zones
from the RE-20, RE-15, FV-3, and FR-3 zones to the RE-20 zone.

| do so in support of including the recommended additional considerations and findings provided by staff in the staff
report, but with the following additional edits and corrections:

1. Memorialize the development rights

2. Leave the current county rules and CUPs as they currently are — the rules are good enough for the
county, they should be good enough for the [future] city, and | think that is reasonable to say that the rules
are in place for that.

3. Change the assignment [section of the proposed development agreement] to the language staff was
reading that if challenges are found it be reverted. (Making the agreement only assignable in whole and
not in part.)

Motion is made with the following findings:

1. After the considerations listed in this recommendation are applied through a development agreement, the
proposal generally supports and is anticipated by the vision, goals, and objectives of the Ogden Valley

2. General Plan.

3. The project is not detrimental to the overall health, safety, and welfare of the community and provides for
better project outcomes than the alternative.

4. A negotiated development agreement is the most reliable way for both the county and the applicant to
realize mutual benefit.

Motion seconded by Bryce Froerer. Motion passed 4-1 with Commissioners Barber, Shuman, Scheppe, and Froerer
in favor, Commissioner Burton against, and Commissioner Wampler abstaining.

The staff recommendation referenced in the Planning Commission’s motion is as follows:

After reviewing the proposal within the intended context of the Ogden Valley General Plan, existing zoning, and
existing development agreements, it is staff’s opinion that this rezone will help advance the vision and goals of the
plan. Staff is recommending approval of the rezone. This recommendation is offered with the following
considerations, which are intended to be incorporated into the zoning development agreement or executing rezone
ordinance:

1. Rezone the entire property to the RE-20 zone.
2. The list of allowed uses (Exhibit D) and standards (Exhibit E) of the DA should be updated to provide the
following:

a. More specifically address staff notes/comments.

b. Include the specific language found for each use in the RE-20 zone or provide alternative regulatory
standards that serve the same purpose.

c. The uses that would otherwise require a conditional use permit should have specific aesthetic and
safety standards written into the agreement if they are to be allowed as permitted uses. Standards such
as building materials, fencing/wall materials and design, screening requirements including specific
vegetation densities, if vegetation will be used for screening, and conditions or circumstances under
which screening is required, and a long term landscaping and maintenance plan.

d. Short term rentals:
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i. Should be limited to only the 364 units they were approved for by the 2016 CUP, including the 94
units already platted, giving the applicant a total of 270 more STRs.

ii. Should be prohibited from lots 51-57, 425-430, and 501-521, and from at least 50 percent of the
cabin units. A reference to this restriction should be required on each subdivision plat.

iii. Should either be specifically limited to no more than two “sleeping rooms” as provided in the STR
ordinance, or provide no less than three parking spaces.

e. The cabins:

i. Should be limited to no more than 1,100 square feet of livable space in an effort to provide more
affordable housing options.

ii. Contain no more than two bedrooms.

iii. Parking lots should all be connected by means of a continuous five-foot sidewalk, including safe
street crossings. The sidewalk connections should generally run parallel to the street unless a route
that is more efficient for pedestrians and more likely to be used instead of the street can be provided
otherwise.

iv. Proposed exterior design should be included in the design standards.

The street cross sections should be updated to include the final expected design of Fairways Drive, or
reserve a place for it and provide an agreement to follow whatever it is for the portion of the street required
of the applicant.

Staff’'s other comments and suggestion provided in the attached DA should be more fully addressed prior
to county commission approval.

A homeowner’s association is created to provide perpetual operations and maintenance of the open space
areas and trails.

Planning Commission Recommendation

Staff review of differences between planning commission’s recommendation and applicant’s final request to the
county commission (staff's commentary in italics):

Memorialize the development rights. In attached development agreement.

Leave the current county rules and CUPs as they currently are — the rules are good enough for the
county, they should be good enough for the [future] city, and | think that is reasonable to say that the rules
are in place for that. Instead of conditional uses, the applicant is requesting to make certain uses
permitted but with specific standards that would otherwise be similar to conditions of a conditional use
permit.

Change the assignment [section of the proposed development agreement] to the language staff was
reading that if challenges are found it be reverted. (Making the agreement only assignable in whole and
not in part.) The attached agreement still allows for partial assignment of the project, contrary to what is
being requested by the planning commission, but that applicant has also included language that is
intended to help reduce the challenges that come with partial assignment. Specifically, the agreement
safeguards certain improvements and open space areas from being divvied in a manner that could make
it challenging for the county to determine and pursue the responsible party.

Rezone the entire property to the RE-20 zone. The attached rezone ordinance does that, and the
development agreement follows.

The list of allowed uses (Exhibit D) and standards (Exhibit E) of the DA should be updated to provide the
following:

Include the specific language found for each use in the RE-20 zone or provide alternative regulatory
standards that serve the same purpose.

The uses that would otherwise require a conditional use permit should have specific aesthetic and safety
standards written into the agreement if they are to be allowed as permitted uses. Standards such as building
materials, fencing/wall materials and design, screening requirements including specific vegetation
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densities, if vegetation will be used for screening, and conditions or circumstances under which screening
is required, and a long term landscaping and maintenance plan. The agreement provides for this.

e Short term rentals:

0 Should be limited to only the 364 units they were approved for by the 2016 CUP, including the 94
units already platted, giving the applicant a total of 270 more STRs, and should be prohibited from
lots 51-57, 425-430, and 501-521, and from at least 50 percent of the cabin units. A reference to
this restriction should be required on each subdivision plat. Based on the county commission’s
March 10, 2025 work session with the developer, this is not being applied.

0 Should either be specifically limited to no more than two “sleeping rooms” as provided in the STR
ordinance, or provide no less than three parking spaces. The proposal does not specifically address
this.

e The cabins:

0 Should be limited to no more than 1,100 square feet of livable space in an effort to provide more
affordable housing options, contain no more than two bedrooms. The proposal suggests that the
cabins can be anywhere from 1,000 to 1,500 square feet.

o Parking lots should all be connected by means of a continuous five-foot sidewalk, including safe
street crossings. The sidewalk connections should generally run parallel to the street unless a route
that is more efficient for pedestrians and more likely to be used instead of the street can be provided
otherwise. The concept plan attached to the proposed development agreement includes this.

0 Proposed exterior design should be included in the design standards. This is not being included.

e The street cross sections should be updated to include the final expected design of Fairways Drive, or
reserve a place for it and provide an agreement to follow whatever it is for the portion of the street required
of the applicant. This will be provided in the attached development agreement.

e A homeowner’s association is created to provide perpetual operations and maintenance of the open space
areas and trails. This is in the proposed agreement.

Commission Considerations

If the commission desires to approve this rezone and associated agreement, it should adopt the rezone ordinance
attached as Exhibit A. This ordinance grants the commission chair the authority to sign the development agreement
on behalf of the commission.

Exhibit A: Proposed Rezone Ordinance.
Exhibit B: Proposed Development Agreement and Exhibits.
Exhibit B: Planning Commission Staff Report.
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ORDINANCE NUMBER 2025-

AN ORDINANCE AMENDING THE WEBER COUNTY ZONING MAP TO REZONE
THE BRIDGES MASTER PLANNED COMMUNITY, APPROXIMATELY 167.367
ACRES, FROM THE RE-15, RE-20, FV-3, AND FR-3 ZONES TO THE RE-20 ZONE
AND THE MPDOZ, AND ADOPTING A MASTER DEVELOPMENT AGREEMENT

WHEREAS, the Weber County Board of Commissioners has adopted a zoning map for
the unincorporated areas of Weber County; and

WHEREAS, the Weber County Board of Commissioners has received an application to
amend the zoning designation on property located generally north of Fairways Drive in
unincorporated Weber County; and

WHEREAS, State Code Section 17-27a-503 provides for the amendment of a zone district
or land use regulation; and

WHEREAS, State Code Section 17-27a-503 requires an amendment to a zone district or
land use regulation to first receive a recommendation from the planning commission; and

WHEREAS, State Code Sections 17-27a-102(b) and 528 allows the County to enter into
development agreements that modify, extend, clarify and impose certain land use regulations after
first receiving a recommendation from the planning commission; and

WHEREAS, After a public hearing on January 28, 2025, the Planning Commission for the
Ogden Valley forwarded a recommendation to the Weber County Board of Commissioners
regarding this zone district amendment and regarding the proposed Master Development
Agreement; and

WHEREAS, After reviewing the Planning Commission’s recommendation and the Ogden
Valley General Plan, and in consideration of the mutual promises and other considerations in
applicant’s proposed voluntary public contributions and amenities accepted by Weber County
Board of Commissioners by means of the associated Master Development Agreement, the Recitals
of which are hereby incorporated by reference, the Weber County Board of Commissioners desires
to rezone the subject property from RE-20, RE-15, FV-3, and FR-3 zones to the RE-20 zone and
MPDOZ, as modified by the Master Development Agreement; and

WHEREAS, The Parties mutually understand that the Weber County Board of
Commissioners is not obligated to rezone the project nor to approve the Master Development
Agreement, but desires to do so as a result of the applicant’s voluntary contributions as set forth
in the associated Master Development Agreement, without which the County would not realize
the full benefits of this decision and would not rezone the Property; and

NOW THEREFORE, the Weber County Board of Commissioners ordains an amendment
to the Weber County Zoning Map to change the zoning designation, as more precisely described
in the attached exhibits, from the RE-20, RE-15, FV-3, and FR-3 zones to the RE-20 zone and
MPDOZ, as modified by the Master Development Agreement. The graphic representation of the
rezone is included and incorporated herein as Exhibit B to the Master Development Agreement.
A written legal description of the property being rezoned is included as Exhibit A to the Master
Development Agreement. In the event there is conflict between the two, the legal description shall

1
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prevail. In the event the legal description is found by a licensed surveyor to be invalid or incorrect,
the corrected legal description shall prevail as the description herein, if recommended by the
County Surveyor, provided that the corrected legal description appropriately bounds the subject
property and fits within the correct legal description of surrounding properties.

The Weber County Board of Commissioners further hereby approves the Master Development
Agreement and authorizes the Chairperson of the Commission to execute it on behalf of the
County.

The Office of the County Attorney and the Director of the Planning Division shall certify to the
Chairperson before its execution that any changes to the Master Development Agreement that are
made after the May 6, 2025 public meeting are minor, non-substantive corrections to ensure that
it is clear and that it accurately reflects the agreement between the parties as a part of the
consideration on May 6.

This ordinance shall become effective fifteen (15) days after publication or on the day the Master
Development Agreement between The Bridges Holding Company, LLC and Weber County is
recorded, whichever is later.

Passed, adopted, and ordered published this
of Commissioners.

day of May, 2025, by the Weber County Board

BOARD OF COUNTY COMMISSIONERS OF WEBER COUNTY

By

Sharon Bolos, Chair
Commissioner Harvey voted

Commissioner Bolos voted

Commissioner Froerer voted

ATTEST:

Ricky Hatch, CPA
Weber County Clerk/Auditor

2
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Exhibit A
Graphic Representation of the Property and the Rezone

Zone map prior to rezone:

Zone map after rezone:
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Exhibit B
Written Description of Rezone to R1-15 Zone

[THIS IS BEING COMPLETED — WILL MATCH GRAPHIC ABOVE]
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Final Draft — To be Signed by Commission Chair after final Administrative Cleanup.

MASTER DEVELOPMENT AGREEMENT
FOR

THE BRIDGES MASTER PLANNED COMMUNITY

May 2025
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AMENDED AND RESTATED MASTER DEVELOPMENT AGREEMENT
FOR
THE BRIDGES MASTER PLANNED COMMUNITY

This MASTER DEVELOPMENT AGREEMENT is made and entered as of the 6™ day of May,
2025, by and between Weber County, a political subdivision of the State of Utah; and the Bridges Holding
Company, LLC, a Utah limited liability company.
RECITALS
A. The capitalized terms used in these Recitals are defined in Section 1.2, below.

B. Master Developer owns and is developing the Property.

C. The County and Master Developer have entered into the Prior Agreements governing the
development of the Property.

D.  Other aspects of the Prior Agreements have been either performed, modified, or rendered
irrelevant based on the occurrence of various actions and events.

E. Master Developer and the County desire that the Property be developed in a unified and
consistent fashion pursuant to the Master Plan that is adopted and incorporated into this MDA.

F.  Development of the Property will include the Intended Uses as defined in this MDA.

G. Development of the Project as a master planned community pursuant to this MDA is
acknowledged by the parties to be consistent with CLUDMA and to operate for the benefit of the County,
Master Developer, and the general public.

H. The County Commission has reviewed this MDA and determined that it is consistent with
CLUDMA.

I.  The Parties acknowledge that development of the Property pursuant to this MDA will result
in significant planning and economic benefits to the County and its residents by, among other things,
requiring orderly development of the Property as a master planned community and increasing property tax
and other revenues to the County based on improvements to be constructed on the Property.

J. Development of the Property pursuant to this MDA will also result in significant benefits to
Master Developer, by providing assurances to Master Developer that they will have the ability to develop
the Property in accordance with this MDA.

K. Master Developer and the County have cooperated in the preparation of this MDA.

L. The Parties desire to enter into this MDA to specify the rights and responsibilities of Master
Developer to develop the Property as expressed in this MDA and the rights and responsibilities of the

County to allow and regulate such development pursuant to the requirements of this MDA.

M. The Parties understand and intend that this MDA is a “development agreement” within the
meaning of, and entered into pursuant to the terms of, Utah Code Ann. §§ 17-27a-102 and 528 (2024).

N. This MDA and all of its associated “legislative”, “broad, competing policy-considerations”

County Commission Staff Report -- B}idges Development Rezone and DA Page 16 of 136
Attachment B: Proposed Bridges Development Agreement Page 8 of 45



and “generally applicable” decisions regarding the development of the Project as those terms are discussed
in Baker v Carison, 2018 UT 59 was considered by the Planning Commission on January 28, 2025 pursuant
to Utah Code Ann. § 17-27a-528(2)(a)(iii) (2024), in making a recommendation to the County Commission.

O. The County believes that this MDA and the Zoning of the Property constitute the completion
of the “legislative”, “broad, competing policy-considerations” and “generally applicable” decisions by the
County Commission regarding the development of the Project as those terms are discussed in Baker v
Carlson, 2018 UT 59.

P.  The County intends that the implementation of those “legislative”, “broad, competing policy-
considerations” and “generally applicable” decisions through the provisions and processes of this MDA

relating to “fixed criteria” are “administrative” in nature.

Q. This County’s entry into this MDA is authorized by the adoption of Ordinance #
on May 6, 2025.

NOW, THEREFORE, in consideration of the mutual covenants contained herein, and other good
and valuable consideration, the receipt and sufficiency of which is hereby conclusively acknowledged, the
County and the Master Developer hereby agree to the following:

TERMS

1. Incorporation of Recitals and Exhibits/ Definitions.

1.1.  Incorporation. The foregoing Recitals and Exhibits A — G are hereby incorporated
into this MDA.

1.2.  Definitions. As used in this MDA, the following terms, phrases, words, and their
derivations shall have the meaning given herein where capitalized in this MDA. Words not defined herein
shall have the same meaning as provided by the County’s Vested Laws. When consistent with the context,
words used in the present tense include the future, words in the plural number include the singular number,
words in the singular number include the plural number, and the use of any gender shall apply to all genders
whenever the context requires. The words "shall" and "will" are mandatory and the word "may" is
permissive. References to governmental entities (whether persons or entities) refer to those entities or their
successors in authority. If specific provisions of law referred to herein are renumbered, then the reference
shall be read to refer to the renumbered provision.

1.2.1. Administrative Modifications means those modifications to this MDA
that can be approved by the Administrator pursuant to Section 14.

1.2.2. Administrator means the person designated by the County as the
Administrator of this MDA.

1.2.3. Applicant means a person or entity submitting a Development
Application.

1.2.4. ARC means the Architectural Review Committee created by the HOA.

1.2.5. MDA means this Master Development Agreement including all of its
Exhibits.

County Commission Staff Report -- B?idges Development Rezone and DA Page 17 of 136
Attachment B: Proposed Bridges Development Agreement Page 9 of 45



1.2.6.

1.2.7.

1.2.8.

1.2.9.

1.2.10.

1.2.11.

1.2.12.

1.2.13.

1.2.14.

1.2.15.

1.2.16.

1.2.17.

1.2.18.

Buildout means the completion of all of the development on all of the
Project in accordance with the approved plans.

CLUDMA means the County Land Use, Development, and Management
Act, Utah Code Ann. §§ 17-27a-101, et seq. (2024).

Commission means the elected County Commission of the County.
County means Weber County, a political subdivision of the State of Utah.

County Consultants means those outside consultants employed by the
County in various specialized disciplines such as traffic, hydrology, or
drainage, for reviewing certain aspects of the development of the Project.

County’s Future Laws means the ordinances, policies, standards,
procedures, and processing fee schedules of the County which may be in
effect as of a particular time in the future when a Development
Application is submitted for a part of the Project, and which may or may
not be applicable to the Development Application depending upon the
provisions of this MDA.

County’s Vested Laws means the “Uniform Land Use Code of Weber
County, Utah” which is codified as “Part II — Land Use Code” in the
“Weber County Code” which is in effect as of the date of this MDA
except for “Title 102” of the Uniform Land Use Code of Weber County,
Utah which is not included as a part of the County’s Vested Laws.

Default means a material breach of this MDA.

Denial/Denied means a formal denial issued by the final decision-making
body of the County for a particular type of Development Application but
does not include review comments or “redlines” by County staff.

Design Standards means the general standards for design of lots and
RDUs as specified in Exhibit E.

Development means the development of any improvement, whether public

or private, on the Project pursuant to an approved Development
Application, including, but not limited to, any Public Infrastructure,
Private Improvement, Subdivision, or any of the Intended Uses.

Development Application means an application to the County for
development of a portion of the Project including a Subdivision or any
other permit, certificate or other authorization from the County required
for development of the Project.

Development Report means a report containing the information specified
in Section 3.8 submitted to the County by Master Developer for a
Development by Master Developer or for the sale of any Parcel to a
Subdeveloper or the submittal of a Development Application by a
Subdeveloper pursuant to an assignment from Master Developer.
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1.2.19.

1.2.20.

1.2.21.

1.2.22.

1.2.23.

1.2.24.

1.2.25.

1.2.26.

1.2.27.

1.2.28.

1.2.29.

1.2.30.

1.2.31.

Dispute means any disagreement between the Parties regarding the
administration or implementation of the MDA, including but not limited
to Denial or a Default.

Dispute Resolution Process means the processes for resolving any
Dispute as specified in Section 14.

Final Plat means the recordable map or other graphical representation of
land prepared in accordance with Utah Code Ann. § 17-27a-603 (2024),
or any successor provision, and approved by the County, effectuating a
Subdivision of any portion of the Project.

Home Owner Association(s) (or “HOA(s)”) means one or more
associations formed pursuant to Utah law to perform the functions of an
association of property Master Developer.

Intended Uses means those uses allowed to be developed on the Property
pursuant to this MDA, the Master Plan and the Zoning as more fully
specified in the Design Standards, Exhibit “E”.

Master Plan means the general layout of the types and areas of
development of the Project as illustrated on Exhibit “B”.

Maximum Residential Dwelling Units (“Maximum RDUs”) means the
development on the Property of three hundred thirty-one (331)
Residential Dwelling Units.

Notice means any notice to or from any party to this MDA that is either
required or permitted to be given to another party.

Open Space means that definition as found in the County’s Vested Laws
as may be modified by the Master Plan.

Master Developer means the Bridges Holding Co., LLC, which owns The
Property.

Outsourcing means the process of the County contracting with County
Consultants or paying overtime to County employees to provide technical
support in the review and approval of the various aspects of a
Development Application as is more fully set out in this MDA.
Outsourcing shall be at the sole discretion of the County.

Outsourced Work means any work performed pursuant to Outsourcing.
Parcel means a portion of the Property that is created by the Master

Developer to be sold to a Subdeveloper that is not an individually
developable lot and that has not been created as a Subdivision.
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1.2.32.

1.2.33.

1.2.34.

1.2.35.

1.2.36.

1.2.37.

1.2.38.

1.2.39.

1.2.40.

1.2.41.

1.2.42.

Parks, Trails, and Open Space (“PTOS”) Plan means the plan for
developing the parks, trails, and open space in the Project as specified in
the PTOS Plan, Exhibit “C”.

Parties means the Master Developer, and the County.
Party means either the Master Developer, or the County individually.

Phase means the development of a portion of the Project at a point in a
logical sequence as determined by Master Developer.

Prior Agreements means any and all prior development agreements with
the County or conditional use permits pertaining to the general
development layout of the Property, including: a “Zoning and
Development Agreement dated October 11, 2002, which is recorded as
Entry # 1883524; an “Agreement Amending and Clarifying the Weber
County Development Agreement for the Wolf Creek Resort” dated
February 3, 2015, which is recorded as Entry # 2768159; an “Agreement
Amending and Clarifying the Weber County Development Agreement for
the Wolf Creek Resort” dated March 22, 201, which is recorded as Entry
# 2784398; a “Second Amendment to Weber County Development
Agreement for the Wolf Creek Resort” dated June 14, 2016, which is
recorded as Entry # 2802028; and “Third Amendment to Weber County
Development Agreement for the Wolf Creek Resort” dated January 2,
2018, which is recorded as Entry # 22917393,

Private Improvements means those elements of infrastructure needed for
the completion of a Development which are not planned to be dedicated
to the County.

Project means the total development to be constructed on the Property
pursuant to this MDA with the associated public and private facilities,
Intended Uses, Maximum RDUs, and all of the other aspects approved as
part of this MDA.

Property means the approximately one hundred sixty-seven and three
hundred sixty-seven thousandths (167.367) acres as illustrated on Exhibit
“B” and legally described in Exhibit “A”.

Public Infrastructure means those elements of infrastructure that are
planned to be dedicated to the County or other respective public entity as
a condition of the approval of a Development Application including, but
not limited to, the roads, drainage plan, and utilities.

Residential Dwelling Unit (“RDU”) means a single unit intended to be
occupied for residential living purpose.

Subdeveloper means a person or an entity not “related” (as defined by
Internal Revenue Service regulations) to Master Developer which
purchases a Parcel for development.
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1.2.43. Subdivision means the division of any portion of the Project into
developable lots pursuant to CLUDMA.

1.2.44. Subdivision Application means the application to create a Subdivision.

1.2.45. System Improvements means those components of the Public
Infrastructure that are defined as such under the Utah Impact Fees Act.

1.2.46. Technical Standards means a detailed listing of those engineering and
other technical requirements for the development of the Public
Infrastructure and the Private Improvements that may be different from
those otherwise applicable under the County’s Vested Laws as specified
in Exhibit “D”.

1.2.47. Zoning means the zoning of the Property as RE 20.

2. Effect of MDA. Except as specified herein, this MDA shall be the sole development
agreement between the parties related to the Project and the Property. The Prior Agreements are hereby
novated and superseded and shall be of no effect regarding the Property. The County and Master Developer
shall record a Notice with the County Recorder of that novation in the chain of title of the Property. The
Master Declaration of Covenants, Conditions and Restrictions dated May 15, 2002, recorded as Entry No,
1882728 in Book 2275 at Page 460, as amended by the First Amendment dated January 5, 2007 and
recorded as Entry No. 2234358 and as amended by the Second Amendment dated February 26, 2013 and
recorded as Entry No. 2624950, are not subject to this ARMDA and are recognized and acknowledged as
being in full force and effect for Property.

2.1. Indemnification. Master Developer shall indemnify, defend and hold harmless the
County from any claims by any of the parties to the Prior Agreements that the provisions of the Section 2
may violate the terms of those Prior Agreements.

3. Development of the Project.

3.1.  Compliance with this MDA. Development of the Project shall be in accordance with
the County’s Vested Laws, the County’s Future Laws (only to the extent that these are applicable as
otherwise specified in this MDA), and this MDA.

3.2.  Land Uses within the Project, Configuration. The Master Plan reflects the general
location and configuration of the Intended Uses and Open Space within the Project. The Master Plan
provides the development requirements of the various aspects of the Project. Requirements not set forth in
the Master Plan are controlled by the MDA, including the other exhibits thereto.

3.3. Design Standards and Technical Standards. The Project shall be engineered and
designed pursuant to the County’s Vested Laws except as those may be modified by the Design Standards
or the Technical Standards. If there is any conflict between the Design Standards or the Technical Standards
with the County’s Vested Laws the Design Standards and/or the Technical Standards shall control.

3.4. Maximum RDUs. At Buildout of the Project, Master Developer shall be entitled to
have developed the Maximum RDUs as specified in and pursuant to this MDA subject to the restrictions
on RDUs of Master Developer’s Property. Buildings ancillary to a primary residential use, churches,
schools, municipal or other institutional/governmental and other similar non-residential uses shall not be
counted as a Residential Dwelling Unit for purposes of the Maximum RDUs. The development of other
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Intended Uses as provided in

34.1.

34.2.

3.5. Master

this MDA shall not reduce the number of Maximum RDUs.

Configuration of Maximum RDU’s. The general configuration of the
Maximum RDU’s is identified in the Master Plan. The Master Plan
reflects the general location and configuration of PTOS, and residential
uses within the Project.

Market Rate. All of the RDUs in the Project are market rate units and
there is no “affordability” requirements for any of the RDUs.

Developers’ Discretion. Nothing in this MDA shall obligate the Master

Developer to construct the Project or any particular Phase therein or portion thereof, and the Master
Developer shall have the discretion to determine whether to construct a particular Development or Phase

based on such Master Develo

3.5.1.

per’s business judgment.

Concurrency Management of Future Development. Any phasing shall
ensure appropriate access, fire protection, utilities, and other
infrastructure for future phases and Master Developer shall seek the
County’s input on such issues prior to submitting a Development
Application for such phasing. Once construction has begun on a specific
Development or Phase, the relevant Master Developer or Subdeveloper(s)
shall have the obligation to complete the public and private road, storm
drain, water, and other improvements that are a condition of the approved
Development Application for such Development.

3.6. Required Process.

3.6.1.

3.6.2.

Approval Required Before Development. A Development Application shall
be submitted for any Development. Except as otherwise provided herein, no
improvements shall be constructed within the Project without Master
Developer or a Subdeveloper first obtaining approval of the Development
Application for such Development from the County. Upon approval by the
County of any Development Application, the Development related to such
approval may be improved in accordance with the approved Development
Application, subject to the terms, conditions, and provisions of the
Development Application.

Building Permits. No building permit shall be issued by the County for
construction of any Development unless Master Developer or a Subdeveloper
has completed to the level required by the County’s Vested Laws the required
infrastructure to comply with County requirements for phasing of
infrastructure and completion of off-site improvements required by the
relevant Development Application. Building permits shall be issued once any
work required by the Development Application has gone under warranty.
Except as provided in the County’s Vested Laws, no buildings,
improvements, or other structures shall be constructed within the Project
without Master Developer and/or a Subdeveloper first obtaining an
appropriate building permit(s), and/or grading and excavation permits, as
applicable. Master Developer and/or a Subdeveloper may apply for and obtain
a grading permit following approval of a preliminary Subdivision plat if
Master Developer and/or a Subdeveloper has submitted and received approval
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of a site grading plan from the County Engineer and all required fees are paid.

3.6.3. County and Other Governmental Agency Permits. Before commencement
of construction or Development of any buildings, structures or other work or
improvements upon any portion of the Project, Master Developer or a
Subdeveloper shall, at its expense, secure, or cause to be secured, any and all
permits which may be required by the County or any other governmental
entity having jurisdiction over the work. The County shall reasonably
cooperate with Master Developer or a Subdeveloper in seeking to secure such
permits from other governmental entities.

3.6.4. Fees. Master Developer or a Subdeveloper shall pay to the County the
standard fees applicable to any submittal of a Development Application under
the County’s fee schedule in effect at the time of the application.

3.6.5. County Cooperation and Approval. The County shall cooperate reasonably
and in good faith in promptly processing and reviewing all Development
Applications in accordance with the procedures identified in this MDA.
Development Applications shall be approved by the County if such
Development Applications comply with the applicable portions of the
County’s Vested Laws, the County’s Future Laws (if applicable, and this
MDA.

3.6.6.  Outsourcing of Processing of Development Applications.

3.6.6.1. County Processing. The provisions of Section 3.5.6 and 3.5.11
shall not apply to any Development Application being processed
by the County, either directly or as an outsource from another
jurisdiction, under the authority of the County Commission
using the County’s Vested Laws.

3.6.6.2. Timing. Within fifteen (15) business days after receipt of a
Development Application and upon the request of Master
Developer, the County and Master Developer will confer to
determine whether the County desires to Outsource the review
of any aspect of the Development Application to ensure that it is
processed on a timely basis.

3.6.6.3. Election/Cost Estimate. If the County or Master Developer
determines in either of their its discretion that Outsourcing is
appropriate to meet review timeliness requirements of State
Code, then the County shall promptly estimate the reasonably
anticipated differential cost of Outsourcing in the manner
selected by the County in good faith consultation with the
Master Developer or Subdeveloper (either overtime to County
employees or the hiring of a County Consultant). If the Master
Developer or a Subdeveloper notifies the County that it desires
to proceed with the Outsourcing based on the County’s estimate
of costs, then the Master Developer or Subdeveloper shall
deposit in advance with the County the estimated differential
cost and the County shall then promptly proceed with having the
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work Outsourced.

3.6.6.4. Compliance with Applicable Codes. Any Outsourced work shall
be performed pursuant to applicable standards including, but not
limited to, the County’s Vested Laws, Federal law, State Code,
and any adopted uniform standards such as AASHTO, the IBC
and the IFC.

3.6.6.5. Final Payment. Upon completion of the Outsourcing Work and
the provision by the County of an invoice (with such reasonable
supporting documentation as may be requested by Master
Developer or Subdeveloper) for the actual differential cost
(whether by way of paying a County Consultant or paying
overtime to County employees) of Outsourcing, Master
Developer or the Subdeveloper shall, within ten (10) business
days pay or receive credit (as the case may be) for any difference
between the estimated differential cost deposited for the
Outsourcing and the actual cost differential. Any dispute
regarding his section shall be resolved pursuant to the Dispute
Resolution Processes.

3.6.6.6. Acceptance of Outsourced Work. The County shall accept the
results of any Outsourced Work under this section unless the
County determines that the Outsourced Work has not been
performed pursuant to County standards or is materially
incorrect. If the County does not give Master Developer Notice
within ten (10) business days of receiving the Outsourced Work
that the County disputes the acceptability of the Outsourced
Work, then the County shall be deemed to have accepted the
Outsourced Work. Any disputes relating to the Outsourced
Work shall be subject to the Dispute Resolution Process.

3.6.7. Acceptance of Certifications Required for Development Applications.
Any Development Application requiring the signature, endorsement, or
certification and/or stamping by a person holding a license or professional
certification required by the State of Utah in a particular discipline shall
be so signed, endorsed, certified or stamped signifying that the contents
of the Development Application comply with the applicable regulatory
standards of the County.

3.6.8. Independent Technical Analyses for Development Applications. If the
County needs technical expertise beyond the County’s internal resources
to determine impacts of a Development Application such as for structures,
bridges, water tanks, and other similar matters which are not required by
the County’s Vested Laws to be certified by such experts as part of a
Development Application, the County may engage such experts as
County Consultants, with the actual and reasonable costs, being the
responsibility of Applicant.

3.6.9. Intent of One-Time Review. If a Development Application substantially
complies with the County’s Vested Laws and this MDA the County
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should endeavor to make all of its redlines, comments or suggestions at
the time of the first review of the Development Application. If any
changes to the Development Application after a first review raise new
material issues with prior reviews those new issues will need to be
addressed with further reviews.

3.6.10. County Denial of a Development Application. If the County denies a

3.6.11.

3.6.12.

3.6.13.

3.6.14.

Development Application the County shall provide with the denial a
Notice advising the Applicant of the reasons for denial including
specifying the reasons the County believes that the Development
Application is not consistent with this MDA, the Master Plan, and/or any
applicable County’s Vested Laws (or, if applicable, the County’s Future
Laws).

Dispute Resolution. The County’s denial of any Development
Application shall be subject to the Dispute Resolution Processes.

County Denials of Development Applications Based on Denials from
Non-County Agencies. If the County’s denial of a Development
Application is based on the denial of the Development Application by a
Non-County Agency, Master Developer shall appeal any such denial
through the appropriate procedures for such a decision and not through
the processes specified herein.

Construction Prior to Completion of Infrastructure. Master Developer
may apply for and obtain building permits and/or temporary Certificates
of Occupancy for uninhabited model homes, home shows, sales offices,
construction offices or similar uses pursuant to the County’s Vested Laws
prior to the installation of all Public Infrastructure and Improvements
required to be eventually completed so long as such installation is secured
consistent with the County’s Vested Laws including the requirements for
fire protection. This provision shall not be construed to allow for building
permits without the provision of functioning water or sewer services
pursuant to the County’s Vested Laws. No permanent Certificate of
Occupancy shall be issued by the County, except in compliance with the
County’s Code.

Outsourcing of Inspections.

3.6.14.1.  County Processing. The provisions of Section 3.5.14 shall not

apply to any inspections being performed by the County, either
directly or as an outsource from another jurisdiction, under the
authority of the County Commission using the County’s Vested
Laws.

3.6.14.2. Timing. Within fifteen (15) business days after receipt of a

request from Master Developer to Outsource the inspections of
the construction of any Development, the County and Master
Developer will confer to determine whether the County desires
to Outsource the inspections to ensure that they are processed on
a timely basis.
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3.6.14.3.  Election/Cost Estimate. If the County or Master Developer
determines in either of their discretion that Outsourcing is
appropriate, then the County shall promptly estimate the
reasonably anticipated differential cost of Outsourcing in the
manner selected by the County in good faith consultation with
the Master Developer or Subdeveloper (either overtime to
County employees or the hiring of a County Consultant). If the
Master Developer or a Subdeveloper notifies the County that it
desires to proceed with the Outsourcing based on the County’s
estimate of costs, then the Master Developer or Subdeveloper
shall deposit in advance with the County the estimated
differential cost and the County shall then promptly precede with
having the work Outsourced.

3.6.14.4. Compliance with Applicable Codes. Any Outsourced work shall
be performed pursuant to applicable standards including, but not
limited to, the County’s Vested Laws, Federal law, State Code,
and any adopted uniform standards such as AASHTO, the IBC
and the IFC.

3.6.14.5. Final Payment. Upon completion of the Outsourcing services
and the provision by the County of an invoice (with such
reasonable supporting documentation as may be requested by
Master Developer or Subdeveloper) for the actual differential
cost (whether by way of paying a County Consultant or paying
overtime to County employees) of Outsourcing, Master
Developer or the Subdeveloper shall, within ten (10) business
days pay or receive credit (as the case may be) for any difference
between the estimated differential cost deposited for the
Outsourcing and the actual cost differential. Any dispute
regarding his section shall be resolved pursuant to the Dispute
Resolution Processes.

3.6.14.6.  Acceptance of Outsourced Work. The County shall accept the
results of any outsourced decision under this section without any
further review by the County.

3.7. Parcel Sales. The County acknowledges that the precise location and details of the
public improvements, lot layout and design, and any other similar item regarding the development of a
particular Parcel may not be known at the time of the creation of or sale of a Parcel. Master Developer may
obtain approval of a Parcel in any manner allowed by law. If, pursuant to Utah Code Ann. § 17-27a-103
(2024), there are no individually developable lots in the Parcel, the creation of the Parcel would not be
subject to subdivision requirement in the County’s Vested Laws including the requirement to complete or
provide security for any Public Infrastructure at the time of the creation of the Parcel. The responsibility
for completing and providing security for completion of any Public Infrastructure in the Parcel shall be that
of the Master Developer or a Subdeveloper upon a subsequent Subdivision of the Parcel that creates
individually developable lots. An instrument shall be recorded specifying the material details of any Parcel
sale such as the number of acres, number of units, allocation of costs and responsibilities for any elements
of the Project such as roads, parks, trails and open space, and any other material information regarding what
rights and/or obligations are being sold. The recorded instrument shall be signed by Master Developer and
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the buyer. The County shall also sign acknowledging that it has notice of the sale and that the recorded
instrument complies with this subsection.

3.8.  Accounting for RDUs for Developments by Master Developer. At the recordation
of a final plat or other approved and recorded instrument for any Development developed by Master
Developer that includes RDUs, Master Developer shall provide the County a Development Report showing
any RDUs used with the Development and the RDUs remaining with Master Developer and for the entire
remaining Project.

3.9. Development Report. With any Development Application, Master Developer shall
file a Development Report showing:

3.9.1.  Ownership of the portion of the Property subject to the Development
Application;

3.9.2. Maximum RDUs The Maximum RDUs allowed by this MDA;

3.9.3.  Units Previously Platted Under This MDA. The number of RDUs
previously platted pursuant to this MDA and their percentage of the
Maximum RDUs;

3.9.4. Ongoing Application Units. The number of RDUs that are part of a
submitted but not yet platted Development Application, and their
percentage of the Maximum RDUSs;

3.9.5.  Units Proposed to be Developed. The number of RDUs intended to be
platted by the proposed Development Application, and their percentage
of the Maximum RDUSs;

3.9.6.  Units Transferred or Remaining. The number of RDUs remaining with
Master Developer pursuant to this MDA and their percentage of the
Maximum RDUs;

3.9.7.  Parks, Trails, and Open Space. The amount, type, location, and timing
of any Parks, Trails, and Open Space, including the percentage of acreage
for Parks and Open Space, or linear feet of trails, separating paved trail
quantities from soft trail quantities, together with all of their respective
percentage of totals proposed in the PTOS; and

3.9.8.  Material Effects. Any material effects of the Development Application
on the Master Plan.

3.10. Accounting for Use of RDUs. Master Developer is responsible for the accounting of,
disposition of, or use of all RDUs within the Project. County shall have no obligation or authority to oversee,
regulate, or mediate Master Developer’s sale or other transfer of RDUs to any other party owning land
within the Project, provided that their use is in compliance with this MDA and County Laws.

3.11. Phasing. The County acknowledges that Master Developer may develop the Project
in Phases. No sequential phasing is implied by any numbering in the Master Plan. The Parties acknowledge
that the most efficient and economic development of the Project depends on numerous factors, such as
market conditions and demand, infrastructure planning, competition, the public interest, and other similar
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factors.

3.11.1.

3.11.2.

3.11.3.

3.11.4.

3.11.5.

Master Plan and PTOS Compliance. The Development Application for
any Phase shall comply with the Master Plan and the PTOS Plan.

Concurrency. The Development Application for each Phase shall
establish that the needs of future phases for Public Infrastructure are
properly accounted for and provide for future access and infrastructure
connectivity and compatibility with future phases including the
temporarily dead-end street provisions in County Vested Laws

Snowflake Drive. Prior to or with a Development Application for the 31%
permit for building an RDU under this ARMDA, Master Developer shall
cause the completion of Snowflake Drive’s street connection to the
Project.

Fairways Drive. Prior to or with the Development Application for the
100™ permit for building an RDU under this ARMDA, Master Developer
shall cause the completion of Fairways Drive where this Project, or any
part of the previously platted portions of the Bridges, is directly adjacent
as specified in Exhibit “F”.

Secondary Access. Prior to or with the Development Application permit
for building the 31* RDU under this ARMDA, Master Developer shall
provide the Project a secondary emergency egress other than one that
relies on Highway 158 as illustrated on Exhibit “B”. If this egress is the
remainder of the incomplete portion of Fairways Drive connection to
4100 North to the west, it shall be improved to a typical fire egress road
and be maintained by Master Developer as such through the duration of
its completion by others as a public street.

3.11.5.1. Reimbursement. If Master Developer completes this portion of

3.11.6.

Fairways Drive to County standards at its own expense then
Master Developer may seek reimbursement of its costs or impact
fee credits pursuant to applicable provisions of the County Code
or the Utah Impact Fees Act. However, Master Developer is not
entitled to reimbursement for completing portions of Fairways
Drive when said portions are required as part of a separate
development of Master Developer.

Phasing Discretion. Except as specified herein, the development of the
Project in Phases shall be in the sole discretion of Master Developer.

3.12. Short Term Rentals. Short term rentals shall be allowed as a permitted use for all
RDU:s in the Project.
Homeowner’s Association. Master Developer shall create a homeowner’s

association for the operations and maintenance of any common area, open space, and trails.
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4. Zoning and Vested Rights.

4.1. Vested Rights Granted by Approval of this MDA. To the maximum extent
permissible under the laws of Utah and the United States and at equity, the County and Master Developer
intend that this MDA grants to Master Developer all rights to develop the Project in fulfillment of this MDA
except as specifically provided herein. The Parties intend that the rights granted to Master Developer under
this MDA are contractual and also those rights that exist under statute, common law and at equity. The
Parties specifically intend that this MDA grants to Master Developer “vested rights” as that term is
construed in Utah’s common law and pursuant to Utah Code Ann. § 17-27a-508 (2024).

4.2.  Exceptions. The restrictions on the applicability of the County’s Future Laws to the
Project as specified in Section 4.1 are subject to only the following exceptions:

4.2.1.

Master Developer Agreement. County’s Future Laws that Master

Developer agrees in writing to the application thereof to the Project;

4.2.2. State and Federal Compliance. County’s Future Laws which are

4.2.3.

4.2.4.

4.2.5.

4.2.6.

generally applicable to all properties in the County, and which are
required to comply with State and Federal laws and regulations affecting
the Project;

Codes. County’s Future Laws that are updates or amendments to existing

building, plumbing, mechanical, electrical, dangerous buildings,
drainage, or similar construction or safety related codes, such as the
International Building Code, the APWA Specifications, AAHSTO
Standards, the Manual on Uniform Traffic Control Devices or similar
standards that are generated by a nationally or statewide recognized
construction/safety organization, or by the State or Federal governments
and are required to meet legitimate concerns related to public health,
safety or welfare;

Taxes. Taxes, or modifications thereto, so long as such taxes are lawfully
imposed and charged uniformly by the County to all properties,
applications, persons, and entities similarly situated;

Fees. Changes to the amounts of fees (but not changes to the times
provided in the County’s Vested Laws for the imposition or collection of
such fees) for the processing of Development Applications that are
generally applicable to all development within the County (or a portion
of the County as specified in the lawfully adopted fee schedule) and
which are adopted pursuant to State law;

Compelling, Countervailing Interest. Laws, rules or regulations that the

County’s land use authority finds, on the record, are necessary to avoid
jeopardizing a compelling, countervailing public interest pursuant to Utah
Code Ann. § 17-27a-508(1)(a)(ii) (2024).

4.3. Reserved Legislative Powers. The Parties acknowledge that under the laws of the

State of Utah (including Utah Code Ann. § 17-27a-528 (2023)) and the United States, the County’s
authority to limit its police power by contract has certain restrictions. As such, the limitations, reservations,
and exceptions set forth herein are intended to reserve for the County those police powers that cannot be so
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limited. Notwithstanding the retained power of the County to enact such legislation under the County’s
police powers, such legislation shall only be applied to modify the vested rights of the Master Developer
under the terms of this MDA based upon the policies, facts, and circumstances meeting the compelling,
countervailing public interest exception to the vested rights doctrine in the State of Utah. Any such proposed
legislative changes affecting the vested rights of the Master Developer under this MDA shall be of general
application to all development activity in the County and, unless the County declares an emergency, Master
Developer shall be entitled to prior written notice and an opportunity to be heard with respect to any
proposed change and its applicability to the Project under the compelling, countervailing public interest
exception to the vested rights doctrine.

5.  Term of Agreement. The initial term of this MDA shall be until December 31, 2034. If as
of that date, Master Developer is in compliance of this MDA and has not been declared to be in default as
provided in Section 13, or if a default has been declared but has been cured or is in the process of being
cured as provided therein, then this MDA shall be automatically extended until December 31, 2039, and,
thereafter, for two (2) additional period of five (5) years provided the forgoing condition is true. This MDA
shall also terminate automatically at Buildout.

6. Application Under County’s Future Laws. Without waiving any rights granted by this
MDA, Master Developer may at any time, and from time-to-time, choose to submit a Development
Application for some or all of the Project under the County’s Future Laws in effect at the time of the
Development Application so long as Master Developer is not in current breach of this Agreement. Any
Development Application filed for consideration under the County’s Future Laws shall be governed by all
portions of the County’s Future Laws related to the Development Application. The election by Master
Developer at any time to submit a Development Application under the County’s Future Laws shall not be
construed to prevent Master Developer from applying for other Development Applications on the County’s
Vested Laws. Subdevelopers may not submit a Development Application under the County’s Future Laws.

7. Public Infrastructure.

7.1.  Construction by Master Developer. Master Developer shall have the right and the
obligation to construct or cause to be constructed and installed, all Public Infrastructure reasonably and
lawfully required as a condition of approval of the Development Application.

7.1.1.  Security for Public Infrastructure. If, and to the extent required by the
County's Vested Laws, unless otherwise provided by CLUDMA, security
for any Public Infrastructure is required by the County it shall be provided
in a form acceptable to the County (which may include security based on
real property) as specified in the County's Vested Laws. Partial releases
of any such required security shall be made as work progresses based on
CLUDMA and the County Vested Laws.

7.1.2. Bonding for Landscaping. Security for the completion of those items of
landscaping that are weather or water dependent shall be provided as
required by the County’s Vested Laws in conformance with CLUDMA.

7.2. Dedication of Public Improvements. All of the infrastructure and improvements
dedicated to the County pursuant hereto shall be constructed to the County’s standard specifications unless
otherwise agreed in this MDA or otherwise and shall be subject to County requirements for the payment of
property taxes, inspections, and approval before acceptance by the County. The County shall accept such
dedication, including, but not limited to, public roads, after payment of all taxes and fees and inspection
and correction of any deficiency or failure to meet County standards.
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8. Upsizing/Reimbursements to Master Developer.

8.1.  “Upsizing”. The County shall not require Master Developer to “upsize” any future
Public Infrastructure (i.e., to construct the infrastructure to a size larger than required to service the Project)
unless financial arrangements that are mutually acceptable to Master Developer and County are made to
compensate Master Developer for the incremental or additive costs of such upsizing. For example, if an
upsize to a water pipe size increases Master Developer’s costs by 10% but adds 50% more capacity, the
County shall only be responsible to compensate Master Developer for the 10% cost increase. Acceptable
financial arrangements for upsizing of improvements include reimbursement agreements, payback
agreements, pioneering agreements, and impact fee credits and reimbursements.

8.2.  Dispute Resolution. Any dispute regarding this section shall be resolved pursuant to
the Dispute Resolution Processes.

9. Parks, Trails, and Open Space.

9.1.  PTOS Plan. All aspects of the parks, trails and open space for the Project shall be as
specified in the PTOS Plan, Exhibit “C” and as follows. The percentage of RDUs proposed from the
Maximum RDUs in any Development Application shall be the same percentage or no more than 15% less
than the percentage of Open Space acreage from the overall proposed Open Space acreage, and the
percentage of linear feet of trail from the overall proposed linear feet of trail, as provided in the PTOS Plan.
For the Open Space acreage, the nearest Open Space acreage reasonably available shall be provided. For
the trails, linear feet shall be added to the 10-foot wide paved trail when a proposed RDU or lot is located
within 660 feet of the planned location of the 10-foot wide paved trail; otherwise linear feet shall be added
to any trail as determined by Developer.

10. On-Site Processing of Natural Materials/Mass Grading.

10.1. On-Site Processing. Subject to the objective standards in the Design Standards,
Master Developer shall have the right as a permitted use to use the natural materials located on the Property
such as sand, gravel, and rock, and may process such natural materials into construction materials such as
aggregate, topsoil or concrete for use in the construction of infrastructure, homes or other buildings or
improvements located in the Project and for use on other locations outside the Project owned or controlled
by parties related to Master Developer within a three (3) mile radius of the Project. Master Developer shall
obtain a land use permit from the County prior to extracting or processing the natural materials on the
Property. If the proposed excavation for the use of the natural materials as contemplated in this section is
consistent with standards specified in the Design Standards, then it shall be approved by the Administrator
irrespective of whether the proposed excavation is in conjunction with a Subdivision or just the excavation
by itself. The County shall issue a land use permit if the standards of this section are satisfied. Any dispute
regarding this section shall be resolved pursuant to the Dispute Resolution Processes.

10.2. Mass Grading. Subject to the objective standards in the Design Standards, Master
Developer shall also have the right as a permitted use to mass grade the site of the Project and grade the
roads within the Project. The mass grading and road grading shall be in the approximate locations of the
development and road areas of the Project as generally illustrated on the Master Plan, Exhibit “B”.

11. Default.
11.1. Notice. If Master Developer or a Subdeveloper or the County fails to perform their

respective obligations hereunder or to comply with the terms hereof, the party believing that a Default has

County Commission Staff Report -- §r§dges Development Rezone and DA Page 31 of 136
Attachment B: Proposed Bridges Development Agreement Page 23 of 45



occurred shall provide Notice to the other party. If the County believes that the Default has been committed
by a Subdeveloper then the County shall also provide a courtesy copy of the Notice to Master Developer.

11.2. Contents of the Notice of Default. The Notice of Default shall:

11.2.1.

11.2.2.

11.2.3.

11.2.4.

11.2.5.

Specific Claim. Specify the claimed event of Default;

Applicable Provisions. 1dentify with particularity the provisions of any
applicable law, rule, regulation, or provision of this MDA that is claimed
to be in Default;

Materiality. 1dentify why the Default is claimed to be material; and

Optional Cure. If the County chooses, in its discretion, it may propose a
method and time for curing the Default which shall be of no less than
thirty (30) days duration except as provided in Section 11.5.

Dispute Resolution. Upon the issuance of a Notice of Default or, if the
optional curing period is provided, upon failure to timely cure a claimed
Default, the Parties shall engage in the Dispute Resolution Processes.

11.3. Remedies. If the Parties are not able to resolve the Default by the Dispute Resolution
Processes, then the Parties may have the following remedies:

11.3.1.

11.3.2.

11.3.3.

Law and Equity. All rights and remedies available in law and equity
including, but not limited to, injunctive relief and/or specific
performance.

Security. The right to draw on any security posted or provided in
connection with the Project and relating to remedying of the particular
Default.

Future Approvals.

11.3.3.1. Essential Systems. If the Default involves the construction of

essential systems required for the development of the Project the
County may withhold all further applications, reviews,
approvals, licenses, building permits and/or other permits for
development of the Project until the Default has been cured.

11.3.3.2.  Master Developer Defaults. Ifthe Default is complained to have

been committed by Master Developer but is not of an essential
system the County may withhold all further applications,
reviews, approvals, licenses, building permits and/or other
permits requested by Master Developer for development of
those portions of the Project owned by Master Developer until
the Default has been cured. The County may not under this
subsection withhold any such applications, reviews, approvals,
licenses, building permits and/or other permits for any
Subdeveloper or assignee.
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11.3.3.3.  Defaults of Subdevelopers or Assignees. If the Default is
complained to have been committed by a Subdeveloper or
assignee but is not of an essential system the County may
withhold all further applications, reviews, approvals, licenses,
building permits and/or other permits requested by
Subdeveloper or assignee claimed to be in Default for
development of those portions of the Project owned by that
Subdeveloper or assignee until the Default has been cured. The
County may not under this subsection withhold any such
applications, reviews, approvals, licenses, building permits
and/or other permits for the Master Developer or any other
Subdeveloper or assignee.

11.3.3.4. Reimbursement of costs. Master Developer shall pay to the
County the reasonable and actual costs, if any that the County
may incur in determining whether a Default is subject to the
provisions this Section 11.3.3

11.4. Public Meeting. Before any remedy in Section 13.3 may be imposed by the County,
the party allegedly in Default shall be afforded the right to attend a public meeting before the County
Commission and address the claimed Default.

11.5. Emergency Defaults. Anything in this MDA notwithstanding, if the County
Commission finds on the record that a default materially impairs a compelling, countervailing interest of
the County and that any delays in imposing such a default would also impair a compelling, countervailing
interest of the County, then the County may impose the remedies of Section 13.3 without the requirements
of Sections 13.4. The County shall give Notice to the Developer and/or any applicable Subdeveloper of any
public meeting at which an emergency default is to be considered and the Developer and/or any applicable
Subdeveloper shall be allowed to address the County Commission at that meeting regarding the claimed
emergency Default.

11.6. Extended Cure Period. If any Default cannot be reasonably cured within thirty (30)
days, then such cure period shall be extended so long as the defaulting Party is pursuing a cure with
reasonable diligence. The burden of proof of reasonable diligence shall be on the defaulting Party.

11.7. Default of Assignee. A default of any obligations assumed by an assignee shall not
be deemed a default of Master Developer.

12. Dispute Resolution. Unless otherwise provided in the MDA, any Dispute shall be resolved
as follows.

12.1. Meet and Confer. The County and Applicant shall meet within fifteen (15) business
days of Notice of any Dispute to resolve the issues specified in the Dispute.

12.2. Mediation of Disputes.

12.2.1. Issues Subject to Mediation. Disputes that are not subject to arbitration
provided in Section 14.3 shall be mediated.

12.2.2. Mediation Process. If the County and Applicant are unable to resolve a

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

12.3. Arbitration of Disputes.

12.3.1. Issues Subject to Arbitration. Issues regarding a Dispute that are subject
to resolution by scientific or technical experts such as traffic impacts,
water quality impacts, pollution impacts, etc. are subject to arbitration.

12.3.2. Mediation Required Before Arbitration. Prior to any arbitration the
parties shall first attempt mediation as specified in Section 14.2.

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

12.4. District Court. If the Dispute is not subject to arbitration then, after exhausting the
Meet and Confer and Mediation processes above the Parties may seek relief in the Second District Court.

13. Notices. All notices required or permitted under this Amended Development Agreement
shall, in addition to other means of transmission, be given in writing by certified mail and regular mail to
the following address:

To Master Developer: Bridges Holding Company, LLC
Attn: Mr. John Lewis
3718 North Wolf Creek Drive
Eden, Utah 84310
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jlewis@evoutah.com

With a Copy to: Bruce R. Baird, Esq.
Bruce R. Baird PLLC
2150 South 1300 East, Fifth Floor
Salt Lake County, UT 84106
bbaird@difficultdirt.com

To County: Weber County
Attn: Commission Chair
2389 Washington Blvd
Ogden, UT 84401

With a Copy to: Weber County
Attn: Deputy County Attorney
2389 Washington Blvd
Ogden, UT 84401
Chris Crockett

13.1. Effectiveness of Notice. Except as otherwise provided in this MDA, each Notice shall
be effective and shall be deemed delivered on the earlier of:

13.1.1. Hand Delivery. The day it is delivered personally or by courier service.

13.1.2. Electronic Delivery. Its actual receipt if delivered electronically by email
provided that a copy of the email is printed out in physical form and
mailed or personally delivered as set forth herein on the same day and the
sending party has an electronic receipt of the delivery of the Notice. If the
copy is not sent on the same day, then notice shall be deemed effective
the date that the mailing or personal delivery occurs.

13.1.3. Mailing. On the day the Notice is postmarked for mailing, postage
prepaid, by First Class or Certified United States Mail and actually
deposited in or delivered to the United States Mail. Any party may change
its address for Notice under this MDA by giving written Notice to the
other party in accordance with the provisions of this Section.

14. Administrative Modifications.

14.1. Allowable Administrative Applications: The following modifications to this MDA
may be considered and approved by the Administrator.

14.1.1. Infrastructure. Modification of the location and/or sizing of the
infrastructure for the Project that does not materially change the
functionality of the infrastructure.

14.1.2. Minor Amendment. Any other modification deemed to be a minor routine
and uncontested modification by the Administrator. An allowable minor
modification shall NOT include changes in uses, minimum size of lots,
or Maximum RDUs.
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14.2. Application to Administrator. Applications for Administrative Modifications may
only be requested by Master Developer and shall be filed with the Administrator.

14.3. Administrator’s Review of Administrative Modification. The Administrator shall
consider and decide upon the Administrative Modification within a reasonable time not to exceed forty-
five (45) days from the date of submission of a complete application for an Administrative Modification. If
the Administrator approves the Administrative Modification, the Administrator shall record notice of such
approval against the applicable portion of the Property in the official County records.

14.3.1. Referral as Amendment. The Administrator may determine that any
proposed Administrative Modification should be processed as an
Amendment pursuant to Section 17.

14.4. Appeal of Administrator’s Denial of Administrative Modification. If the
Administrator denies any proposed Administrative Modification, the Applicant may process the proposed
Administrative Modification as a Modification Application.

15. Amendment. Except for Administrative Modifications, any future amendments to this MDA
shall be considered as Modification Applications subject to the following processes.

15.1. Who May Submit Modification Applications. Only the County and Master
Developer or an assignee that has succeeded to all of the rights and obligations of the Master Developer
under this MDA (and not including a Subdeveloper) may submit a Modification Application.

15.2. Modification Application Contents. Modification Applications shall:

15.2.1. Identification of Property. ldentify the property or properties affected by
the Modification Application.

15.2.2. Description of Effect. Describe the effect of the Modification Application
on the affected portions of the Project.

15.2.3. Identification of Non-County Agencies. ldentify any Non-County
agencies potentially having jurisdiction over the Modification
Application.

15.2.4. Map. Provide a map of any affected property and all property within three
hundred feet (300°) showing the present or Intended Uses of all such

properties.

15.2.5. Proposed Text. Show the proposed changes to the text of this MDA using
a redline format that allows for easy identification of the proposed text.

15.3. Fee. Modification Applications shall be accompanied by a fee as adopted by the
County and as amended from time to time.

15.4. County Cooperation in Processing Modification Applications. The County shall
cooperate reasonably in promptly and fairly processing Modification Applications.

15.5. Planning Commission Review of Modification Applications.
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15.5.1. Review. All aspects of a Modification Application required by law to be
reviewed by the Planning Commission shall be considered by the
Planning Commission as soon as reasonably possible in accordance with
the County’s Vested Laws in light of the nature and/or complexity of the
Modification Application and based on the ongoing workload of the
applicable reviewers.

15.5.2. Recommendation. The Planning Commission’s vote on the Modification
Application shall be only a recommendation and shall not have any
binding or evidentiary effect on the consideration of the Modification
Application by the Commission.

15.6. Commission Review of Modification Application. After the Planning Commission,
if required by law, has made or been deemed to have made its recommendation for the Modification
Application, the Commission shall consider the Modification Application.

15.7. Commission’s Objections to Modification Applications. If the Commission objects
to the Modification Application, the Commission shall provide a written determination advising the
Applicant of the reasons for denial, including specifying the reasons the County believes that the
Modification Application is not consistent with the intent of this MDA and/or the County’s Vested Laws
(or, only to the extent permissible under this MDA, the County’s Future Laws).

16. [Estoppel Certificate. If Master Developer or a Subdeveloper is not, in fact, in default then,
upon twenty (20) days prior written request by Master Developer or a Subdeveloper, the County will
execute an estoppel certificate to any third party certifying that Master Developer or a Subdeveloper, as the
case may be, at that time is not in default of the terms of this Agreement.

17. Attorney’s Fees. In addition to any other relief, the prevailing Party in any action, whether
at law, in equity or by arbitration, to enforce any provision of this MDA shall be entitled to its costs of
action including a reasonable attorneys’ fee. This shall not apply to mediation in accordance with Section
14.2.

18. Headings. The captions used in this MDA are for convenience only and are not intended to
be substantive provisions or evidence of intent.

19. No_Third-Party Rights/No Joint Venture. This MDA does not create a joint venture
relationship, partnership or agency relationship between the County, and Master Developer. Further, the
Parties do not intend this MDA to create any third-party beneficiary rights. The Parties acknowledge that
this MDA refers to a private development and that the County has no interest in, responsibility for or duty
to any third parties concerning any improvements to the Property unless the County has accepted the
dedication of such improvements at which time all rights and responsibilities, except for warranty bond
requirements under County’s Vested Laws and as allowed by State law, for the dedicated public
improvement shall be the County's.

20. Assignability. The rights and responsibilities of Master Developer under this MDA may be
assigned in whole or in part by Master Developer with the consent of the County as provided herein.

20.1. Sale of Lots. Master Developer’s selling or conveying lots in any approved
Subdivision or Parcels to builders, users, or Subdevelopers, shall not be deemed to be an “assignment”
subject to approval by the County unless specifically designated as such an assignment by Master
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Developer.

20.2. Related Entity. Master Developer’s transfer of all or any part of the Property to any
entity “related” to any Master Developer (as defined by regulations of the Internal Revenue Service),
Master Developer’s entry into a joint venture for the development of the Project or Master Developer’s
pledging of part or all of the Project as security for financing shall also not be deemed to be an “assignment”
subject to the above-referenced approval by the County unless specifically designated as such an
assignment by Master Developer. Master Developer shall give the County Notice of any event specified in
this sub-section within ten (10) days after the event has occurred. Such Notice shall include providing the
County with all necessary contact information for the newly responsible party.

20.3. Notice. Master Developer shall give Notice to the County of any proposed assignment
and provide such information regarding the proposed assignee that the County may reasonably request in
making the evaluation permitted under this Section. Such Notice shall include providing the County with
all necessary contact information for the proposed assignee.

20.4. Time for Objection. Unless the County objects in writing within ten (10) business
days of notice, the County shall be deemed to have approved of and consented to the assignment.

20.5. Partial Assignment. If any proposed assignment is for less than all of Master
Developer’s rights and responsibilities, then the assignee shall be responsible for the performance of each
of the obligations contained in this MDA to which the assignee succeeds. Upon any such approved partial
assignment, Master Developer shall be released from any future obligations as to those obligations which
are assigned but shall remain responsible for the performance of any obligations that were not assigned.

20.6. County Objection. The County may withhold its consent only: if the County is not
reasonably satisfied of the assignee’s financial ability to perform the obligations of Master Developer
proposed to be assigned; there is an existing breach of a development obligation owed to the County by the
proposed assignee or related entity that has not either been cured or in the process of being cured in a
manner acceptable to the County; the County may also deny any proposed assignment if the proposed
assignee has a documented record of failing to perform on any other development projects in the County or
elsewhere; or, if the provisions of Section 20.9 have not been complied with.

20.7. Dispute Resolution. Any dispute regarding this section shall be resolved pursuant to
the Dispute Resolution Processes.

20.8. Assignees Bound by MDA. Any assignee shall consent in writing to be bound by the
assigned terms and conditions of this MDA as a condition precedent to the effectiveness of the assignment.

20.9. . Recorded Notice. An instrument shall be recorded specifying the material details
of any assignment such as the number of acres, number of units, allocation of costs and responsibilities for
any elements of the Project such as roads, parks, trails and open space, and any other material information
regarding what rights and/or obligations are being assigned. The recorded instrument shall be signed by
Master Developer and the assignee. The County shall also sign acknowledging that it has notice of the
assignment and that the recorded instrument complies with this subsection.

21. Binding Effect. If Master Developer sells or conveys Parcels of lands to Subdevelopers or
related parties, the lands so sold and conveyed shall bear the same rights, privileges, Intended Uses,
configurations as are applicable to such Parcel and be subject to the same limitations and rights of the
County as when owned by Master Developer and as set forth in this MDA without any required approval,
review, or consent by the County except as otherwise provided herein. Except as otherwise stated in this
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MDA, such Subdevelopers and related parties shall be subject to the same obligations as Master Developer
would be if the sale or conveyance had not occurred.

22. No Waiver. No waiver of any of the terms of this Agreement shall be valid unless in
writing and expressly designated as such. Any forbearance or delay on the part of either party in
enforcing any of its rights as set forth in this Agreement shall not be construed as a waiver of such
right for such occurrence or any other occurrence. Any waiver by either party of any breach of any
kind or character whatsoever by the other shall not be construed as a continuing waiver of, or consent
to any subsequent breach of this Agreement.

23. Further Documentation. This MDA is entered into by the Parties with the recognition and
anticipation that subsequent agreements implementing and carrying out the provisions of this MDA may
be necessary. The Parties shall negotiate in good faith with respect to all such future agreements.

24. Severability. If any provision of this MDA is held by a court of competent jurisdiction to be
invalid for any reason, the Parties consider and intend that this MDA shall be deemed amended to the extent
necessary to make it consistent with such decision and the balance of this MDA shall remain in full force
and effect.

25. Force Majeure. Any prevention, delay or stoppage of the performance of any obligation
under this Agreement which is due to strikes, labor disputes, inability to obtain labor, materials, equipment
or reasonable substitutes therefor; acts of nature, governmental restrictions, regulations or controls, judicial
orders, enemy or hostile government actions, wars, civil commotions, fires or other casualties or other
causes beyond the reasonable control of the Party obligated to perform hereunder shall excuse performance
of the obligation by that Party for a period equal to the duration of that prevention, delay or stoppage.

26. Time is of the Essence. Time is of the essence to this MDA, and every right or responsibility
shall be performed within the times specified.

27. Appointment of Representatives. To further the commitment of the parties to cooperate in
the implementation of this MDA, the County and Master Developer each shall designate and appoint a
representative to act as a liaison between the County and its various departments and Master Developer.
The initial representative for the County shall be the Planning Division Director. The initial representative
for Master Developer shall be Lewis Homes, Inc. The Parties may change their designated representatives
by Notice. The representatives shall be available at all reasonable times to discuss and review the
performance of the Parties to this MDA and the development of the Project.

28. Rights of Access. The County Engineer and other representatives of the County shall have a
reasonable right of access to the Property, and all areas of development or construction done pursuant to
this MDA during development and construction, to inspect or observe the work on the improvements and
to make such inspections and tests as are allowed or required under the County regulations.

29. Mutual Drafting. Each party has participated in negotiating and drafting this MDA and
therefore no provision of this MDA shall be construed for or against either party based on which party
drafted any particular portion of this MDA.

30. Applicable Law. This MDA is entered into in Weber County in the State of Utah and shall
be construed in accordance with the laws of the State of Utah irrespective of Utah’s choice of law rules.

31. Venue. Any action to enforce this MDA shall be brought only in the Second District Court
for the State of Utah, Utah County.
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32. Entire Agreement. This MDA, and all Exhibits thereto, is the entire agreement between the
Parties and may not be amended or modified except either as provided herein or by a subsequent written
amendment signed by all Parties.

33. Conflicts. The County’s Vested Laws shall apply to each Development Application except
as the County’s Vested Laws are expressly modified by this MDA (including any written provision in all
exhibits thereto). For any conflict between Exhibits B — E and this MDA, this MDA shall prevail. For any
conflict between Exhibits B — E and each other, the most restrictive for Master Developer shall apply. The
Parties agree that the graphic depiction of the Project provided in Exhibits B — E are conceptual in nature
designed to illustrate the general layout and configuration of the Project’s streets, clusters of lots, trails,
open spaces, and other amenities to which Master Developer shall be entitled. By nature of being
conceptual, these exhibits may not show all specifics necessary for the Project to comply with all County’s
Vested Laws, which shall not be interpreted to be an exception to County’s Vested Laws.

34. Recordation and Running with the Land. This MDA shall be recorded in the chain of title
for the Property. This MDA shall be deemed to run with the land.

35. Enforcement. The Parties agree that a violation of this agreement constitutes a violation of
the County’s Vested Laws and the County shall have all enforcement remedies therein at its disposal; and
that a violation of the County’s Vested Laws constitutes a violation of this agreement and the County shall
have all enforcement remedies herein at its disposal.

36. Authority. The Parties to this MDA each warrant that they have all of the necessary authority
to execute this MDA. Specifically, on behalf of the County, the signature of the Commission Chair of the
County is affixed to this MDA lawfully binding the County pursuant to Ordinance No.
adopted by the County Commission on May 6, 2025.

IN WITNESS WHEREOF, the parties hereto have executed this Agreement by and through their
respective, duly authorized representatives as of May 6, 2025.
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Exhibit “A”
Exhibit “B”
Exhibit “C”
Exhibit “D”
Exhibit “E”
Exhibit “F”
Exhibit “G”

TABLE OF EXHIBITS

Legal Description of The Property
Master Plan

PTOS Plan

Technical Standards

Design Standards

Fairways Road Improvements
County Vested Laws

[signatures on following pages]
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COUNTY

Weber COUNTY

, Commission Chair

ATTEST

, County Clerk/Auditor

Office of the County Attorney
Approved as to form and legality

COUNTY ACKNOWLEDGMENT

STATE OF UTAH )
S
COUNTY OF WEBER )
On the day of May, 2025, personally appeared before me Sharon Bolos duly sworn, did say

that she is the Chairman of the County Commission of Weber County, a political subdivision of the State
of Utah and that the foregoing instrument was duly authorized by the County pursuant to an Ordinance
adopted at a lawful meeting of the County Commission.

NOTARY PUBLIC
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MASTER DEVELOPER

Bridges Holding Company, LL.C
A Utah limited liability company

, Manager

MASTER DEVELOPER ACKNOWLEDGMENT

STATE OF UTAH )
:SS
COUNTY OF WEBER )
On the day of May, 2025, personally appeared before me duly sworn, did say

that he is the Manager of Bridges Holding Company, LL.C, a Utah limited liability company and that the
foregoing instrument was duly authorized by the company at a lawful meeting held by authority of its
operating agreement and signed in behalf of said company.

NOTARY PUBLIC
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EXHIBIT A
LEGAL DESCRIPTION OF PROPERTY

[THIS IS BEING WORKED ON]
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EXHIBIT B
MASTER PLAN [Final Version Coming]
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EXHIBIT C
PTOS PLAN [Final Version Coming]
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EXHIBIT D
TECHNICAL STANDARDS

Maximum length of a cul-de-sac may be up to 2,000 feet without a mid-block walkway and can
support up to 30 single family dwellings with a dedicated emergency fire egress.
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EXHIBIT D (CONT)
TECHNICAL STANDARDS
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Intended Uses Table

EXHIBIT E

DESIGN STANDARDS

The following table displays the uses permitted, conditionally permitted, or not permitted in the Project. The
letter "P" indicates a permitted use. The letter "C" indicates a use that requires a conditional use permit, as
governed by Title 108, Chapter 4. The letter "N" indicates a use that is prohibited. Any use not listed is
prohibited. A use listed is a main use, unless listed in the "accessory uses" part of the table. Codes listed
in the Special Provisions column reference County’s Vested Laws. The “Townhomes” column applies to
land uses within the area depicted on the Master Plan for Townhomes, and the “Single-Family Dwellings”
column applies to the land uses within the area depicted on the Master for Single-Family Dwellings.

Uses

Special Provisions

ACCESSORY USES

Accessory building, accessory

residential uses in the Project.

and incidental to the use of a main P

building.

Accessory dwelling unit. See Title 108, Chapter 19.

Accessory use, accessory and =

incidental to the main use.

Home occupation, accessory to a P See Title 108, Chapter 13.

residential use.

Household pets, accessory to a =

residential use.

Parking lot, accessory to a main =

use allowed in the zone.

Private park. plavaround or May include clubhouse, pool,
> park, playg and related uses. No privately

recreation area, accessory to P

owned commercial park or
amusement business.

RESIDENTIAL USES

Single Family Dwelling P
Cabin Dwelling P See standards below.
Short-term rental. P

RECREATIONAL NONCOMMERCIAL USES

Public park, recreation grounds

To be owned and operated by a

provider.

. . P public entity, and constructed to
and associated buildings. the standards of that entity.
UTILITY USES
Public utility substations. C
Water storage reservoir, when
developed by a utility service N See Title 108, Chapter 10.

TEMPORARY CONSTRUCTION USES

Materials processing.

P

See standards below.

Mass grading.

P

See standards below.
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Uses Special Provisions

The building or use shall be
removed upon completion or
abandonment of the
construction work. Duration of
use shall not exceed 24

Temporary construction building. P

months.
Site Development Standards
Standards Special Provisions
Lot Area: 4,000 Square Feet
Lot Width: 60 Feet
Setbacks:
Front Yard Setback: 15 Feet

Accessory buildings: 1 foot if
Side Yard Setback: 7.5 Feet located at least six feet in rear
of main building.

Side Yard Setback for Corner Lot’s

Side Facing Street: 15 Feet
Accessory buildings: 1 foot,
Rear Yard Setback: 20 Feet except 10 feet whgn ona
corner Lot and adjacent to the
adjoining Lot’s front-yard.
- I Minimum: One Story. Accessory building max: 25
Building Height: Maximum: 35 Feet. feet,

Minimum Development Standards for “Cabin” dwellings

Livable area shall be no more than 1,500 square feet.

Maximum of one story with no garage.

No yard setbacks.

Each lot shall be no less than 15 feet from a public right-of-way, and no less than three feet from
another lot.

Minimum Standards for Mass Grading and Materials Processing

Mass grading and materials processing is a permitted use requiring a land use permit provided
compliance with the following minimum standards and regulations. Otherwise, both shall require a
conditional use permit. Violation of a land use permit issued under these provisions constitutes a violation
of this agreement. “The work” as used in the following means mass grading or materials processing.

o Application Submittal Requirements:
o0 Grading and drainage plans, illustrating existing topography and the proposed pre-
development rough topography using no greater than two-foot topographic contours.
* The plan shall show the dirt and mud knock off area and vehicle wash facility, as
further described below.
o Dust mitigation plan.
0 Revegetation plan and financial assurance necessary to execute the revegetation plan.
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(o}

A means of ensuring that Highway 158’s pathway remains open and passable to the
minimum standards of the Americans with Disabilities Act throughout the duration of the
work.

e Approval Standards

(0]

¢}
o}

No excavation, grading, or extraction shall occur below the development’s intended rough
grade.
No sales to any party of excavated materials shall occur.
The dust mitigation plan shall be implemented. The dust mitigation shall be in accordance
with best practices and, at a minimum, provide for the following:

= Water truck or other reasonably simple means of ground-surface moistening.

= Routine watering schedule.

= A commitment to control airborne dust from the site immediately after gaining

knowledge of it.
= Ground coverings of disturbed areas or other reasonable means of keeping dust
from becoming airborne.

There shall be a dirt and mud knock off area where vehicles will be exiting the site along
with a vehicle wash facility. All vehicles must be sprayed down before entering a public
ROW.
Applicant or operator shall take all precautions necessary to minimize dirt and mud from
being tracked onto the public right-of-way. If dirt or mud is tracked onto the public right-of-
way, the applicant or operator shall clean off the roadway immediately after gaining
knowledge it. If this requires specialty equipment or vehicles, such as a street sweeper,
applicant or operator shall have such equipment or vehicles on standby within three miles
of the site to help facilitate immediate cleanup.
Noxious weeds shall be removed from the site prior to any significant grading work, and
the site shall remain free of noxious weeds throughout the work.
Hours of operation shall be limited to 8AM to 6PM, Monday through Saturday.
A 6-foot berm shall be placed around the perimeter of the processing site.
All reasonable means of noise dampening shall be employed to ensure that sound levels
from the work do not exceed 65 decibels when measured from within 100 feet of an
adjoining dwelling. Between the hours of 11:00AM and 4:00 PM, decibels may be no
more than 75 decibels.
Haul trucks leaving the site shall be limited to no more than seven per hour.
Before any on-site processing begins, any public rights-of-way to be used for
transportation of the processed material shall be videoed and submitted to the County for
storage. All material wear and tear that did not exist at the commencement of the work,
as clearly evidenced in the video, and that is not related to other typical traffic from the
area, shall be promptly repaired by Master Developer either at the conclusion of the
operations, or at any time requested by the County due to excessive damage, and before
any financial assurance collected for the work or for the development is released.
The on-site processing shall be allowed for a period of up to ninety (90) days which shall
be automatically extended for another 90 days if Master Developer is not in default of the
ARMDA including these specific requirements.
At the completion of the work, all areas of disturbed earth that is not a part of the
Project’s improvements shall be hydroseeded with a native grassy seed mix covered with
straw mats in accordance with best practices.
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EXHIBIT “F”

FAIRWAYS DRIVE IMPROVEMENTS

[ON ITS WAY FROM John Lewis and Thomas Kearns]
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EXHIBIT “G”

COUNTY’S VESTED LAWS

(ON FOLLOWING PAGES)
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Staff Report to the Ogden Valley Planning
Commission

Weber County Planning Division

Application Information

Application Request: File #MA2024-11, an application for a zone map amendment to create a Master
Planned Development Overlay Zone and development agreement for the Bridges
Development generally located north of Fairways Drive, and to consolidate the
various base-zones from the RE-20, RE-15, FV-3, and FR-3 zones to the RE-20
zone to provide better assurance to the community that established historic
development rights are limited.

Agenda Date: January 28, 2025
Applicant: Bridges Holding Company LLC.
File Number: ZMA2024-11

Frontier Project Link:  https://frontier.co.weber.ut.us/p/Project/Index/20683
Property Information

Approximate Address: 4800 East Fairways Drive in the unincorporated Wolf Creek area.

Current Zone(s): RE-20, RE-15, FV-3, and FR-3
Proposed Zone(s): RE-20
Adjacent Land Use
North:  Undeveloped vacant land. South: Undeveloped vacant land and residential.
East: Undeveloped vacant land and residential. West: Residential.

Staff Information

Report Presenter: Charlie Ewert
cewert@webercountyutah.gov
801-399-8763

Report Reviewer: RG

Applicable Ordinances

§Title 102, Chapter 5 Rezone Procedures.
§Title 104, Chapter 3 Residential Estates Zones RE-15 and RE-20.
§Title 104, Chapter 27 Master Planned Development Overlay Zone.

Legislative Decisions

When the Planning Commission is acting as a recommending body to the County Commission, it is acting in a
legislative capacity and has wide discretion. Examples of legislative actions are general plan, zoning map, and land
use code amendments. Legislative actions require that the Planning Commission give a recommendation to the
County Commission. For this circumstance, criteria for recommendations in a legislative matter require a review for
compatibility with the general plan and existing ordinances.

Summary and Background

This proposed rezone involves approximately 250 acres known as the Bridges development, which affects six
parcels of land. Currently, the property is governed by four zoning categories: RE-15, RE-20, FV-3, and FR-3, with
most of the land (205 acres) in the RE-15 zone. The property is also governed by the Wolf Creek Development
Agreement established in 2002 and updated in 2015, which allocates 413 residential development rights. Of these,
94 rights have already been platted, leaving 319 rights available. An additional 13 rights are associated with the
FV-3 zone, totaling 332 overall development rights for the subject property.

The applicant’s request can be summarized by three actions: remove the property from the Wolf Creek development
agreement, apply the Master Planned Development Overlay Zone (MPDOZ) to guide development, and consolidate
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the four zones into a single zone to simplify administrative issues and align with the project’s proposed single-family
residential uses.

The proposed rezone, if approved, offers the county a chance to guide development through the MPDOZ and
ensure better community outcomes, including infrastructure improvements and open space preservation. Should
there be desire to deny the rezone, the planning commission should weigh the decision against the applicant’s
vested development rights and the potential for continued development under the existing agreement and CUP.

Staff is recommending approval of the rezone with specific considerations and recommendations.

Policy Analysis

This is a proposed rezone of approximately 250 acres commonly referred to as the Bridges development. The
project affects six parcels: #220060044, #220060015, #220060016, #220060045, #220170023, and the northeast
corner of #220150110. Figure 1 shows the subject parcels outlined in red.

Figure 1: County Recorder’s Plat Map Depicting Exterior Perimeter of the Subject Parcels.

The property is currently governed by four zones: the RE-15, RE-20, FV-3, and FR-3 zone, with the majority of the
property (about 205 acres) being in the RE-15 zone (see Figure 2 for a graphic depiction of current zoning). All of
the property in the RE-15 and FR-3 zones are also governed by the Wolf Creek development agreement that was
adopted in 2002, and updated and clarified in 2015. The 2015 clarification divvied out the remaining development
rights from the 2002 agreement to the various remaining ownerships. From that, the portion of the property in the
RE-15 zone was given 413 residential development rights. Of the 413 rights, 94 have already been platted, leaving
a remaining 319 residential development rights.

Since 2015 there have been other various updates to the Wolf Creek agreement, but none appear to affect the
subject property in any meaningful way.

In addition to the 413, the applicant has fairly recently acquired the part of the property currently in the FV-3 zone.
This portion of the property is not subject to the Wolf Creek development agreement and has a zoning base density
of 13 units. When added to the 413 it comprises the 426 residential development rights generally discussed in this
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report and in the development agreement. Because it is simple to understand how the 13 FV-3 rights were derived
(total acreage divided by 3), this report focuses substantially on explaining the allocation of the 413.

With this application, the applicant is requesting three things. First, to remove the property from the Wolf Creek
development agreement. Second, to apply the Master Planned Development Overlay Zone (MPDOZ) to the
property. Third, after being requested by staff, the applicant has agreed to request the consolidation of the four
zones into one zone that better reflects the amount of density that past development agreements have assigned to
it, and better reflects/assigns the semi-rural single-family intended uses of those agreements for this property. The
consolidation will also help avoid the long-term administrative complications of applying split zoning.

Among other things, the MPDOZ requires development configuration to be generally based on the principles found
in the cluster subdivision ordinance. As can be reviewed from this project's master plan, this proposal provides for
that clustering of lots surrounded by meaningful open space areas.

As a legislative item, the county is not obligated to approve any or all of the applicant’s requests. It should be noted,
however, that regardless of the county’s decision on this application, the 413 residential development rights from
the Wolf Creek development agreement will still be assigned to the property. This means that the county is bound
by contract to provide a way by which the applicant can plat them. At this time, the applicant has two other options
for platting that do not require a legislative action; plat using the complications of the cluster subdivision ordinance
and/or plat as a traditional (no open space) subdivision.

Given these other two options, staff recommends approving the applicant’s request, as it appears to offer better
community outcomes supported by the Ogden Valley General Plan, and gives the county a little bit of leverage to
get better street and trail connectivity, meaningful open spaces, and certain infrastructure improvements that the
county would not otherwise be allowed to mandate.

Zoning Analysis

The Weber County Land Use Code has a chapter that governs application-driven rezones. The following is a policy
analysis of the requested rezone based on the Land Use Code and best planning practices.

As afore mentioned, the property is split by three zones. The following are the purposes and intent of each.
RE-15 and RE-20:

“The major purpose of the RE-15 and RE-20 Zones is to provide and protect residential
development at a low density in a semi-agricultural or rural environment. It is also to provide for
certain rural amenities on larger minimum lots, in conjunction with the primary residential nature of

the zone.”

FV-3:
“The purpose of the Forest Valley Zone, FV-3 is to provide area for residential development in a
forest setting at a low density, as well as to protect as much as possible the naturalistic environment
of the development.”

FR-3:
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“The purpose of the forest residential zone is to provide area for residential development in a forest
setting. ... The FR-3 zone is intended to provide medium density residential uses of apartment
clusters or condo-tels adjacent to and in conjunction with major recreational resorts, recreation
areas and facilities in the mountain areas of Weber County on the basis that such medium density
multiple-family housing is an integral and normal part of a recreational resort complex catering to
the needs of both tourists and permanent home ownership. This zone is intended to be used in
mountain locations in areas associated with major recreational resorts.”

The FR-3 zone is the primary reason staff has requested the overall property to be rezoned to one consistent single-
family residential zone. It is too different from the other three more rural-oriented zones. If the future for some reason
does not go as is now being planned and the development agreement density restrictions cannot be applied as is
now being intended, it could potentially expose a portion of the property to the FR-3 density rights and/or uses. For
example, in Nordic Valley there was a parcel that was zoned FR-3 with what the county thought was a development
restriction for only a very small fraction of those units allowed to be constructed. As we later came to find out, the
restriction was not written well enough for the attorney’s office to feel it would withstand a court’s scrutiny and the
county was essentially bound to recognize all of the rights established by the FR-3 zone. Building on that lesson,
staff feels it would be appropriate to work with the applicant to, at the very least, remove the FR-3 zone from the
property if not consolidate all zoning into one.

If approved as staff is recommending, the new zoning map would appear as set forth in Figure 3, with the entire
subject property being in the RE-20 zone. Please note the portion of the Bridges development that is already platted
is not a part of this proposed rezone or development agreement.

The development standards for lots/units in the property will be as specified in the proposed development
agreement (see Exhibit D of the attached proposed development agreement) rather than as provided in the RE-20
zone. With the exception of the applicant’s request to allow short-term rentals as further explained below, the uses
proposed therein substantially reflect the single-family oriented uses of the RE-20 zone, minus large-lot uses, farm
animals, and institutional uses (i.e, churches, care facilities, etc). The applicant is requesting that all proposed uses
be allowed as a permitted use. The following table is a comparison between the code and the applicant’s requested

Figure 2: Current Zoning Map and the Subject Parcel(s).
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uses. Staff suggests accepting the applicants proposed uses as long as they are phrased as provided in the RE-20
zone and as long as the uses designated as conditional uses remain conditional.

RE-20 Code-Allowed Uses Compared to Applicant's Development Agreement Uses

RE-20 Uses Proposed by Applicant

RE-20 Zone Uses Allowed by Code (all requested to be permitted uses)

Permitted Uses
Accessory building incidental to the use of a main building; main building
designed or used to accommodate the main use to which the premises are

Accessory building incidental to the use of a main

devoted; and accessory uses customarily incidental to a main use; building

Accessory dwelling unit, in compliance with Chapter 108-19. Accessory dwelling unit
Agriculture and agricultural experiment station; X

Animals and fowl kept for family food production as an incidental and accessory X

use to the residential use of the lot;

Church, synagogue or similar building used for regular religious worship; X

Cluster subdivision, in accordance with title 108, chapter 3 of this Land Use X

Code;

Corral, stable or building for keeping of animals or fowl, provided such building
shall be located not less than 100 feet from a public street, and not less than 25 X
feet from any side or rear lot line;

Golf course, except miniature golf; X

Greenhouse and nursery limited to sale of material produced on premises and

with no retail shop operation; X

Home occupations; Home occupations

Household pets; House pets

Parking lot accessory to use permitted in this zone; Parking lot accessory to use permitted in this zone

Private stables; horses for private use only, and provided that not more than one
horse may be kept for each one-half acre of land used for horses within any lot X
and no horses shall be kept on any lot of less than one-half acre in area;

Public building; public park, recreation grounds and associated buildings, public
schools; private educational institutions having a curriculum similar to that
ordinarily given in public schools;

Public/private building; public/private park, recreation
grounds, clubhouse, pool and associated buildings

Single-family dwelling Single family dwelling

Temporary building or use incidental to construction work. Such building shall be | Temporary building or use incidental to construction
removed upon the completion or abandonment of the construction work. work

Permitted Uses Requiring 40,000 Square Feet Minimum Lot Area

The following uses are permitted in the Residential Estates Zones RE-15 and
RE-20: Chinchilla raising.

Permitted Uses Requiring Five Acres Minimum Lot Area
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Farms devoted to the hatching, raising (including fattening as incident to raising)
of chickens, turkeys or other fowl, rabbit, fish, frogs or beaver hatched or raised X
on the premises;

Raising and grazing of horses, cattle, sheep or goats, including the
supplementary feeding of such animals, provided that such raising or grazing is
not a part of, nor conducted in conjunction with any livestock feed yard, livestock X
sales yard, slaughterhouse, animal by products business or commercial riding
academy.

Conditional Uses

Child day care or nursery. X

Educational/institutional identification sign. X

Private park, playground or recreation grounds and buildings not open to the
general public and to which no admission is made but not including privately X
owned commercial amusement business.

Public utility substation. Public/private utility substation

Residential facilities for handicapped persons meeting the requirements of
section 108-7-13 of this Land Use Code.

Residential facility for elderly persons meeting the requirements of section 108-
7-15 of this Land Use Code.

Water storage reservoir developed by a public agency and meeting

requirements of title 108, chapter 10 of this Land Use Code. Water storage reservoir

Small wind energy system. X

Short term rentals (Not a use listed in the RE-20 zone)

Nonconforming (grandfathered) rights.

In reviewing this application it is important to note that there are existing nonconforming rights attached to the
property. The way the proposed agreement is written, the rezone and agreement will remove those rights in favor
of the new rights being requested. Two of the nonconforming rights that the planning commission should be aware
of is the right to continue platting the project as a PRUD, and the right to establish short term rentals on the property.
Both are better explained below.

In 2016, the applicant gained approval of a Conditional Use Permit (CUP) to master plan part of the property. This
is the CUP that the proposed development agreement proposes to supersede. This CUP allowed for 364 of the 413
residential development rights to be platted as a Planned Residential Unit Development (PRUD), leaving 49 of
those rights still assigned to the property to be later master planned/platted.

In 2021, the county repealed the PRUD ordinance. At the time, PRUD decisions were administrative, which gave
the county limited approval discretion. The PRUD ordinance was replaced with the MPDOZ, which gives the county
wide approval discretion. Despite the ordinance being repealed, because the applicant has continued to plat
subdivision phases under the old PRUD rules within timeframes prescribed by ordinance, this PRUD approval
appears to remain a nonconforming (grandfathered) PRUD. This means that as long as new phases continue to be
platted within ordinance-prescribed timeframes, the applicant can continue to plat lots and establish uses pursuant
to that 2016 approval. To date, only 94 of the 364 units have been platted, leaving 270 lots/units still entitled under
that approval.
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In addition, the 2016 CUP approval granted the additional right for an unspecified number of the 364 units to be
used as short-term rentals (STR). This STR right does not appear to be tempered by that approval with any use-
specific standards. Because the approval came well before the county adopted the strict short-term rental provisions
of current code, staff is not certain at this time whether the 2016 approval vests the use without the new standards.
If it does, then superseding and eliminating that CUP in favor of this rezone and development agreement gives the
county better ability to govern STRs on the property. And because the right to STRs was only arguably granted to
364 units subject to that CUP, through this rezone the county has some latitude as to whether or not the remaining
49 units should be allowed to be used as STRs.

Unless the applicant has additional favor to offer the county in exchange, staff does not recommend extending the
right to those units, and further recommends the STR-restricted units be located on the lots proposed on the western
and southwestern edges of the project. This will provide a significant buffer between STRs and the existing
residences in the Sheep Creek subdivision on the west, as well as potential future large-lot development on the
vacant FV-3 zoned parcels southwest of the property.

In summation, it is important to note that if the county denies this rezone, or if the county applies extensive
regulations or restrictions to it that make it untenable for the applicant to continue to pursue, the applicant can still
finish development pursuant to the 2016 approval for what remains of the 364 units and establish each as STRs. If
that becomes the case, the applicant will only have 49 of the 413 units, or 62 of the 426 units if counting the FV-3
parcel, remaining to plat or plan.

It is also important to note that so long as nonconforming rights are not abandoned or discontinued, they run with
the land even after incorporation becomes effective.

Rezone Negotiations.

Figure 3: Proposed Zoning Map and the Subject Parcel(s).
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The reason it is important to understand the applicant’s grandfathered rights is, as with any negotiation, the county
should know the leverage it has at its disposal as well as the leverage the other party has, and what may occur if
negotiations are unsuccessful. In this case, if negotiations are unsuccessful, the other party has the contractual
right via the Wolf Creek development agreement to plat 413 development rights on the property. Of that, the
applicant has the right to continue to plat and establish uses in accordance with the master plan, the zone, and the
uses approved in 2016, including STRs, for 364 units. While the applicant may still have the right to plat the
remaining 49 units, the county has some limited latitude based on adopted standards and ordinances to influence
the general configuration of them, including some limited street connectivity. Further, the county has full discretion
to prohibit STRs from the 49 (62 when counting the units derived from the FV-3 zone).

However, as long as the county is cognizant of the applicant’s best alternative to a negotiated agreement, the county
has quite a bit of leverage regarding configuration and connectivity, infrastructure and improvements, allowance or
limitation of uses (including STRs), and other effective or desirable community-building measures.

Over the last several months staff have worked with the applicant to negotiate these items and others. The attached
proposed development agreement is the outcome thus far.

Development Agreement.

The attached proposed negotiated development agreement captures most of the terms negotiated between staff
and the applicant. Staff's recommendation in this report contains a number of other considerations we are
requesting that are yet to be more fully fleshed out. The county commission will benefit from the planning
commission’s recommendation regarding them and other aspects both in and not in the proposed development
agreement.

The planning commission’s role in evaluating provision in the development agreement is generally limited to land
use regulations. In this context, state code defines a land use regulation as “... a rule that governs the use or
development of land.” The proposed development agreement contains quite a bit of rules that govern county
administration and processes more than they govern the use or development of land. To help ease the planning
commission’s need for discernment, staff has provided an asterisks (*) at the beginning of each section or
subsection that is believed to pertain to land use regulations. The planning commission can feel free to review and
ask questions about non land use regulations, just be advised that staff may not have definitive answers for some
that are subject to additional negotiations with other county divisions or the county commission.

Rather than collecting staff’'s specific development agreement comments/explanations in the body of this report,
staff has provided them in the margins of the attached development agreement for the planning commission’s
review.

One consideration discussed by the developer and staff is the provision for affordable housing. The applicant has
suggested that because the proposed cabin units are 1,000 square feet they are likely to become some of the most
affordable new residential units that will be on the market in the area. That should indeed be the case for those that
are not used for STRs.

Rezone Objectives.

Among other considerations deemed important to the planning commission, county code suggests each rezone be
reviewed for the following general considerations. Each provide a decent backdrop from which to base findings for
approval or denial.

(a) Whether the proposed amendment is consistent with goals, objectives, and policies of the County’s
general plan.

(b) Whether the proposed amendment is compatible with the overall character of existing development in
the vicinity of the subject property, and if not, consideration of the specific incompatibilities within the
context of the general plan.

! See UCA 17-27a-103.
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(c) The extent to which the proposed amendment may adversely affect adjacent property.

(d) The adequacy of facilities and services intended to serve the subject property, including, but not limited
to, roadways, parks and recreation facilities, police and fire protection, stormwater drainage systems,
water supplies, wastewater, and refuse collection.

(e) Whether the proposed rezone can be developed in a manner that will not substantially degrade
natural/ecological resources or sensitive lands.

() Whether proposed traffic mitigation plans will prevent transportation corridors from diminishing below
an acceptable level of service.

Staff Recommendation

After reviewing the proposal within the intended context of the Ogden Valley General Plan, existing zoning, and
existing development agreements, it is staff’s opinion that this rezone will help advance the vision and goals of the
plan. Staff is recommending approval of the rezone. This recommendation is offered with the following
considerations, which are intended to be incorporated into the zoning development agreement or executing rezone
ordinance:

1. Rezone the entire property to the RE-20 zone.

2. The list of allowed uses (Exhibit D) and standards (Exhibit E) of the DA should be updated to provide the
following:

a. More specifically address staff notes/comments.

b. Include the specific language found for each use in the RE-20 zone or provide alternative regulatory
standards that serve the same purpose.

c. The uses that would otherwise require a conditional use permit should have specific aesthetic and
safety standards written into the agreement if they are to be allowed as permitted uses. Standards
such as building materials, fencing/wall materials and design, screening requirements including
specific vegetation densities, if vegetation will be used for screening, and conditions or
circumstances under which screening is required, and a long term landscaping and maintenance
plan.

d. Short term rentals:

i. Should be limited to only the 364 units they were approved for by the 2016 CUP, including
the 94 units already platted, giving the applicant a total of 270 more STRs.

ii. Should be prohibited from lots 51-57, 425-430, and 501-521, and from at least 50 percent
of the cabin units. A reference to this restriction should be required on each subdivision
plat.

iii. Should either be specifically limited to no more than two “sleeping rooms” as provided in
the STR ordinance, or provide no less than three parking spaces.

e. The cabins:

i. Should be limited to no more than 1,100 square feet of livable space in an effort to provide
more affordable housing options.

ii. Contain no more than two bedrooms.

iii. Parking lots should all be connected by means of a continuous five-foot sidewalk, including
safe street crossings. The sidewalk connections should generally run parallel to the street
unless a route that is more efficient for pedestrians and more likely to be used instead of
the street can be provided otherwise.

iv. Proposed exterior design should be included in the design standards.

3. The street cross sections should be updated to include the final expected design of Fairways Drive, or
reserve a place for it and provide an agreement to follow whatever it is for the portion of the street required
of the applicant.

4. Staff's other comments and suggestion provided in the attached DA should be more fully addressed prior
to county commission approval.
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5. A homeowner’s association is created to provide perpetual operations and maintenance of the open space
areas and trails.

Staff's recommendation is offered with the following findings:

1. After the considerations listed in this recommendation are applied through a development agreement, the
proposal generally supports and is anticipated by the vision, goals, and objectives of the Ogden Valley
General Plan.

2. The project is not detrimental to the overall health, safety, and welfare of the community and provides for
better project outcomes than the alternative.

3. A negotiated development agreement is the most reliable way for both the county and the applicant to
realize mutual benefit.

Model Motion

The model motions herein are only intended to help the planning commissioners provide clear and decisive motions
for the record. Any specifics provided here are completely optional and voluntary. Some specifics, the inclusion of
which may or may not be desired by the motioner, are listed to help the planning commission recall previous points
of discussion that may help formulate a clear motion. Their inclusion here, or any omission of other previous points
of discussion, are not intended to be interpreted as steering the final decision.

Motion for positive recommendation as-is:

I move we forward a positive recommendation to the County Commission for File #MA2024-11, an application
to rezone approximately 250 acres of land, known as the Bridges development, located at approximately 4800
East Fairways Drive to the Master Planned Development Overlay Zone, and to consolidate the property’s base
zones from the RE-20, RE-15, FV-3, and FR-3 zones to the RE-20 zone.

| do so in support of including the recommended additional considerations from staff in the staff report, and with
the following findings:

Example findings:

1. After the considerations listed in this recommendation are applied through a development agreement, the
proposal generally supports and is anticipated by the vision, goals, and objectives of the Ogden Valley
General Plan.

2. The project is not detrimental to the overall health, safety, and welfare of the community and provides for
better project outcomes than the alternative.

3. A negotiated development agreement is the most reliable way for both the county and the applicant to realize
mutual benefit.

4. The changes are supported by the General Plan.

5. The proposal serves as an instrument to further implement the vision, goals, and principles of the General

Plan
6. The changes will enhance the general health and welfare of residents.
7. [ add any other desired findings here I3

Motion for positive recommendation with changes:

I move we forward a positive recommendation to the County Commission for File #ZMA2024-11, an application
to rezone approximately 250 acres of land, known as the Bridges development, located at approximately 4800
East Fairways Drive to the Master Planned Development Overlay Zone, and to consolidate the property’s base
zones from the RE-20, RE-15, FV-3, and FR-3 zones to the RE-20 zone.

| do so in support of including the recommended additional considerations and findings provided by staff in the
staff report, but with the following additional edits and corrections:

Example of ways to format a motion with changes:

1. Example: Add a requirement for roadside beautification, water wise vegetation, and street art/décor to
the development agreement for the two collector streets in the development. Include decorative night sky
friendly street lighting at reasonable intervals.

2. Example: Amend staff’s consideration item # [ ]. It should instead read: [ __desired edits here _].

3. Etc.

| do so with the following findings:
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Example findings:

1. [Example: Amend staff’s finding item # [ J. It should instead read: [ __desired edits here ]].

2. [Example: allowing carte-blanche short-term rentals runs contrary to providing affordable long-term
ownership or rental opportunities].

3. The proposed changes are supported by the General Plan. [Add specifics explaining how.]

4. The proposal serves as an instrument to further implement the vision, goals, and principles of the General

Plan.
5. The changes will enhance the general health, safety, and welfare of residents.
6. Etc.

Motion to recommend denial:

I move we forward a recommendation for denial to the County Commission for File #MA2024-11, an application
to rezone approximately 250 acres of land, known as the Bridges development, located at approximately 4800
East Fairways Drive to the Master Planned Development Overlay Zone, and to consolidate the property’s base
zones from the RE-20, RE-15, FV-3, and FR-3 zones to the RE-20 zone. | do so with the following findings:

Examples findings for denial:

Example: The proposal is not adequately supported by the General Plan.

Example: The proposal is not supported by the general public.

Example: The proposal runs contrary to the health, safety, and welfare of the general public.
Example: The area is not yet ready for the proposed changes to be implemented.

L add any other desired findings here .

Exhibit A: Proposed Development Agreement and Exhibits.
Exhibit B: (Initial) Application.
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Staff Report Exhibit A: Proposed
Development Agreement and
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AMENDED AND RESTATED MASTER DEVELOPMENT AGREEMENT
FOR
THE BRIDGES MASTER PLANNED COMMUNITY

This MASTER DEVELOPMENT AGREEMENT is made and entered as of the day of
December, 2024, by and between Weber County, a political subdivision of the State of Utah; and the
Bridges Holding Company, LLC, a Utah limited liability company.

RECITALS
A.  The capitalized terms used in these Recitals are defined in Section 1.2, below.

B.  Master Developer owns and is developing the Property.

C. The County and Master Developer have entered into the Prior Agreements governing the
development of the Property.

D.  Other aspects of the Prior Agreements have been either performed, modified, or rendered
irrelevant based on the occurrence of various actions and events.

E.  Master Developer and the County desire that the Property be developed in a unified and
consistent fashion pursuant to the Master Plan that is adopted and incorporated into this MDA.

F.  Development of the Property will include the Intended Uses as defined in this MDA.

G. Development of the Project as a master planned community pursuant to this MDA is
acknowledged by the parties to be consistent with CLUDMA and to operate for the benefit of the County,
Master Developer, and the general public.

H. The County Commission has reviewed this MDA and determined that it is consistent with
CLUDMA.

1. The Parties acknowledge that development of the Property pursuant to this MDA will result
in significant planning and economic benefits to the County and its residents by, among other things,
requiring orderly development of the Property as a master planned community and increasing property tax
and other revenues to the County based on improvements to be constructed on the Property.

J.  Development of the Property pursuant to this MDA will also result in significant benefits to
Master Developer, by providing assurances to Master Developer that they will have the ability to develop
the Property in accordance with this MDA.

K.  Master Developer and the County have cooperated in the preparation of this MDA.
L.  The Parties desire to enter into this MDA to specify the rights and responsibilities of Master
Developer to develop the Property as expressed in this MDA and the rights and responsibilities of the

County to allow and regulate such development pursuant to the requirements of this MDA.

M. The Parties understand and intend that this MDA is a “development agreement” within the
meaning of, and entered into pursuant to the terms of, Utah Code Ann. §§ 17-27a-102 and 528 (2024).
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N. This MDA and all of its associated “legislative”, “broad, competing policy-considerations”
and “generally applicable” decisions regarding the development of the Project as those terms are discussed
in Baker v Carlson, 2018 UT 59 was considered by the Planning Commission on January 28, 2025 pursuant
to Utah Code Ann. § 17-27a-528(2)(a)(iii) (2024), in making a recommendation to the County Commission.

O. The County believes that this MDA and the Zoning of the Property constitute the completion
of the “legislative”, “broad, competing policy-considerations” and “generally applicable” decisions by the
County Commission regarding the development of the Project as those terms are discussed in Baker v
Carlson, 2018 UT 59.

P.  The County intends that the implementation of those “legislative”, “broad, competing policy-
considerations” and “generally applicable” decisions through the provisions and processes of this MDA

relating to “fixed criteria” are “administrative” in nature.

Q.  This County’s entry into this MDA is authorized by the adoption of Ordinance #
on February _ , 2025.

NOW, THEREFORE, in consideration of the mutual covenants contained herein, and other good
and valuable consideration, the receipt and sufficiency of which is hereby conclusively acknowledged, the
County and the Master Developer hereby agree to the following:

TERMS

1.  Incorporation of Recitals and Exhibits/ Definitions.

1.1.  Incorporation. The foregoing Recitals and Exhibits A—F are hereby incorporated into
this MDA.

1.2.  Definitions. As used in this MDA, the following terms, phrases, words, and their
derivations shall have the meaning given herein where capitalized in this MDA. Words not defined herein
shall have the same meaning as provided by the County’s Vested Laws. When consistent with the context,
words used in the present tense include the future, words in the plural number include the singular number,
words in the singular number include the plural number, and the use of any gender shall apply to all genders
whenever the context requires. The words "shall" and "will" are mandatory and the word "may" is
permissive. References to governmental entities (whether persons or entities) refer to those entities or their
successors in authority. If specific provisions of law referred to herein are renumbered, then the reference
shall be read to refer to the renumbered provision.

1.2.1. Administrative Modifications means those modifications to this MDA
that can be approved by the Administrator pursuant to Section 16.

1.2.2.  Administrator means the person designated by the County as the
Administrator of this MDA.

1.2.3. Applicant means a person or entity submitting a Development
Application.

1.2.4.  ARC means the Architectural Review Committee created by the HOA.
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1.2.5.

1.2.6.

1.2.7.

1.2.8.

1.2.9.

1.2.10.

1.2.11.

1.2.12.

1.2.13.

1.2.14.

1.2.15.

1.2.16.

1.2.17.

1.2.18.

MDA means this Master Development Agreement including all of its
Exhibits.

Buildout means the completion of all of the development on all of the
Project in accordance with the approved plans.

CLUDMA means the County Land Use, Development, and Management
Act, Utah Code Ann. §§ 17-27a-101, et seq. (2024).

Commission means the elected County Commission of the County.
County means Weber County, a political subdivision of the State of Utah.

County Consultants means those outside consultants employed by the
County in various specialized disciplines such as traffic, hydrology, or
drainage, for reviewing certain aspects of the development of the Project.

County’s Future Laws means the ordinances, policies, standards,

procedures, and processing fee schedules of the County which may be in
effect as of a particular time in the future when a Development
Application is submitted for a part of the Project, and which may or may
not be applicable to the Development Application depending upon the
provisions of this MDA.

County’s Vested Laws means the ordinances, policies, standards, and
procedures of the County in effect as of the date of the execution of this
MDA regarding land use, specifically, Titles s and

a digital copy of which is attached as Exhibit “F”.

Default means a material breach of this MDA.

Denial/Denied means a formal denial issued by the final decision-making
body of the County for a particular type of Development Application but
does not include review comments or “redlines” by County staff.

Design Guidelines means the general standards for design of lots and
RDU as specified in Exhibit E.

Development means the development of any improvement, whether public

or private, on the Project pursuant to an approved Development
Application, including, but not limited to, any Public Infrastructure,
Private Improvement, Subdivision, or any of the Intended Uses.

Development Application means an application to the County for
development of a portion of the Project including a Subdivision or any
other permit, certificate or other authorization from the County required
for development of the Project.

Development Report means a report containing the information specified
in Section 3.8 submitted to the County by Master Developer for a
Development by Master Developer or for the sale of any Parcel to a

\ Commented [E2]: This is the current county code.
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1.2.19.

1.2.20.

1.2.21.

1.2.22.

1.2.23.

1.2.24.

1.2.25.

1.2.26.

1.2.27.

1.2.28.

1.2.29.

Subdeveloper or the submittal of a Development Application by a
Subdeveloper pursuant to an assignment from Master Developer.

Dispute means any disagreement between the Parties regarding the
administration or implementation of the MDA, including but not limited
to Denial or a Default.

Dispute Resolution Process means the processes for resolving any
Dispute as specified in Section 14.

Exceptions from County Standards means the Design Guidelines (Exhibit
D) and the minimum setback standards in the Technical Guidelines
(Exhibit E) which contain certain modifications to or from the County’s
current engineering and site design requirements. If there is any conflict
between the Design Guidelines or the minimum setback standards in the
Technical Guidelines and the current County standards the Design
Guidelines and the minimum setback standards in the Technical
Guidelines shall control.

Final Plat means the recordable map or other graphical representation of
land prepared in accordance with Utah Code Ann. § 17-27a-603 (2024),
or any successor provision, and approved by the County, effectuating a
Subdivision of any portion of the Project.

Home Owner Association(s) (or “HOA(s)”) means one or more
associations formed pursuant to Utah law to perform the functions of an
association of property Master Developeﬂ.

Intended Uses means those uses allowed to be developed on the Property
pursuant to this MDA as specified in the LDesign Guidelines] and the
Zoning.

Master Plan means the general layout of the types and areas of
development of the Project as illustrated on Exhibit “B”.

Maximum Residential Dwelling Units (“Maximum RDUs”) means the
development on the Property of Four hundred twenty-six (}426b
Residential Dwelling Units.

Notice means any notice to or from any party to this MDA that is either
required or permitted to be given to another party.

Open Space means that definition as found in the County’s Vested Laws
as may be modified by the Master Plan.

Master Developer means the Bridges Holding Co., LLC, which owns The
Property.
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1.2.30.

1.2.31.

1.2.32.

1.2.33.

1.2.34.

1.2.35.

1.2.36.

1.2.37.

1.2.38.

1.2.39.

1.2.40.

1.2.41.

1.2.42.

Outsourcing means the process of the County contracting with County
Consultants or paying overtime to County employees to provide technical
support in the review and approval of the various aspects of a
Development Application as is more fully set out in this MDA.
Outsourcing shall be at the sole discretion of the County.

Outsourced Work means any work performed pursuant to Outsourcing.

Parcel means a portion of the Property that is created by the Master
Developer to be sold to a Subdeveloper that is not an individually
developable lot and that has not been created as a Subdivision.

Parks, Trails, and Open Space (“PTOS”) Plan means the plan for
developing the parks, trails, and open space in the Project as specified in
the PTOS Plan, Exhibit “C”.

Parties means the Master Developer, and the County.
Party means either the Master Developer, or the County individually.

Phase means the development of a portion of the Project at a point in a
logical sequence as determined by Master Developer.

Prior Agreements means any and all prior development agreements or
conditional use permits pertaining to the general development layout of
the Property, including the “Conditional Use Permit,” Index number CU
INDES51-2016, approved on July 19, 2016, with permit number
CUP2016-12.

Private Improvements means those elements of infrastructure needed for
the completion of a Development which are not planned to be dedicated
to the County.

Project means the total development to be constructed on the Property
pursuant to this MDA with the associated public and private facilities,
Intended Uses, Maximum RDUs, and all of the other aspects approved as
part of this MDA.

Property means the approximately b(XXi acres as illustrated on Exhibit
“B” and legally described in Exhibit “A”.

Public Infrastructure means those elements of infrastructure that are
planned to be dedicated to the County or other respective public entity as
a condition of the approval of a Development Application including, but
not limited to, the roads, drainage plan, and utilities.

Residential Dwelling Unit (“RDU”) means a single unit intended to be
occupied for residential living purpose.
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1.2.43. Subdeveloper means a person or an entity not “related” (as defined by
Internal Revenue Service regulations) to Master Developer which
purchases a Parcel for development.

1.2.44. Subdivision means the division of any portion of the Project into
developable lots pursuant to CLUDMA.

1.2.45. Subdivision Application means the application to create a Subdivision.

1.2.46. System Improvements means those components of the Public
Infrastructure that are defined as such under the Utah Impact Fees Act.

1.2.47. Technical Guidelines means a detailed listing of those engineering and
other technical requirements for the development of the Public
Infrastructure and the Private Improvements that may be different from
those otherwise applicable under the County’s Vested Laws as specified
in Exhibit “D”.

1.2.48. Zoning means the zoning of the Property shown on Exhibit “B”.

2.  [Effect of MDA. Except as specified herein, this MDA shall be the sole development
agreement between the parties related to the Project and The Property. The an'or Agreements] are hereby
novated and superseded and shall be of no effect regarding The Property. The County and Master Developer
shall record a Notice with the County Recorder of that novation in the chain of title of the Property.

3. Development of the Project.

3.1.  Compliance with this MDA. Development of the Project shall be in accordance with
the County’s Vested Laws, the County’s Future Laws (only to the extent that these are applicable as
otherwise specified in this MDA), and this MDA.

3.2.  *Land Uses within the Project, Configuration. The Master Plan reflects the general
location and configuration of the Intended Uses and Open Space within the Project. The Master Plan
provides the development requirements of the various aspects of the Project. Requirements not set forth in
the Master Plan are controlled by the MDA, including the other exhibits thereto.

3.3.  *Maximum RDUs. At Buildout of the Project, Master Developer shall be entitled to
have developed the Maximum RDUs as specified in and pursuant to this MDA subject to the restrictions
on RDUs of Master Developer’s Property. Buildings ancillary to a primary residential use, churches,
schools, municipal or other institutional/governmental and other similar non-residential uses shall not be
counted as a Residential Dwelling Unit for purposes of the Maximum RDUs. The development of [other
Intended Uses‘ as provided in this MDA shall not reduce the number of Maximum RDUs.

3.3.1.  *Configuration of Maximum RDU’s. The general configuration of the
Maximum RDU’s is identified in the Master Plan. The Master Plan
reflects the general location and configuration of PTOS, and residential
uses within the Project.

3.4. Master Developers’ Discretion. Nothing in this MDA shall obligate the Master
Developer to construct the Project or any particular Phase therein or portion thereof, and the Master
Developer shall have the discretion to determine whether to construct a particular Development or Phase
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based on such Master Developer’s business judgment.

3.4.1. *Concurrency Management of Future Development. Any phasing shall
ensure appropriate access, fire protection, utilities, and other
infrastructure for future phases and Master Developer shall seek the
County’s input on such issues prior to submitting a Development
Application for such phasing. Once construction has begun on a specific
Development or Phase, the relevant Master Developer or Subdeveloper(s)
shall have the obligation to complete the public and private road, storm
drain, water, and other improvements that are a condition of the approved
Development Application for such Development.

3.5.  Required Process.

3.5.1.  *Approval Required Before Development. A Development Application
shall be submitted for any Development. Except as otherwise provided
herein, no improvements shall be constructed within the Project without
Master Developer or a Subdeveloper first obtaining approval of the
Development Application for such Development from the County. Upon
approval by the County of any Development Application, the
Development related to such approval may be improved in accordance
with the approved Development Application, subject to the terms,
conditions, and provisions of the Development Application.

3.5.2.  Building Permits. No building permit shall be issued by the County for
construction of any Development unless Master Developer or a Subdeveloper
has completed the required infrastructure to comply with County
requirements for phasing of infrastructure and completion of off-site
improvements required by the relevant Development Application. Building
permits shall be issued once any work required by the Development
Application has gone under warranty. Except as provided in the County’s
Vested Laws, no buildings, improvements, or other structures shall be
constructed within the Project without Master Developer and/or a
Subdeveloper first obtaining an appropriate building permit(s), and/or grading
and excavation permits, as applicable. Master Developer and/or a
Subdeveloper may apply for and obtain a grading permit following approval
of a preliminary Subdivision plat if Master Developer and/or a Subdeveloper
has submitted and received approval of a site grading plan from the County
Engineer and all required fees are paid.

3.5.3. County and Other Governmental Agency Permits. Before commencement
of construction or Development of any buildings, structures or other work or
improvements upon any portion of the Project, Master Developer or a
Subdeveloper shall, at its expense, secure, or cause to be secured, any and all
permits which may be required by the County or any other governmental
entity having jurisdiction over the work. The County shall reasonably
cooperate with Master Developer or a Subdeveloper in seeking to secure such
permits from other governmental entities.

3.54. Fees. Master Developer or a Subdeveloper shall pay to the County the
standard fees applicable to any submittal of a Development Application under
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the County’s fee schedule in effect at the time of the application.

County Cooperation and Approval. The County shall cooperate reasonably
and in good faith in promptly processing and reviewing all Development
Applications in accordance with the procedures identified in this MDA.
Development Applications shall be approved by the County if such
Development Applications comply with the applicable portions of the
County’s Vested Laws, the County’s Future Laws (if applicable, and this
MDA.

lOutsourcing of Processing of DevelopmentApplications.l Commented [E10]:
County admin has requested that this entire section be revised to
better match county’s current process.

3.5.6.1. Timing. Within fifteen (15) business days after receipt of a
Development Application and upon the request of Master
Developer, the County and Master Developer will confer to
determine whether the County desires to Outsource the review
of any aspect of the Development Application to ensure that it is
processed on a timely basis.

3.5.6.2. Election/Cost Estimate. If the County or Master Developer
determines in either of their its discretion that Outsourcing is
appropriate to meet review timeliness requirements of State
Code, then the County shall promptly estimate the reasonably
anticipated differential cost of Outsourcing in the manner
selected by the County in good faith consultation with the
Master Developer or Subdeveloper (either overtime to County
employees or the hiring of a County Consultant). If the Master
Developer or a Subdeveloper notifies the County that it desires
to proceed with the Outsourcing based on the County’s estimate
of costs, then the Master Developer or Subdeveloper shall
deposit in advance with the County the estimated differential
cost and the County shall then promptly proceed with having the
work Outsourced.

3.5.6.3. Compliance with Applicable Codes. Any Outsourced work shall
be performed pursuant to applicable standards including, but not
limited to, the County’s Vested Laws, Federal law, State Code,
and any adopted uniform standards such as AASHTO, the IBC
and the IFC.

3.5.6.4. Final Payment. Upon completion of the Outsourcing Work and
the provision by the County of an invoice (with such reasonable
supporting documentation as may be requested by Master
Developer or Subdeveloper) for the actual differential cost
(whether by way of paying a County Consultant or paying
overtime to County employees) of Outsourcing, Master
Developer or the Subdeveloper shall, within ten (10) business
days pay or receive credit (as the case may be) for any difference
between the estimated differential cost deposited for the
Outsourcing and the actual cost differential. Any dispute
regarding his section shall be resolved pursuant to the Dispute
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Resolution Processes.

3.5.6.5. Acceptance of Outsourced Work. The County shall accept the
results of any Outsourced Work under this section unless the
County determines that the Outsourced Work has not been
performed pursuant to County standards or is materially
incorrect. If the County does not give Master Developer Notice
within ten (10) business days of receiving the Outsourced Work
that the County disputes the acceptability of the Outsourced
Work, then the County shall be deemed to have accepted the
Outsourced Work. Any disputes relating to the Outsourced
Work shall be subject to the Dispute Resolution Process.

3.5.7.  Acceptance of Certifications Required for Development Applications.
Any Development Application requiring the signature, endorsement, or
certification and/or stamping by a person holding a license or professional
certification required by the State of Utah in a particular discipline shall
be so signed, endorsed, certified or stamped signifying that the contents
of the Development Application comply with the applicable regulatory
standards of the County.

3.5.8.  Independent Technical Analyses for Development Applications. If the
County needs technical expertise beyond the County’s internal resources
to determine impacts of a Development Application such as for structures,
bridges, water tanks, and other similar matters which are not required by
the County’s Vested Laws to be certified by such experts as part of a
Development Application, the County may engage such experts as
County Consultants, with the actual and reasonable costs, being the
responsibility of Applicant.

3.5.9. Intent of One-Time Review. The County should endeavor to make all of
its redlines, comments or suggestions at the time of the first review of the
Development Application unless any changes to the Development
Application raise new issues that need to be addressed.

3.5.10. County Denial of a Development Application. If the County denies a
Development Application the County shall provide with the denial a
Notice advising the Applicant of the reasons for denial including
specifying the reasons the County believes that the Development
Application is not consistent with this MDA, the Master Plan, and/or any
applicable County’s Vested Laws (or, if applicable, the County’s Future
Laws).

3.5.11. Dispute Resolution. The County’s denial of any Development
Application shall be subject to the Dispute Resolution Processes.

3.5.12. County Denials of Development Applications Based on Denials from
Non-County Agencies. If the County’s denial of a Development
Application is based on the denial of the Development Application by a
Non-County Agency, Master Developer shall appeal any such denial
through the appropriate procedures for such a decision and not through
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the processes specified herein.

3.5.13. *Construction Prior to Completion of Infrastructure. Master Developer
may apply for and obtain Building Permits and/or temporary Certificates
of Occupancy for uninhabited model homes, home shows, sales offices,
construction offices or similar uses prior to the installation of all Public
Infrastructure and Improvements required to be eventually completed so
long as such installation is secured consistent with the County’s Vested
Laws including the requirements for fire protection. No permanent
Certificate of Occupancy shall be issued by the County, except in
compliance with the County’s Code.

3.5.14. Outsourcing of Inspections.

3.5.14.1.

3.5.14.2.

3.5.14.3.

3.5.14.4.

Timing. Within fifteen (15) business days after receipt of a
request from Master Developer to Outsource the inspections of
the construction of any Development, the County and Master
Developer will confer to determine whether the County desires
to Outsource the inspections to ensure that they are processed on
a timely basis.

Election/Cost Estimate. If the County or Master Developer
determines in either of their discretion that Outsourcing is
appropriate, then the County shall promptly estimate the
reasonably anticipated differential cost of Outsourcing in the
manner selected by the County in good faith consultation with
the Master Developer or Subdeveloper (either overtime to
County employees or the hiring of a County Consultant). If the
Master Developer or a Subdeveloper notifies the County that it
desires to proceed with the Outsourcing based on the County’s
estimate of costs, then the Master Developer or Subdeveloper
shall deposit in advance with the County the estimated
differential cost and the County shall then promptly precede with
having the work Outsourced.

Compliance with Applicable Codes. Any Outsourced work shall
be performed pursuant to applicable standards including, but not
limited to, the County’s Vested Laws, Federal law, State Code,
and any adopted uniform standards such as AASHTO, the IBC
and the IFC.

Final Payment. Upon completion of the Outsourcing services
and the provision by the County of an invoice (with such
reasonable supporting documentation as may be requested by
Master Developer or Subdeveloper) for the actual differential
cost (whether by way of paying a County Consultant or paying
overtime to County employees) of Outsourcing, Master
Developer or the Subdeveloper shall, within ten (10) business
days pay or receive credit (as the case may be) for any difference
between the estimated differential cost deposited for the
Outsourcing and the actual cost differential. Any dispute
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regarding his section shall be resolved pursuant to the Dispute
Resolution Processes.

3.5.14.5.  Acceptance of Outsourced Work. The County shall accept the
results of any outsourced decision under this section without any
further review by the County.

3.6.  Parcel Sales. The County acknowledges that the precise location and details of the
public improvements, lot layout and design, and any other similar item regarding the development of a
particular Parcel may not be known at the time of the creation of or sale of a Parcel. Master Developer may
obtain approval of a Parcel in any manner allowed by law. If, pursuant to Utah Code Ann. § 17-27a-103
(2024), there are no individually developable lots in the Parcel, the creation of the Parcel would not be
subject to subdivision requirement in the County’s Vested Laws including the requirement to complete or
provide security for any Public Infrastructure at the time of the creation of the Parcel. The responsibility
for completing and providing security for completion of any Public Infrastructure in the Parcel shall be that
of the Master Developer or a Subdeveloper upon a subsequent Subdivision of the Parcel that creates
individually developable lots.

3.7.  *Accounting for RDUs for Developments by Master Developer. At the recordation
of a final plat or other approved and recorded instrument for any Development developed by Master
Developer that includes RDUs, Master Developer shall provide the County a Development Report showing
any RDUs used with the Development and the RDUs remaining with Master Developer and for the entire
remaining Project.

3.8.  *Development Report. With any Development Application, Master Developer shall
file a Development Report showing:

3.8.1.  *Ownership of the property subject to the Development Application;

3.8.2.  *Maximum RDUs. The total number of RDUs allowed in the Bridges
development, including areas not affected by this Agreement;

3.8.3.  *Units Previously Platted. The number of RDUs previously platted
within any part of the Bridges development, including areas not affected
by this Agreement, and their percentage of the Maximum RDUs;

3.8.4.  *Ongoing Application Units. The number of RDUs that are part of a
submitted but not yet platted subdivision application, and their percentage
of the Maximum RDUs;

3.8.5.  *Units Proposed to be Developed. The number of RDUs intended to be
platted by the proposed Development, and their percentage of the
Maximum RDUs;

3.8.6. ’ﬂUm’ts Transferretﬂ or Remaining. The number of RDUs remaining with | Commented [E12]: See Section 3.9

Master Developer and their percentage of the Maximum RDUs;

3.8.7.  *Parks, Trails, and Open Space. The amount, type, location, and timing
of any Parks, Trails, and Open Space, including the percentage of acreage
for Parks and Open Space, or linear feet of trails, separating paved trail
quantities from soft trail quantities, together with all of their respective
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3.8.8.

percentage of totals proposed in the PTOS; and

*Material Effects. Any material effects of the sale on the Master Plan.

3.9. *lAccounting for Used or Transferred RDUsI. Master Developer is responsible for
the accounting of, disposition of, or use of all RDUs within the Project. County shall have no obligation or
authority to oversee, regulate, or mediate Master Developer’s sale or other transfer of RDUs to any other
party owning land within the Project, provided that their use is in compliance with this MDA and County

Laws.

3.10. *Phasing. The County acknowledges that Master Developer may develop the Project
in Phases. No sequential phasing is implied by any numbering in the Master Plan. The Parties acknowledge
that the most efficient and economic development of the Project depends on numerous factors, such as
market conditions and demand, infrastructure planning, competition, the public interest, and other similar

factors.
3.10.1.

3.10.2.

3.10.3.

3.10.4.

3.10.5.

3.10.6.

3.10.7.

*The Development Application for each Phase shall establish that the
needs of future phases for Public Infrastructure are properly accounted
for.

*The Development Application for any Phase shall comply with the
Master Plan and provide for future Phases’ access and infrastructure
connectivity and compatibility, including the temporarily dead-end street
provisions in County Vested Laws.

*The Development Application for each Phase shall comply with the
PTOS provisions of Section 10.

*Prior to or with a Development Application for the 25th permit for
building an RDU, Master Developer shall cause the completion of
lSnowﬂake Drive’s street connection to the Project.

*Prior to or with the Development Application for the 25th permit for
building an RDU, Master Developer shall cause the completion of
Fairways Drive where this Project, or any part of the previously platted
portions of the Bridges, is directly adjacenﬂ.

*[Prior to or with the Development Application permit for building an
RDUL developer shall provide the Project a secondary emergency egress
other than one that relies on Highway 158. If this egress is the remainder
of the incomplete portion of Fairways Drive connection to 4100 North to
the west, it shall be improved to a typical fire egress road and be
maintained by Master Developer as such through the duration of its
completion by others as a public street. County agrees that if Master
Developer desires to complete this portion of Fairways Drive to County
standards at its own expense it shall have the right to do so and may
pursue the reimbursement provisions herein. Unless a reimbursement
method is later agreed on by the Parties otherwise in writing, County
agrees to waive the transportation impact fee for each building permit in
the Project.

*Except as specified herein, the development of the Project in Phases
shall be in the sole discretion of Master Developer.

Commented [E13]: This sentence does not appear to fit here.
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4.  Zoning and Vested Rights.

4.1. *Vested Rights Granted by Approval of this MDA. To the maximum extent
permissible under the laws of Utah and the United States and at equity, the County and Master Developer
intend that this MDA grants to Master Developer all rights to develop the Project in fulfillment of this MDA
except as specifically provided herein. The Parties intend that the rights granted to Master Developer under
this MDA are contractual and also those rights that exist under statute, common law and at equity. The
Parties specifically intend that this MDA grants to Master Developer “vested rights” as that term is
construed in Utah’s common law and pursuant to Utah Code Ann. § 17-27a-508 (2024).

4.2.  *Exceptions. The restrictions on the applicability of the County’s Future Laws to the
Project as specified in Section 1.2.9 are subject to only the following exceptions:

4.2.1. *Master Developer Agreement. County’s Future Laws that Master
Developer agrees in writing to the application thereof to the Project;

4.2.2. *State and Federal Compliance. County’s Future Laws which are
generally applicable to all properties in the County, and which are
required to comply with State and Federal laws and regulations affecting
the Project;

4.2.3.  *Codes. County’s Future Laws that are updates or amendments to existing
building, plumbing, mechanical, electrical, dangerous buildings,
drainage, or similar construction or safety related codes, such as the
International Building Code, the APWA Specifications, AAHSTO
Standards, the Manual on Uniform Traffic Control Devices or similar
standards that are generated by a nationally or statewide recognized
construction/safety organization, or by the State or Federal governments
and are required to meet legitimate concerns related to public health,
safety or welfare;

4.2.4. *Taxes. Taxes, or modifications thereto, so long as such taxes are lawfully
imposed and charged uniformly by the County to all properties,
applications, persons, and entities similarly situated;

4.2.5. *Fees. Changes to the amounts of fees (but not changes to the times
provided in the County’s Vested Laws for the imposition or collection of
such fees) for the processing of Development Applications that are
generally applicable to all development within the County (or a portion
of the County as specified in the lawfully adopted fee schedule) and
which are adopted pursuant to State law;

4.2.6. *Compelling, Countervailing Interest. Laws, rules or regulations that the
County’s land use authority finds, on the record, are necessary to avoid
jeopardizing a compelling, countervailing public interest pursuant to Utah
Code Ann. § 17-27a-508(1)(a)(ii) (2024).

4.3.  Reserved Legislative Powers. The Parties acknowledge that under the laws of the
State of Utah (including Utah Code Ann. § 17-27a-528 (2023)) and the United States, the County’s
authority to limit its police power by contract has certain restrictions. As such, the limitations, reservations,
and exceptions set forth herein are intended to reserve for the County those police powers that cannot be so
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limited. Notwithstanding the retained power of the County to enact such legislation under the County’s
police powers, such legislation shall only be applied to modify the vested rights of the Master Developer
under the terms of this MDA based upon the policies, facts, and circumstances meeting the compelling,
countervailing public interest exception to the vested rights doctrine in the State of Utah. Any such proposed
legislative changes affecting the vested rights of the Master Developer under this MDA shall be of general
application to all development activity in the County and, unless the County declares an emergency, Master
Developer shall be entitled to prior written notice and an opportunity to be heard with respect to any
proposed change and its applicability to the Project under the compelling, countervailing public interest
exception to the vested rights doctrine.

5. Term of Agreement. The initial term of this MDA shall be until December 31, 2034. If as
of that date, Master Developer is in compliance of this MDA and has not been declared to be in default as
provided in Section 13, or if a default has been declared but has been cured or is in the process of being
cured as provided therein, then this MDA shall be automatically extended until December 31, 2039, and,
thereafter, for two (2) additional period of five (5) years provided the forgoing condition is true. This MDA
shall also terminate automatically at Buildout.

6.  *Application Under County’s Future Laws. Without waiving any rights granted by this
MDA, Master Developer may at any time, and from time-to-time, choose to submit a Development
Application for some or all of the Project under the County’s Future Laws in effect at the time of the
Development Application so long as Master Developer is not in current breach of this Agreement. Any
Development Application filed for consideration under the County’s Future Laws shall be governed by all
portions of the County’s Future Laws related to the Development Application. The election by Master
Developer at any time to submit a Development Application under the County’s Future Laws shall not be
construed to prevent Master Developer from applying for other Development Applications on the County’s
Vested Laws. Subdevelopers may not submit a Development Application under the County’s Future Laws
without the consent of the Master Developer.

7. *Public Infrastructure.

7.1.  *Construction by Master Developer. Master Developer shall have the right and the
obligation to construct or cause to be constructed and installed, all Public Infrastructure reasonably and
lawfully required as a condition of approval of the Development Application.

7.1.1.  *Security for Public Infrastructure. 1f, and to the extent required by the
County's Vested Laws, unless otherwise provided by CLUDMA, security
for any Public Infrastructure is required by the County it shall be provided
in a form acceptable to the County (which may include security based on
real property) as specified in the County's Vested Laws. Partial releases
of any such required security shall be made as work progresses based on
CLUDMA and the County Vested Laws.

7.1.2.  *Bonding for Landscaping. Security for the completion of those items of
landscaping that are weather or water dependent shall be provided as
required by the County’s Vested Laws in conformance with CLUDMA.

7.2.  *Dedication of Public Improvements. All of the infrastructure and improvements
dedicated to the County pursuant hereto shall be constructed to the County’s standard specifications unless
otherwise agreed in this MDA or otherwise and shall be subject to County requirements for the payment of
property taxes, inspections, and approval before acceptance by the County. The County shall accept such
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dedication after payment of all taxes and fees and inspection and correction of any deficiency or failure to
meet County standards.

8. *Upsizing/Reimbursements to Master Developer.

8.1.  *“Upsizing”. The County shall not require Master Developer to “upsize” any future
Public Infrastructure (i.e., to construct the infrastructure to a size larger than required to service the Project)
unless financial arrangements that are mutually acceptable to Master Developer and County are made to
compensate Master Developer for the incremental or additive costs of such upsizing. For example, if an
upsize to a water pipe size increases Master Developer’s costs by 10% but adds 50% more capacity, the
County shall only be responsible to compensate Master Developer for the 10% cost increase. Acceptable
financial arrangements for upsizing of improvements include reimbursement agreements, payback
agreements, pioneering agreements, and impact fee credits and reimbursements.

8.2.  *Dispute Resolution. Any dispute regarding this section shall be resolved pursuant
to the Dispute Resolution Processes.

9. *Parks, Trails, and Open Space.

9.1.  *PTOS Plan. All aspects of the parks, trails and open space for the Project shall be
as specified in the PTOS Plan, Exhibit “C” and as follows. The percentage of RDUs proposed from the
Maximum RDUs in any Development Application shall be the same percentage or no more than 15% less
than the percentage of Open Space acreage from the overall proposed Open Space acreage, and the
percentage of linear feet of trail from the overall proposed linear feet of trail, as provided in the PTOS Plan.
For the Open Space acreage, the nearest Open Space acreage reasonably available shall be provided. For
the trails, linear feet shall be added to the 10-foot wide paved trail when a proposed RDU or lot is located
within 660 feet of the planned location of the 10-foot wide paved trail; otherwise linear feet shall be added
to any trail as determined by Developer.

10. *On-Site Processing of Natural MaterialsJ Master Developer may use the natural materials
located on the Property such as sand, gravel, and rock, and may process such natural materials into
construction materials such as aggregate, topsoil, concrete, or asphalt for use in the construction of
infrastructure, homes or other buildings or improvements located in the Project and for use on other
locations outside the Project owned or controlled by parties related to Master Developer. If the proposed
excavation for the use of the natural materials as contemplated in this section is consistent with the final
uses in the area as illustrated on the Master Plan, then it shall be approved by the Administrator irrespective
of whether the proposed grading is in conjunction with a Subdivision or just the grading by itself. Master
Developer shall obtain a land disturbance permit from the County prior to extracting or processing the
natural materials on the Property. The land disturbance permit shall require a plan to mitigate fugitive dust
control as required by the State of Utah and shall establish the maximum grade/depth from which the natural
materials may be extracted. Subject to the following sentences, Master Developer agrees not to extract or

rocess materials beyond the final grade for the site from which such natural materials are extracted.
ﬁ!otwithstanding the foregoing, if Master Developer does extract or process beyond the final development
grade, Master Developer shall be required to backfill the site and return it to final development grades.l The
County shall issue a land disturbance permit if the standards of this section are satisfied. Any dispute
regarding this section shall be resolved pursuant to the Dispute Resolution Processes.

11. Default.

( Commented [E18]: Staff is generally okay with this section.

The reason being that if material has to be removed from or moved
to this site, it is likely to have to move through the Valley and down
Ogden Canyon. It would be better for the community overall to
allow a more site-contained (or area contained) method of grading.
Doing so will require some sorting and processing in order to
provide for usable grading material.

For any rock crushing or similar loud operation, staff suggests
adding setback and berming standards to protect existing adjacent

residential.

Commented [E19]: Needs to be clear that this is a consequence
of and not an exception to the rule above.

County Commission Staff Report -- Bridges Development Rezone and DA Page 88 of 136
Attachment C: Planning Commission Staff Report Page 35 of 83




11.1. Notice. If Master Developer or a Subdeveloper or the County fails to perform their
respective obligations hereunder or to comply with the terms hereof, the party believing that a Default has
occurred shall provide Notice to the other party. If the County believes that the Default has been committed
by a Subdeveloper then the County shall also provide a courtesy copy of the Notice to Master Developer.

11.2. Contents of the Notice of Default. The Notice of Default shall:

11.2.1.

11.2.2.

11.2.3.

11.2.4.

11.2.5.

Specific Claim. Specify the claimed event of Default;

Applicable Provisions. 1dentify with particularity the provisions of any
applicable law, rule, regulation, or provision of this MDA that is claimed
to be in Default;

Materiality. 1dentify why the Default is claimed to be material; and

Optional Cure. 1f the County chooses, in its discretion, it may propose a
method and time for curing the Default which shall be of no less than
thirty (30) days duration.

Dispute Resolution. Upon the issuance of a Notice of Default or, if the
optional curing period is provided, upon failure to timely cure a claimed
Default, the Parties shall engage in the Dispute Resolution Processes.

11.3. Remedies. If the Parties are not able to resolve the Default by the Dispute Resolution
Processes, then the Parties may have the following remedies:

11.3.1.

11.3.2.

11.3.3.

Law and Equity. All rights and remedies available in law and equity
including, but not limited to, injunctive relief and/or specific
performance.

Security. The right to draw on any security posted or provided in
connection with the Project and relating to remedying of the particular
Default.

Future Approvals. The right to withhold all further applications, reviews,
approvals, licenses, building permits and/or other permits for
development of the Project. in the case of a default by Master Developer,
or in the case of a default by a Subdeveloper, development of those
Parcels owned by the Subdeveloper until the Default has been cured. No
approvals, licenses, building permits, or other permits may be withheld
from any Subdeveloper for a Default of Master Developer,

11.4. Public Meeting. Before any remedy in Section 13.3 may be imposed by the County,
the party allegedly in Default shall be afforded the right to attend a public meeting before the County
Commission and address the claimed Default.

11.5. Emergency Defaults. Anything in this MDA notwithstanding, if the County
Commission finds on the record that a default materially impairs a compelling, countervailing interest of
the County and that any delays in imposing such a default would also impair a compelling, countervailing
interest of the County, then the County may impose the remedies of Section 13.3 without the requirements
of Sections 13.4. The County shall give Notice to the Developer and/or any applicable Subdeveloper of any
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public meeting at which an emergency default is to be considered and the Developer and/or any applicable
Subdeveloper shall be allowed to address the County Commission at that meeting regarding the claimed
emergency Default.

11.6. Extended Cure Period. If any Default cannot be reasonably cured within thirty (30)
days, then such cure period shall be extended so long as the defaulting Party is pursuing a cure with
reasonable diligence. The burden of proof of reasonable diligence shall be on the defaulting Party.

11.7. Default of Assignee. A default of any obligations assumed by an assignee shall not
be deemed a default of Master Developer.

12. Dispute Resolution. Unless otherwise provided in the MDA, any Dispute shall be resolved
as follows.

12.1. Meet and Confer regarding Development Application Denials. The County and
Applicant shall meet within fifteen (15) business days of any Dispute to resolve the issues specified in the
Dispute.

12.2. Mediation of Disputes.

12.2.1. Issues Subject to Mediation. Disputes that are not subject to arbitration
provided in Section 14.3 shall be mediated.

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

12.3. Arbitration of Disputes.

12.3.1. Issues Subject to Arbitration. Issues regarding a Dispute that are subject
to resolution by scientific or technical experts such as traffic impacts,
water quality impacts, pollution impacts, etc. are subject to arbitration.

12.3.2. Mediation Required Before Arbitration. Prior to any arbitration the
parties shall first attempt mediation as specified in Section 14.2.

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

12.4. District Court. If the Dispute is not subject to arbitration then, after exhausting the
Meet and Confer and Mediation processes above the Parties may seek relief in the Second District Court.

13.  Notices. All notices required or permitted under this Amended Development Agreement
shall, in addition to other means of transmission, be given in writing by certified mail and regular mail to
the following address:

To Master Developer: Bridges Holding Company, LLC
Attn: Mr. John Lewis
3718 North Wolf Creek Drive
Eden, Utah 84310
jlewis@evoutah.com

With a Copy to: Bruce R. Baird, Esq.
Bruce R. Baird PLLC
2150 South 1300 East, Fifth Floor
Salt Lake County, UT 84106
bbaird@difficultdirt.com

To County: Weber County
Attn: Commission Chair

With a Copy to: Weber County
Attn: Deputy County Attorney
Chris Crockett

13.1. Effectiveness of Notice. Except as otherwise provided in this MDA, each Notice shall
be effective and shall be deemed delivered on the earlier of:

13.1.1.  Hand Delivery. The day it is delivered personally or by courier service.
13.1.2. Electronic Delivery. Its actual receipt if delivered electronically by email
provided that a copy of the email is printed out in physical form and

mailed or personally delivered as set forth herein on the same day and the
sending party has an electronic receipt of the delivery of the Notice. If the
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copy is not sent on the same day, then notice shall be deemed effective
the date that the mailing or personal delivery occurs.

13.1.3. Mailing. On the day the Notice is postmarked for mailing, postage
prepaid, by First Class or Certified United States Mail and actually
deposited in or delivered to the United States Mail. Any party may change
its address for Notice under this MDA by giving written Notice to the
other party in accordance with the provisions of this Section.

14.  Administrative Modifications.

14.1. *Allowable Administrative Applications: The following modifications to the
applicability of this MDA may be considered and approved by the Administrator.

14.1.1. *Infrastructure. Modification of the location and/or sizing of the
infrastructure for the Project that does not materially change the
functionality of the infrastructure.

14.1.2. *Minor Amendment. Any other modification deemed to be a minor
routine and uncontested modification by the Administrator.

14.2. *Application to Administrator. Applications for Administrative Modifications shall
be filed with the Administrator.

14.3. *Administrator’s Review of Administrative Modification. The Administrator shall
consider and decide upon the Administrative Modification within a reasonable time not to exceed forty-
five (45) days from the date of submission of a complete application for an Administrative Modification. If
the Administrator approves the Administrative Modification, the Administrator shall record notice of such
approval against the applicable portion of the Property in the official County records.

14.3.1. *Referral as Amendment. The Administrator may determine that any
proposed Administrative Modification should be processed as an
Amendment pursuant to Section 17.

14.4. *Appeal of Administrator’s Denial of Administrative Modification. If the
Administrator denies any proposed Administrative Modification, the Applicant may process the proposed
Administrative Modification as a Modification Application.

15. *Amendment. Except for Administrative Modifications, any future amendments to this
MDA shall be considered as Modification Applications subject to the following processes.

15.1. *Who May Submit Modification Applications. Only the County and Master
Developer with the consent of the Master Developer or an assignee that succeeds to all of the rights and
obligations of the Master Developer under this MDA (and not including a Subdeveloper) may submit a
Modification Application.

15.2. *Modification Application Contents. Modification Applications shall:

15.2.1. Identification of Property. Identify the property or properties affected by
the Modification Application.
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15.2.2. Description of Effect. Describe the effect of the Modification Application
on the affected portions of the Project.

15.2.3. Identification of Non-County Agencies. ldentify any Non-County
agencies potentially having jurisdiction over the Modification
Application.

15.2.4. Map. Provide a map of any affected property and all property within three
hundred feet (300”) showing the present or Intended Uses of all such
properties.

15.3. Fee. Modification Applications shall be accompanied by a feeas adopted by the
County and as amended from time to time.

15.4. *County Cooperation in Processing Modification Applications. The County shall
cooperate reasonably in promptly and fairly processing Modification Applications.

15.5. *Planning Commission Review of Modification Applications.

15.5.1. *Review. All aspects of a Modification Application required by law to be
reviewed by the Planning Commission shall be considered by the
Planning Commission as soon as reasonably possible in accordance with
the County’s Vested Laws in light of the nature and/or complexity of the
Modification Application and based on the ongoing workload of the
applicable reviewers.

15.5.2. *Recommendation. The Planning Commission’s vote on the
Modification Application shall be only a recommendation and shall not
have any binding or evidentiary effect on the consideration of the
Modification Application by the Commission.

15.6. *Commission Review of Modification Application. After the Planning
Commission, if required by law, has made or been deemed to have made its recommendation for the
Modification Application, the Commission shall consider the Modification Application.

15.7. *Commission’s Objections to Modification Applications. If the Commission
objects to the Modification Application, the Commission shall provide a written determination advising the
Applicant of the reasons for denial, including specifying the reasons the County believes that the
Modification Application is not consistent with the intent of this MDA and/or the County’s Vested Laws
(or, only to the extent permissible under this MDA, the County’s Future Laws).

15.8. Disputes. Any dispute regarding this section shall be resolved pursuant to the Dispute
Resolution Processes.

16. Estoppel Certificate. Upon twenty (20) days prior written request by Master Developer or a
Subdeveloper, the County will execute an estoppel certificate to any third party certifying that Master
Developer or a Subdeveloper, as the case may be, at that time is not in default of the terms of this
Agreement.

17. Attorney’s Fees. In addition to any other relief, the prevailing Party in any action, whether
at law, in equity or by arbitration, to enforce any provision of this MDA shall be entitled to its costs of
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action including a reasonable attorneys’ fee. This shall not apply to mediation in accordance with Section
14.2.

18. Headings. The captions used in this MDA are for convenience only and are not intended to
be substantive provisions or evidence of intent.

19. No Third-Party Rights/No Joint Venture. This MDA does not create a joint venture
relationship, partnership or agency relationship between the County, and Master Developer. Further, the
Parties do not intend this MDA to create any third-party beneficiary rights. The Parties acknowledge that
this MDA refers to a private development and that the County has no interest in, responsibility for or duty
to any third parties concerning any improvements to the Property unless the County has accepted the
dedication of such improvements at which time all rights and responsibilities, except for warranty bond
requirements under County’s Vested Laws and as allowed by State law, for the dedicated public
improvement shall be the County's.

20. Assignability. The rights and responsibilities of Master Developer under this MDA may be
assigned in whole or in part by Master Developer with the consent of the County as provided herein.

20.1. Sale of Lots. Master Developer’s selling or conveying lots in any approved
Subdivision or Parcels to builders, users, or Subdevelopers, shall not be deemed to be an “assignment”
subject to the above-referenced approval by the County unless specifically designated as such an
assignment by Master Developer.

20.2. Related Entity. Master Developer’s transfer of all or any part of the Property to any
entity “related” to any Master Developer (as defined by regulations of the Internal Revenue Service),
Master Developer’s entry into a joint venture for the development of the Project or Master Developer’s
pledging of part or all of the Project as security for financing shall also not be deemed to be an “assignment”
subject to the above-referenced approval by the County unless specifically designated as such an
assignment by Master Developer. Master Developer shall give the County Notice of any event specified in
this sub-section within ten (10) days after the event has occurred. Such Notice shall include providing the
County with all necessary contact information for the newly responsible party.

20.3. Notice. Master Developer shall give Notice to the County of any proposed assignment
and provide such information regarding the proposed assignee that the County may reasonably request in
making the evaluation permitted under this Section. Such Notice shall include providing the County with
all necessary contact information for the proposed assignee.

20.4. Time for Objection. Unless the County objects in writing within ten (10) business
days of notice, the County shall be deemed to have approved of and consented to the assignment.

20.5. Partial Assignment. If any proposed assignment is for less than all of Master
Developer’s rights and responsibilities, then the assignee shall be responsible for the performance of each
of the obligations contained in this MDA to which the assignee succeeds. Upon any such approved partial
assignment, Master Developer shall be released from any future obligations as to those obligations which
are assigned but shall remain responsible for the performance of any obligations that were not assigned.

20.6. The County may only withhold its consent if the County is not reasonably satisfied of
the assignee’s financial ability to perform the obligations of Master Developer proposed to be assigned or
there is an existing breach of a development obligation owed to the County by the proposed assignee or
related entity that has not either been cured or in the process of being cured in a manner acceptable to the
County. The County may also deny any proposed assignment if the proposed assignee has a documented
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record o failing to perform on any other development projects in the County or elsewhere.

20.7. Dispute Resolution. Any dispute regarding this section shall be resolved pursuant to
the Dispute Resolution Processes.

20.8. Assignees Bound by MDA. Any assignee shall consent in writing to be bound by the
assigned terms and conditions of this MDA as a condition precedent to the effectiveness of the assignment.

21. *Binding Effect. If Master Developer sells or conveys Parcels of lands to Subdevelopers or
related parties, the lands so sold and conveyed shall bear the same rights, privileges, Intended Uses,
configurations as are applicable to such Parcel and be subject to the same limitations and rights of the
County as when owned by Master Developer and as set forth in this MDA without any required approval,
review, or consent by the County except as otherwise provided herein. Except as otherwise stated in this
MDA, such Subdevelopers and related parties shall be subject to the same obligations as Master Developer
would be if the sale or conveyance had not occurred.

22. No Waiver. No waiver of any of the terms of this Agreement shall be valid unless in
writing and expressly designated as such. Any forbearance or delay on the part of either party in
enforcing any of its rights as set forth in this Agreement shall not be construed as a waiver of such
right for such occurrence or any other occurrence. Any waiver by either party of any breach of any
kind or character whatsoever by the other shall not be construed as a continuing waiver of, or consent
to any subsequent breach of this Agreement.

23.  Further Documentation. This MDA is entered into by the Parties with the recognition and
anticipation that subsequent agreements implementing and carrying out the provisions of this MDA may
be necessary. The Parties shall negotiate in good faith with respect to all such future agreements.

24. Severability. If any provision of this MDA is held by a court of competent jurisdiction to be
invalid for any reason, the Parties consider and intend that this MDA shall be deemed amended to the extent
necessary to make it consistent with such decision and the balance of this MDA shall remain in full force
and affect.

25. Force Majeure. Any prevention, delay or stoppage of the performance of any obligation
under this Agreement which is due to strikes, labor disputes, inability to obtain labor, materials, equipment
or reasonable substitutes therefor; acts of nature, governmental restrictions, regulations or controls, judicial
orders, enemy or hostile government actions, wars, civil commotions, fires or other casualties or other
causes beyond the reasonable control of the Party obligated to perform hereunder shall excuse performance
of the obligation by that Party for a period equal to the duration of that prevention, delay or stoppage.

26. Time is of the Essence. Time is of the essence to this MDA, and every right or responsibility
shall be performed within the times specified.

27. Appointment of Representatives. To further the commitment of the parties to cooperate in
the implementation of this MDA, the County and Master Developer each shall designate and appoint a
representative to act as a liaison between the County and its various departments and Master Developer.
The initial representative for the County shall be the Planning Division Director. The initial representative
for Master Developer shall be Lewis Homes, Inc. The Parties may change their designated representatives
by Notice. The representatives shall be available at all reasonable times to discuss and review the
performance of the Parties to this MDA and the development of the Project.

28. *Rights of Access. The County Engineer and other representatives of the County shall have

22

County Commission Staff Report -- Bridges Development Rezone and DA Page 95 of 136
Attachment C: Planning Commission Staff Report Page 42 of 83



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

29. Mutual Drafting. Each party has participated in negotiating and drafting this MDA and
therefore no provision of this MDA shall be construed for or against either party based on which party
drafted any particular portion of this MDA.

30. Applicable Law. This MDA is entered into in Weber County in the State of Utah and shall
be construed in accordance with the laws of the State of Utah irrespective of Utah’s choice of law rules.

31. Venue. Any action to enforce this MDA shall be brought only in the Second District Court
for the State of Utah, Utah County.

32. Entire Agreement. This MDA, and all Exhibits thereto, is the entire agreement between the
Parties and may not be amended or modified except either as provided herein or by a subsequent written
amendment signed by all Parties.

33. *Conflicts. The County’s Vested Laws shall apply to each Development Application except
as the County’s Vested Laws are expressly modified by this MDA (including any written provision in all
exhibits thereto). For any conflict between Exhibits B — E and this MDA, this MDA shall prevail. For any
conflict between Exhibits B — E and each other, the most restrictive for Master Developer shall apply. The
Parties agree that the graphic depiction of the Project provided in Exhibits B — E are conceptual in nature
designed to illustrate the general layout and configuration of the Project’s streets, clusters of lots, trails,
open spaces, and other amenities to which Master Developer shall be entitled. By nature of being
conceptual, these exhibits may not show all specifics necessary for the Project to comply with all County’s
Vested Laws, which shall not be interpreted to be an exception to County’s Vested Laws.

34. *Recordation and Running with the Land. This MDA shall be recorded in the chain of title
for the Property. This MDA shall be deemed to run with the land.

35. *Enforcement. The Parties agree that a violation of this agreement constitutes a violation of
the County’s Vested Laws and the County shall have all enforcement remedies therein at its disposal; and
that a violation of the County’s Vested Laws constitutes a violation of this agreement and the County shall
have all enforcement remedies herein at its disposal.

36. Authority. The Parties to this MDA each warrant that they have all of the necessary authority
to execute this MDA. Specifically, on behalf of the County, the signature of the Commission Chair of the
County is affixed to this MDA lawfully binding the County pursuant to Ordinance No.
adopted by the County Commission on February _, 2025.

IN WITNESS WHEREOF, 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.
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Exhibit “A”
Exhibit “B”
Exhibit “C”
Exhibit “D”
Exhibit “E”
Exhibit “F”

TABLE OF EXHIBITS

Legal Description of The Property
Master Plan

PTOS Plan

Technical Guidelines

Design Guidelines

County Vested Laws

[signatures on following pages]
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COUNTY

Weber COUNTY

, Commission Chair

ATTEST

, County Clerk/Auditor

Office of the County Attorney
Approved as to form and legality
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MASTER DEVELOPER

Bridges Holding Company, LLC
A Utah limited liability company

, Manager

MASTER DEVELOPER ACKNOWLEDGMENT

STATE OF UTAH )
:Ss
COUNTY OF SALTLAKE )

On the day of , 2024, personally appeared before me

duly sworn, did say that he is the Manager of Bridges Holding Company, LLC, a Utah

limited liability company and that the foregoing instrument was duly authorized by the company at a lawful
meeting held by authority of its operating agreement and signed in behalf of said company.

NOTARY PUBLIC
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EXHIBIT A
LEGAL DESCRIPTION OF PROPERTY

A PART OF THE SOUTHWEST QUARTER OF SECTION 15 AND THE SOUTH HALF OF
SECTION 16, AND THE NORTHWEST QUARTER OF SECTION 22 AND THE NORTHEAST
QUARTER OF SECTION 21, TOWNSHIP 7 NORTH, RANGE 1 EAST, OF THE SALT LAKE BASE
AND MERIDIAN.

BEGINNING AT THE SOUTHEAST CORNER OF SAID SECTION 16; RUNNING THENCE
ALONG THE EAST SECTION LINE OF SAID SOUTH HALF OF SECTION 16 NORTH 00°20°34”
EAST 1321.19 FEET; THENCE NORTH 89°19°26” WEST 1316.32 FEET; THENCE SOUTH
00°21°49” WEST 1324.09 FEET TO THE SOUTH SECTION LINE OF SAID SOUTH HALF OF
SECTION 16; THENCE ALONG SAID SOUTH SECTION LINE NORTH 89°27°01” WEST 1974.97
FEET; THENCE NORTH 00°23°38” EAST 2655.19 FEET; THENCE SOUTH 89°28°10” EAST
3287.33 FEET; THENCE SOUTH 88°40°09” EAST 1486.52 FEET; THENCE SOUTH 00°20°39”
WEST 2642.21 FEET TO THE SOUTH SECTION LINE OF SAID SOUTHWEST QUARTER OR
SECTION 15; THENCE ALONG SAID SOUTH SECTION LINE SOUTH 89°12°43” EAST 289.74
FEET TO THE NORTH RIGHT-OF-WAY LINE OF FAIRWAYS DRIVE; THENCE ALONG SAID
NORTH RIGHT-OF-WAY LINE THE FOLLOWING FIVE (5) COURSES: (1) ALONG THE ARC OF
A 390.76 FOOT RADIUS CURVE TO THE LEFT A DISTANCE OF 208.08 FEET WITH AN
INTERNAL ANGLE OF 30°30°39” AND A CHORD BEARING SOUTH 76°25°38” WEST 205.63
FEET; (2) SOUTH 61°09°26” WEST 542.93 FEET; (3) ALONG THE ARC OF A 560.00 FOOT
RADIUS CURVE TO THE RIGHT 302.33 FEET WITH AN INTERNAL ANGLE OF 30°55’57” AND
A CHORD BEARING SOUTH 76°37°25” WEST 298.67 FEET; (4) NORTH 87°54°37” WEST 408.86
FEET; (5) ALONG THE ARC OF A 780.00 FOOT RADIUS CURVE TO THE LEFT 418.64 FEET
WITH AN INTERNAL ANGLE OF 30°45°06” AND A CHORD BEARING SOUTH 76°42°50” WEST
413.63 FEET TO THE WEST SECTION LINE OF SAID NORTHWEST QUARTER OF SECTION 22;
THENCE ALONG SAID WEST SECTION LINE NORTH 00°20°47” EAST 168.48 FEET; THENCE
NORTH 89°32°10” WEST 66.09 FEET; THENCE NORTH 61°48°17” WEST 323.90 FEET; THENCE
NORTH 23°10°15” WEST 180.39 FEET TO SAID SOUTH SECTION LINE OF THE SOUTH HALF
OF SECTION 16; THENCE ALONG SAID SOUTH SECTION LINE SOUTH 89°27°01” EAST 424.94
FEET TO THE POINT OF BEGINNING. CONTAINING 11,548,574 SQUARE FEET OR 265.119
ACRES. ADD 40 ACRES

LESS THAN EXCEPTING THE FOLLOWING:

FUTURE LOT 43 BOUNDARY DESCRIPTION
A PART OF THE SOUTHWEST QUARTER OF SECTION 15, TOWNSHIP 7 NORTH, RANGE 1
EAST, OF THE SALT LAKE BASE AND MERIDIAN. BEGINNING AT A POINT BEING
LOCATED SOUTH 00°18'51" WEST 1047.59 FEET ALONG THE WEST LINE OF SAID
SOUTHWEST QUARTER AND NORTH 90°00'00" EAST 195.99 FEET FROM THE WEST
QUARTER CORNER OF SAID SECTION 15; RUNNING THENCE SOUTH 43°14'46" EAST 85.00
FEET; THENCE SOUTH 46°45'14" WEST 120.00 FEET; THENCE NORTH 43°14'46" WEST 85.00
FEET; THENCE NORTH 46°45'14" EAST 120.00 FEET. CONTAINING 10200 SQUARE FEET.

FUTURE LOT 44 BOUNDARY DESCRIPTION
A PART OF THE SOUTHWEST QUARTER OF SECTION 15, TOWNSHIP 7 NORTH, RANGE 1
EAST, OF THE SALT LAKE BASE AND MERIDIAN. BEGINNING AT A POINT BEING
LOCATED SOUTH 00°18'51" WEST 1189.86 FEET ALONG THE WEST LINE OF SAID
SOUTHWEST QUARTER AND NORTH 90°00'00" EAST 97.20 FEET FROM THE WEST QUARTER
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CORNER OF SAID SECTION 15; RUNNING THENCE SOUTH 43°14'46" EAST 71.11 FEET;
THENCE ALONG THE ARC OF A 425.00 FOOT RADIUS CURVE TO THE RIGHT 1.39 FEET,
HAVING A CENTRAL ANGLE OF 00°11'15", CHORD BEARS 43°09'08" EAST 1.39 FEET;
THENCE SOUTH 46°45'14" WEST 120.00 FEET; THENCE NORTH 43°14'46" WEST 72.50 FEET;
THENCE NORTH 46°45'14" EAST 120.00 FEET TO THE POINT OF BEGINNING. CONTAINING
8700 SQUARE FEET.

FUTURE LOT 51 BOUNDARY DESCRIPTION
A PART OF THE SOUTHWEST QUARTER OF SECTION 15, TOWNSHIP 7 NORTH, RANGE 1
EAST, OF THE SALT LAKE BASE AND MERIDIAN. BEGINNING AT A POINT BEING
LOCATED SOUTH 00°18'51" WEST 1711.95 FEET ALONG THE WEST LINE OF SAID
SOUTHWEST QUARTER AND NORTH 90°00'00" EAST 983.02 FEET FROM THE WEST
QUARTER CORNER OF SAID SECTION 15; RUNNING THENCE SOUTH 16°45'43" EAST 112.75
FEET; THENCE SOUTH 73°14'17" WEST 70.00 FEET; THENCE NORTH 16°45'43" WEST 120.00
FEET; THENCE NORTH 73°14'17" EAST 18.51 FEET; THENCE ALONG THE ARC OF A 175.00
FOOT RADIUS CURVE TO THE LEFT, HAVING A CENTRAL ANGLE OF 17°06'39", CHORD
BEARS NORTH 64°40'57" EAST 52.07 FEET TO THE POINT OF BEGINNING. CONTAINING 8532
SQUARE FEET.

FUTURE LOT 52 BOUNDARY DESCRIPTION
A PART OF THE SOUTHWEST QUARTER OF SECTION 15, TOWNSHIP 7 NORTH, RANGE 1
EAST, OF THE SALT LAKE BASE AND MERIDIAN. BEGINNING AT A POINT BEING
LOCATED SOUTH 00°18'51" WEST 1711.95 FEET ALONG THE WEST LINE OF SAID
SOUTHWEST QUARTER AND NORTH 90°00'00" EAST 983.02 FEET FROM THE WEST
QUARTER CORNER OF SAID SECTION 15; RUNNING THENCE ALONG THE ARC OF A 175.00
FOOT RADIUS CURVE TO THE LEFT 60.27 FEET, HAVING A CENTRAL ANGLE OF 19°44'02",
CHORD BEARS NORTH 46°15'36" EAST 59.98 FEET; THENCE SOUTH 53°36'25" EAST 27.60
FEET; THENCE SOUTH 16°45'43" EAST 97.87 FEET; THENCE SOUTH 73°14'17" WEST 70.00
FEET; THENCE NORTH 16°45'43" WEST 127.75 FEET TO THE POINT OF BEGINNING.
CONTAINING 8783 SQUARE FEET.

FUTURE LOT 53 BOUNDARY DESCRIPTION
A PART OF THE SOUTHWEST QUARTER OF SECTION 15, TOWNSHIP 7 NORTH, RANGE 1
EAST, OF THE SALT LAKE BASE AND MERIDIAN. BEGINNING AT A POINT BEING
LOCATED SOUTH 00°18'51" WEST 1622.16 FEET ALONG THE WEST LINE OF SAID
SOUTHWEST QUARTER AND NORTH 90°00'00" EAST 1050.96 FEET FROM THE WEST
QUARTER CORNER OF SAID SECTION 15; RUNNING THENCE SOUTH 71°3020" EAST 59.50
FEET; THENCE SOUTH 16°45'43" EAST 94.64 FEET; THENCE SOUTH 73°14'17" WEST 70.00
FEET; THENCE NORTH 16°45'43" WEST 117.87 FEET; THENCE NORTH 53°36'25" WEST 27.60
FEET; THENCE ALONG THE ARC OF A 175.00 FOOT RADIUS CURVE TO THE LEFT 54.67
FEET, HAVING A CENTRAL ANGLE OF 17°53'35", CHORD BEARS NORTH 27°26'38" EAST
54.45 FEET TO THE POINT OF BEGINNING. CONTAINING 10305 SQUARE FEET.

FUTURE LOT 54 BOUNDARY DESCRIPTION
A PART OF THE SOUTHWEST QUARTER OF SECTION 15, TOWNSHIP 7 NORTH, RANGE 1
EAST, OF THE SALT LAKE BASE AND MERIDIAN. BEGINNING AT A POINT BEING
LOCATED SOUTH 00°18'51" WEST 1622.16 FEET ALONG THE WEST LINE OF SAID
SOUTHWEST QUARTER AND NORTH 90°00'00" EAST 1050.96 FEET FROM THE WEST
QUARTER CORNER OF SAID SECTION 15; RUNNING THENCE ALONG THE ARC OF A 175.00
FOOT RADIUS CURVE TO THE LEFT 48.24 FEET, HAVING A CENTRAL ANGLE OF 15°47'41",
CHORD BEARS NORTH 10°35'50" EAST 48.09 FEET; THENCE SOUTH 87°18'01" EAST 102.33
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FEET; THENCE SOUTH 16°45'43" EAST 137.60 FEET; THENCE SOUTH 73°14'17" WEST 70.00
FEET; THENCE NORTH 16°45'43" WEST 124.64 FEET; THENCE NORTH 71°3020" WEST 59.50
FEET TO THE POINT OF BEGINNING. CONTAINING 12758 SQUARE FEET.

FUTURE LOT 65 BOUNDARY DESCRIPTION
A PART OF THE SOUTHWEST QUARTER OF SECTION 15, TOWNSHIP 7 NORTH, RANGE 1
EAST, OF THE SALT LAKE BASE AND MERIDIAN. BEGINNING AT A POINT BEING
LOCATED SOUTH 00°18'51" WEST 880.09 FEET ALONG THE WEST LINE OF SAID
SOUTHWEST QUARTER AND NORTH 90°00'00" EAST 849.53 FEET FROM THE WEST
QUARTER CORNER OF SAID SECTION 15; RUNNING THENCE SOUTH 44°04'36" EAST 35.94
FEET; THENCE ALONG THE ARC OF A 425.00 FOOT RADIUS CURVE TO THE RIGHT 68.37
FEET, HAVING A CENTRAL ANGLE OF 09°13'01", CHORD BEARS SOUTH 39°28'05" EAST
68.29 FEET; THENCE SOUTH 55°08'26" WEST 209.21 FEET; THENCE NORTH 41°56'03" WEST
70.55 FEET; THENCE NORTH 45°5524" EAST 209.36 FEET TO THE POINT OF BEGINNING.
CONTAINING 18372 SQUARE FEET.

FUTURE LOT 73 BOUNDARY DESCRIPTION
A PART OF THE SOUTHWEST QUARTER OF SECTION 15, TOWNSHIP 7 NORTH, RANGE 1
EAST, OF THE SALT LAKE BASE AND MERIDIAN. BEGINNING AT A POINT BEING
LOCATED SOUTH 00°18'51" WEST 663.38 FEET ALONG THE WEST LINE OF SAID
SOUTHWEST QUARTER AND NORTH 90°00'00" EAST 638.51 FEET FROM THE WEST
QUARTER CORNER OF SAID SECTION 15; RUNNING THENCE SOUTH 444°04'36" EAST 90.00
FEET; THENCE SOUTH 45°5524" WEST 170.00 FEET; THENCE NORTH 44°04'36" WEST 90.00
FEET; THENCE NORTH 45°5524" EAST 170.00 FEET TO THE POINT OF BEGINNING.
CONTAINING 15300 SQUARE FEET.

FUTURE LOT 74 BOUNDARY DESCRIPTION
A PART OF THE SOUTHWEST QUARTER OF SECTION 15, TOWNSHIP 7 NORTH, RANGE 1
EAST, OF THE SALT LAKE BASE AND MERIDIAN. BEGINNING AT A POINT BEING
LOCATED SOUTH 00°18'51" WEST 663.38 FEET ALONG THE WEST LINE OF SAID
SOUTHWEST QUARTER AND NORTH 90°00'00" EAST 638.51 FEET FROM THE WEST
QUARTER CORNER OF SAID SECTION 15; RUNNING THENCE SOUTH 45°5524" WEST 170.00
FEET; THENCE NORTH 44°04'36" WEST 98.36 FEET; THENCE NORTH 48°59'49" EAST 171.29
FEET; THENCE ALONG THE ARC OF A 725.00 FOOT RADIUS CURVE TO THE LEFT 38.89
FEET, HAVING A CENTRAL ANGLE OF 03°04'25", CHORD BEARS SOUTH 42°3223" EAST
38.89 FEET; THENCE SOUTH 44°04'36" EAST 50.30 FEET TO THE POINT OF BEGINNING.
CONTAINING 15959 SQUARE FEET.

FUTURE LOT 75 BOUNDARY DESCRIPTION
A PART OF THE SOUTHWEST QUARTER OF SECTION 15, TOWNSHIP 7 NORTH, RANGE 1
EAST, OF THE SALT LAKE BASE AND MERIDIAN. BEGINNING AT A POINT BEING
LOCATED SOUTH 00°18'51" WEST 520.54 FEET ALONG THE WEST LINE OF SAID
SOUTHWEST QUARTER AND NORTH 90°00'00" EAST 517.35 FEET FROM THE WEST
QUARTER CORNER OF SAID SECTION 15; RUNNING THENCE ALONG THE ARC OF A 725.00
FOOT RADIUS CURVE TO THE LEFT 97.97 FEET, HAVING A CENTRAL ANGLE OF 07°44'34",
CHORD BEAST SOUTH 37°07'54" EAST 97.90 FEET; THENCE SOUTH 48°59'49" WEST 171.29
FEET; THENCE NORTH 44°04'36" WEST 71.67 FEET; THENCE NORTH 28°50'18" WEST 50.51
FEET; THENCE NORTH 56°44'23" EAST 172.67 FEET TO THE POINT OF BEGINNING.
CONTAINING 19158 SQUARE FEET.

FUTURE LOT 76 BOUNDARY DESCRIPTION
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A PART OF THE SOUTHWEST QUARTER OF SECTION 15, TOWNSHIP 7 NORTH, RANGE 1
EAST, OF THE SALT LAKE BASE AND MERIDIAN. BEGINNING AT A POINT BEING
LOCATED SOUTH 00°18'51" WEST 520.54 FEET ALONG THE WEST LINE OF SAID
SOUTHWEST QUARTER AND NORTH 90°00'00" EAST 517.35 FEET FROM THE WEST
QUARTER CORNER OF SAID SECTION 15; RUNNING THENCE SOUTH 56°44'23" WEST 172.67
FEET; THENCE NORTH 28°50'18" WEST 112.10 FEET; THENCE NORTH 61°09'42" EAST 170.00
FEET; THENCE SOUTH 28°50'18" EAST 42.89 FEET; THENCE ALONG THE ARC OF A 725.00
FOOT RADIUS CURVE TO THE LEFT 55.96 FEET, HAVING A CENTRAL ANGLE OF 04°25'19",
CHORD BEARS SOUTH 31°02'57" EAST 55.94 FEET TO THE POINT OF BEGINNING.
CONTAINING 17980 SQUARE FEET.

FUTURE LOT 80 BOUNDARY DESCRIPTION
A PART OF THE SOUTHWEST QUARTER OF SECTION 15, TOWNSHIP 7 NORTH, RANGE 1
EAST, OF THE SALT LAKE BASE AND MERIDIAN. BEGINNING AT A POINT BEING
LOCATED SOUTH 00°18'51" WEST 80.10 FEET ALONG THE WEST LINE OF SAID SOUTHWEST
QUARTER AND NORTH 90°00'00" EAST 445.60 FEET FROM THE WEST QUARTER CORNER OF
SAID SECTION 15; RUNNING THENCE SOUTH 42°34'42" EAST 231.96 FEET; THENCE SOUTH
63°24'30" WEST 154.80 FEET; THENCE NORTH 28°50'18" WEST 84.22 FEET; THENCE ALONG
THE ARC OF A 25.00 FOOT RADIUS CURVE TO THE RIGHT 26.67 FEET, HAVING A CENTRAL
ANGLE OF 61°08'03", CHORD BEAST NORTH 01°43'44" EAST 25.43 FEET; THENCE ALONG
THE ARC OF A 47.50 FOOT RADIUS CURVE TO THE LEFT 71.74 FEET, HAVING A CENTRAL
ANGLE OF 86°31'46", CHORD BEARS NORTH 10°58'07" WEST 65.11 FEET; THENCE NORTH
35°46'00" EAST 78.54 FEET TO THE POINT OF BEGINNING. CONTAINING 22015 SQUARE
FEET.

FUTURE LOT 81 BOUNDARY DESCRIPTION
A PART OF THE SOUTHWEST QUARTER OF SECTION 15, TOWNSHIP 7 NORTH, RANGE 1
EAST, OF THE SALT LAKE BASE AND MERIDIAN. BEGINNING AT A POINT BEING
LOCATED SOUTH 00°18'51" WEST 252.97 FEET ALONG THE WEST LINE OF SAID
SOUTHWEST QUARTER AND NORTH 90°00'00" EAST 605.39 FEET FROM THE WEST
QUARTER CORNER OF SAID SECTION 15; RUNNING THENCE SOUTH 42°34'42" EAST 100.54
FEET; THENCE SOUTH 61°09'42" WEST 183.50 FEET; THENCE NORTH 28°50'18" WEST 103.92
FEET; THENCE NORTH 63°24'30" EAST 159.75 FEET TO THE POINT OF BEGINNING.
CONTAINING 17255 SQUARE FEET.

FUTURE LOT 83 BOUNDARY DESCRIPTION
A PART OF THE SOUTHWEST QUARTER OF SECTION 15, TOWNSHIP 7 NORTH, RANGE 1
EAST, OF THE SALT LAKE BASE AND MERIDIAN. BEGINNING AT A POINT BEING
LOCATED SOUTH 00°18'51" WEST 463.88 FEET ALONG THE WEST LINE OF SAID
SOUTHWEST QUARTER AND NORTH 90°00'00" EAST 800.33 FEET FROM THE WEST
QUARTER CORNER OF SAID SECTION 15; RUNNING THENCE SOUTH 45°55'24" WEST 205.82
FEET; THENCE NORTH 44°04'36" WEST 20.30 FEET; THENCE ALONG THE ARC OF A 675.00
FOOT RADIUS CURVE TO THE RIGHT 106.32 FEET, HAVING A CENTRAL ANGLE OF
09°01'30", CHORD BEARS NORTH 39°33'50" WEST 106.21 FEET; THENCE NORTH 54°56'55"
EAST 202.44 FEET; THENCE SOUTH 42°34'42" EAST 94.47 FEET TO THE POINT OF
BEGINNING. CONTAINING 22698 SQUARE FEET.

FUTURE LOT 83 BOUNDARY DESCRIPTION
A PART OF THE SOUTHWEST QUARTER OF SECTION 15, TOWNSHIP 7 NORTH, RANGE 1
EAST, OF THE SALT LAKE BASE AND MERIDIAN. BEGINNING AT A POINT BEING
LOCATED SOUTH 00°18'51" WEST 463.88 FEET ALONG THE WEST LINE OF SAID
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SOUTHWEST QUARTER AND NORTH 90°00'00" EAST 800.33 FEET FROM THE WEST
QUARTER CORNER OF SAID SECTION 15; RUNNING THENCE SOUTH 42°34'42" EAST 112.38
FEET; THENCE SOUTH 45°5524" WEST 202.88 FEET; THENCE NORTH 44°04'36" WEST 112.35
FEET; THENCE NORTH 45°55'24" EAST 205.82 FEET TO THE POINT OF BEGINNING.
CONTAINING 22958 SQUARE FEET.

LESS THAN EXCEPTING THE FOLLOWING:

THE REUSE POND
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EXHIBIT B

MASTER PLAN
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EXHIBIT C

PTOS PLAN
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EXHIBIT D

DESIGN GUIDELINES
Intended Land Uses and Site Development Standards

Residential Estates Zone 20 (RE-20)

Permitted Uses
o Single family dwelling
. %ccessory building incidental\ to the use of a main building
e Accessory dwelling unit
e Home occupations
e House pets
e Parking lot accessory to use permitted in this zone
. ‘Public/private building; public/private park, recreation grounds, clubhouse, pool and
associated buildings
e Temporary building or use incidental to construction work

. ‘Public/private utility substation
e Water storage reservoir\
e Short term rentals

Site Development Standards
e Minimum lot area
0 Cabins 2,000 square feet
0 Homes and buildings 4,000 square feet

e Minimum lot width]
0 Cabins 40 feet
0 Homes and buildings 55 feet, 25 feet in cul-de-sacs

e Minimum yard setbacks

0 Cabins
= Front O feet
= Side O feet

= Side; facing street on corner lot 0 feet
= RearOfeet
O Homes and buildings‘
=  Front 15 feet
= Side 7.5 feet
= Side; facing street on corner lot 7.5 feet
= Rear 20 feet
= Accessory building 5 feet

e Building height

Commented [E21]: Staff suggest this change to “accessory
building or use incidental”

Commented [E22]: The term “private building” is nebulous.
Perhaps limit it to “private building for use of HOA or similar?”

Also, if allowing private rec grounds consider limiting it to non-
profit ownership, operation, and uses so it cannot later turn into a
commercial amusement business.

Commented [E23]: These are listed as conditional uses in
county code. The CUP process is how we get the utility to address
the aesthetics of the utility’s site. Making this a permitted use would
not allow for that consideration. Staff suggests either keeping these a
conditional use or inserting design and/or screening standards here.

Commented [E24]: Not a use listed in the RE-20 zone.
Applicant has requested it be listed here for applicability to the
project. This would be keeping with the terms of the PRUD
approved in 2016. Perhaps limit it to only the original 364 units?

Commented [E25]: Minimum lot area being reduced from
typical RE-20 standards due to amount of dedicated open space
being provided.

Commented [E26]: Minimum width reduced from typical RE-
20 standards due to amount of dedicated open space being provided.

Commented [E27]: It is generally intended that each cabin will
be its own lot surrounded by mutual common area.

|

Commented [E28]: If allowing the below minimum setback,
staff suggests that all front-facing garage doors be required to be
setback a minimum of 20 feet so the driveway fits a standard sized
truck.
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0 35 feet maximum for all structures both main and accessory

O Heightis determined as the vertical distance between the highest point of the
building or structure and the average elevation of the land at the exterior
footprint of the building or structure using the finished grade

Other
e Short term rentals
o ﬁhe parking requirement for the cabins is two parking stalls

( Commented [E29]:

This is sufficient if the cabin will be limited to single-family
dwelling uses and not STRs. Proposed cabins are 1,000 square feet
and 2 bedrooms.

If a cabin is allowed to be used as an STR, staff suggests limiting it
to no more than two “sleeping rooms” (including common rooms
that will provide sleeping accommodations) each. Otherwise, staff

suggests staying with parking regs in current STR code.
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EXHIBIT E

TECHNICAL GUIDELINES
Subdivision Standards

Permitted Subdivision Standards

e Street and trail profiles as shown in Exhibit E
° ’W|th a dedicated emergency fire access Commented [E30]: I suggest limiting the use of this to only
. . apply after the rest of the development is provided a secondary

0 Max road length of cul-de-sac up to 2,000 feet without a mid block walkway T s (s s Fe Gl o n OIS 1158

g

0 Can support up to 35 dwelling units
Snowflake connection
O Road will be completed when the next 25 lots are platted and will match the
existing 24 foot road design
Pathways
0 10 foot wide asphalt with no concrete ribbon curb
O Four foot wide soft trails
Hillside development
0 Any lot with an average grade greater than 25 percent will have a building area
and NOT be considered a restricted lot
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EXHIBIT F

COUNTY VESTED LAWS
(Attached)
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Staff Report Exhibit B:
Application
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THE BRIDGES AT WOLF CREEK

MASTER DEVELOPMENT AGREEMENT (MDA)
EXHIBIT B

MASTER DEVELOPMENT AGREEMENT (MDA)

THE BRIDGES
WOLF CREEK RESORT

I
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L
m
L
LOCATION MAP PREPARED FOR: CONSULTANTS: SHEET INDEX: =
- ;x 5 5 L6 L e S LEWIS HOMES, INC __ L ANDSCAPE ARCHITECT: C1.1 COVER SHEET
R TN ) g JOHN LEWIS o '
PR BRI - T PROJECT AREA 5577 EAST ELKHORN DRIVE LANGVARDT DESIGN GROUP P1.0  CURRENT ZONING PLAN
o el 5 j | DEN. UTAH 84310 336 WEST BROADWAY, SUITE 110
R VA e o ' LA 801.430 1507 SALT LAKE CITY, UTAH 84101 P1.1 PROPOSED ZONING PLAN
J?‘r'__.-::l‘:“"ﬂl“.t AL ,-:"‘ F _ ; K : 430.15 801.583.1295 P1.2 OVERALL SITE PLAN
“LEERTY, F i | ?31;4 | P1.3 CURRENTLY PLATTED LOTS
o S s i S Fa - P1.4 CABINS SITE PLAN
T e J 1 P WOLF CREEK PROJECT MANAGEMENT:
i B . - "RESORT OJEC © P1.5 OVERALL SLOPE ANALYSIS
(e 5 AR : | THE HOUSEHOLDER GROUP P16
X - . CABINS SLOPE ANALYSIS
ERIC HOUSEHOLDER P1.7 OVERALL AERIAL PLAN
2850 NORTH NORDIC VALLEY DRIVE '
EDEN, UTAH 84310 P1.8 CABINS AERIAL PLAN
801.389.0040 P1.9 OVERALL PHASING PLAN

P1.10 OPEN SPACE PLAN
P1.11 DETAIL SITE PLAN
P1.12 DETAIL SITE PLAN

P1.13 DETAIL SITE PLAN DATE: OCTOBER 2024

P1.14 DETAIL SITE PLAN PROJECT: 000.0000.37
DRAWN BY: TK

L1.1 ENTRY LANDSCAPE PLAN REVIEW BY: TK

L1.2 CABINS LANDSCAPE PLAN VERSION:

L1.3 SITE ELEMENTS REVISIONS:

A1.1 HOMESTEAD CLUB DETAIL

A1.2 GROVE CABIN DETAIL

SHEET TITLE:

S1.1 ROAD / TRAIL PROFILES COVER
S1.2 ROAD CONNECTION PLAN PAGE

''''''
11111

SHEET NUMBER:

C1.1
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Eric Householder
EXHIBIT B
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