HEBER CITY CORPORATION
75 North Main Street
Heber City, UT 84032
Planning Commission Meeting “Amended

July 14, 2026
6:00 p.m. — Regular Meeting
-Time and Order of Items are approximate and may be changed as Time Permits-

Public notice is hereby given that the monthly meeting of the Heber City Planning Commission will be
in the Heber City Office Building, 75 North Main, South door, in the Council Chambers upstairs.

1. Regqular Meeting:

|.  Call to Order

Il.  Roll Call

lll.  Pledge of Allegiance: By Invitation
IV. Prayer/Thought by Invitation ()

V. Recuse for Conflict of Interest

2. Consent Agenda:

l. 06.09.2026 Planning Commission Minutes for Approval

3. Action ltems:

[I.  Public Hearing: Development Agreement for State Automotive 425 West 100 South
(Planner Jacob Roberts)

[1l. Consideration for a Subdivision Preliminary approval for Jordanelle Ridge Village 2 Phase
3 (Planner Aubrey Larsen)

V. Consideration for a Subdivision Preliminary approval for Jordanelle Ridge Village 2 Pod 21
C (Planner Aubrey Larsen)

4. Work Meeting:

l. Telecommunication Code Update and Report on Atlas Cell Tower Site (Development
Community Director Tony Kohler)

5. Administrative Iltems:

l.  City Council Communication ltem

6. Adjournment:
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Ordinance 2006-05 allows Commission Members to participate in meetings via telecommunications media.

In accordance with the Americans with Disabilities Act, those needing special accommodations during this meeting or who
are non-English speaking should contact Meshelle Kijanen at the Heber City Offices at 435.657.7898 at least eight hours
prior to the meeting.

Posted on 07.09.2026, in the Heber City Municipal Building located at 75 North Main, the Heber City Website at
www.heberut.gov, and on the Utah Public Notice Website at http://pmn.utah.gov.
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HEBER CITY CORPORATION
75 North Main Street
Heber City, UT 84032

Heber City Council Meeting

June 9, 2026

DRAFT Minutes

6:00 p.m. — Regular Meeting

1. Reqular Meeting:

. Call to Order

Vice Chair Broughton called the Planning Commission Meeting to order at 6:00 p.m.

and welcomed everyone present.
Il.  Roll Call

Planning Commission Present:

Planning Commission Absent:

Staff Present:

Staff Participating Remotely:
Also Present:

Also Attending Remotely:
lll. Pledge of Allegiance:

Vice-Chair Tori Broughton
Commissioner Dave Richards
Commissioner Darek Slagowski
Commissioner Robert Wilson
Commissioner Greg Royall
Commissioner Robert Mckinley
Commissioner Kristina Goodnough

Chairman Phil Jordan
Commissioner Josh Knight

Planner Jacob Roberts
Planning Office Admin Meshelle Kijanen
City Engineer Ross Hansen

N/A
Cal Johnson

N/A

By Invitation

Commissioner Wilson led the recitation of the Pledge of Allegiance.

IV. Prayer/Thought by Invitation ()

Commissioner Richards gave a prayer
V. Recuse for Conflict of Interest N/A

2. Consent Agenda:
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. 05.12.2026 & 05.26.2026 Planning Commission Minutes for Approval

Motion: Commissioner McKinley moved to approve 05.12.2026 & 05.26.2026 Planning
Commission Minutes for Approval. Commissioner Royall made the second.

Discussion: N/A

Voting Yes: Planning Commission Richards, Commissioner Slagowski, Commissioner
Wilson, Commissioner Royall, Commissioner McKinley, Vice Chair Broughton,
Commissioner Goodnough. Voting No: None. The Motion Passed 7-0.

3. Action ltems:

. Consider Preliminary Subdivision Approval for Springs at Coyote Ridge Phase
5 (Planner Jamie Baron)

City Planner Jacob Roberts stated he was presenting on behalf of Planning Manager
Jamie Baron and would read through the Staff Report as it was fairly simple. Please
refer to the 06.06.2026 Staff Report, PowerPoint and Video for additional information
through this link: https://hebercityut.portal.civicclerk.com/event/449/overview

Mr. Roberts began, Drive Development is seeking a preliminary plat approval for the Springs at
Coyote Ridge phase five, containing 12 town homes and two commercial lots.

Policy questions are as follows:

Does the application comply with the Development Agreement and does the application comply
with the Development Code?

Staff's recommendation to the Planning Commission for this preliminary plat is an approval with the
findings and conditions outlined in the conclusion of this report.

Background: Springs at Coyote Ridge was annexed into the city with the VXC annexation in 2019,
which included Ivory Homes Coyote Ridge, Thrive Springs at Coyote Ridge, the Keele property and
Morelco property. Earlier this year, the city approved the phase five Development Agreement to
allow the development of the Morelco property which is right here (shown on map, see video),
which is Coyote Canyon Parkway. This project is a little south of there.

Process: Section 18.117.016 identifies the Planning Commission's land use authority for the
preliminary Development Agreement. The application is consistent with the Development
Agreement which has been attached and was adopted by the City Council.

Mr Roberts continued, this paragraph is really the crux that | believe is most important. It is
regarding the phase four amendment and public right-of-way. A portion of this project is currently
within phase four and has a dedicated right-of-way for a future road. The road will be constructed
with phase five. However, the location of the right-of-way will be changed. The state code requires a
Public Hearing at the City Council to remove the current right-of-way easement and this Public
Hearing is currently being scheduled. This will allow the new right-of-way to be plotted with the final
plat of phase five.

Conclusion: Thrive Development is seeking preliminary plat approval for the Springs at Coyote Ridge
phase five containing 12 town homes and two commercial lots.

Staff is recommending the Planning Commission approve the preliminary plat with the following
findings and conditions.

Findings: The application complies with the Development Agreement and the application complies
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with the Development Code.

Conditions: Coyote Ridge phase four amended plat shall be completed prior to the final plat
recording. All conditions of the city engineer shall be met. All conditions of the fire district shall be
met, and all other code requirements shall be met.

Vice Chair Broughton asked the applicant's representative, Mr. Cal Johnson, if he had anything to
add. Mr. Johnson stated if the Commissioners had questions regarding the right-of-way paragraph
in the Staff Report specifically he would like to address those questions and also that he could
answer any other questions regarding the project. The Commissioners and Mr. Johnson discussed
the background and the right-of-way previously mentioned while looking at the map of the

project.

Commissioner Richards summarized, the applicant would be taking two lots from phase four into
phase five and moving the road right-of-way from phase four to the west and would then would
be in phase five. Mr. Richards then asked what would happen to the original property that was part
of the original right-of-way in phase four? Mr. Johnson answered that town homes would take the
place of where the right of way would have been.

Commissioner Slagowski asked where the access would be for the town homes. Mr. Johnson
responded that the town homes would be front loaded onto Gilbert Peak, which was one of the
items discussed with the Development Agreement.

Commissioner Richards asked the City Engineer, Ross Hansen, about the engineering conditions.
Mr. Hansen responded that a full review of the subdivision had been completed, and the applicant
had a full list of the conditions that they need to complete, but the most important condition was
that the phase 4 amended plat needed to be recorded contemporaneous with this plat. It was
important that the recording of these two plats stay in that order, or the applicant would have a
problem with the right-of-way.

Commissioner Richards asked about the drainage process. Mr. Hansen commented that the
applicant's intention is that once they submit a site plan application on the commercial lot, then
they will take it underground. Vice Chair Broughton asked Mr. Hansen if he had any other
concerns. Mr. Hansen stated, his biggest concern was that we make sure that the discussed
condition is stated in an approval because that will be a huge problem if this condition is not met.
Vice Chair Broughton asked how the condition Mr. Hansen mentioned was tracked and how the
follow-through would work. Mr. Hansen responded, the plats will not get the signatures to be able
to be recorded without these steps being implemented correctly.

Commissioner McKinley asked what would be on the backside of the town homes. Mr. Johnson
stated it would be a shared green space. The town homes will also have their own semi-private
backyard.

Vice Chair Broughton asked about the trails for the development and Mr. Johnson stated they
would be connecting trail systems through the development.

Motion: Planning Commission Richards moved to approve the Preliminary Subdivision Approval for
Springs at Coyote Ridge Phase 5 with the three findings and the four conditions as presented in the

Staff Report. Commissioner Slagowski made the second.

Discussion: N/A
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Voting Yes: Vice Chair Broughton, Planning Commission Richards, Commissioner Slagowski,
Commissioner Wilson, Commissioner Royall, Commissioner McKinley and Commissioner
Goodnough. Voting No: None. The Motion Passed 7-0.

4. Work Meeting: N/A

5. Administrative Items:

I.  City Council Communication Item

The Communication Item for the City Council Meeting was not discussed as the Staff
that was present had not attended the City Coucil meeting.

6. Adjournment:

Motion: Commissioner McKinley moved to Adjournment:. Commissioner Royall made
the second.

Discussion: N/A
Voting Yes: Planning Commissioner Richards, Commissioner Slagowski,

Commissioner Wilson, Commissioner Royall, Commissioner McKinley, Commissioner
Goodnough. and Vice Chair Broughton Voting No: None. The Motion Passed 7-0.

Meshelle Kijanen, Administrative Assistant
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M%m
Planning Commission Staff Report HEBER
ITY

MEETING DATE: 7/14/2026
SUBJECT: “Public-H
RESPONSIBLE: Denna Woodbury
DEPARTMENT: Planning

STRATEGIC RELEVANCE:

SUMMARY

The applicant would like to amend the existing Master Development Agreements for the Finch Creek
development. This request is to facilitate a realignment of University Avenue and NVOZ provisions
due to topography impacts on the project design

RECOMMENDATION

Staff recommends that a public hearing be held and that the Planning Commission
provides favorable recommendation to the City Council.

BACKGROUND

The applicant would like to amend the existing Master Development Agreements for the Finch Creek
development. This request is to facilitate a realignment of University Avenue and NVOZ provisions
due to topography impacts on the project design. The amendment document is in addition to the
original MDA, not a replacement agreement.

The original MDA was entered into on December 5, 2022, as a mixed-use project that had a
commercial strip center and townhomes. The amendment proposes to be a residential development
with townhomes and mansion homes. The project is proposing 127 units on 13.88 acres. The
amendment requests do not affect the previously approved ERUs or affordable housing
requirements.

DISCUSSION

The proposed project moves University Avenue to the north where it connects to Highway 40. This
change allows for the streets to have a gentler slope throughout the project, connecting to the

@ 75 N Main @ Phone: 435-654-0787 Heberut.gov
Heber City, UT 84032 Fax: 435-657-2543
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development to the east.The project consists of residential units of townhomes and mansion homes..

The proposed realignment affects provisions to the NVOZ requirements. The NVOZ presents
challenges with hillside development. The NVOZ creates short streets and blocks, which increases
connectivity and walkability. NVOZ also encourages pushing building toward the streets. However,
hillside topography can make it more difficult to meet the building standards without carving up
thehillside to provide the grades needed to meet street and building standards. The applicant's
amendment requests are intended to comply with the intent of the NVOZ standards while trying to
minimize hillside disturbance and meet the City's street grade requirements.

The changes requested from NVOZ relate to the Streets (4.0) and Buildings (3.0) sections of the
code.

4.0 Streets

The project cannot meet the Street Connectivity Requirements, specifically the maximum block
length of 500 feet and the block perimeter of 2000 feet. The project will provide pedestrian
connectivity throughout the project. A longer block length and larger block perimeter are needed to
meet the street grades.

3.0 Buildings

The proposed amendment provides two designed themed architectural styles for both the townhome
and mansion home products; the Farmhouse and Mountain Modern. The elevations show four-sided
architecture with no blank walls and windows within the garage doors. The conceptual elevations
provided as part of the MDA Amendment submittal outline how each of the elevations meets the
required elements and areas that need an exception to NVOZ. The exceptions needed for the
building elevations are listed below by building type.

Towhhome

Mountain Modern design massing main-level floor-to-ceiling height requirement of 10-14 feet. The
project proposes a main level floor-to-ceiling height that falls under 10 feet to comply with aerial
access standards and overall building height standards.

The Farmhouse and Mountain Modern ground floor stone or brick requirement of 20% was reduced
to 10% on the rear main level due to garage doors.

The Farmhouse and Mountain Modern 15% transparency requirement on 3rd floor side windows and
on garage level. The layout of the units has bathrooms on the third floor where the smaller windows
are located.

Mansion Home
Mountain Modern design massing main-level floor-to-ceiling height requirement of 10-14 feet. The
project proposes a main level floor-to-ceiling height that falls is 9 feet.

Mountain Modern requirement of windows and doors read untrimmed and integrate glazing into the
exterior wall plane. The exception allows for head and sill trim and have been provided to
accommodate the 'Mountain Modern' vernacular.

Mountain Modern Details that has exposed structural elements provided. The exception is not to
provide exposed structural elements due to future maintenance simplification.

With both the Farmhouse and Mountain Modern designs, the garages are not recessed two feet

@ 75 N Main @ Phone: 435-654-0787 Heberut.gov
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because their location is considered rear as the private streets act as an alley. Additionally, the
Mountain Modern requirement of decorative wood or wood-looking garage doors provided and
recessed from the front plane is requested as an exception because the front facade faces the open
space. The garage doors are wood-looking, but are located on the rear facade.

The Farmhouse and Mountain Modern ground floor stone or brick requirement of 20% was reduced
to 17% on the rear main level.

The Farmhouse and Mountain Modern 15% transparency requirement at the garage level. Windows
are in the garage doors give the transparency level to 12%, but they do not meet the 15%
requirement.

The Farmhouse Mansion Homes need relief from the decorative window trim width 5 to 6 inches, with
emphasis at top and bottom. The proposed trim width is 4". The Windows and Doors section in this
same section states 4" - 6".

The Farmhouse Mansion Homes are proposing all lighting be placed beneath the roof structure,
rather than using shielded fixtures and directing light downward.

The Farmhouse Mansion Homes require relief with some of the porch requirements. Specifically, the
requirements for the porch structure showing exposed structural elements. For future maintenance,
simplification of exposed elements is not proposed. Additionally, the requirement for railings uses
turned balusters, square balusters, or steel. The homes proposed for the upper level deck railings are
metal atop an enclosed parapet wall. The porch roof formals require forward-facing shed or hip roof
styles. Four of the five porch roofs comply. The center porch roof is a gable and requires an
exception.

The Farmhouse architectural style requires window grouping using individual units or pairs. The
proposed elevations show some window triplets in some locations, but mostly singles and doubles.

Townhome and Mansion Homes

Due to the topography, the project cannot meet the parking requirement to be located in the rear yard
(alley loaded). The proposed project has garages located in each unit that are accessed off of the
internal private street network. As designed, the private streets act as alleys with the front of the units
facing open space. They are also proposing 30 guest parking spaces for the townhome product
where 27 spaces are required.

The proposed concept plan shows it has 7 buildings with mansion homes and 13 townhome
buildings. Due to the road configuration, some of the buildings create a green courtyard feeling and
do not meet the requirement of three buildings of 5-units with a minimum of 50 feet to building to
create the courtyard. The site plan shows 8 buildings that face the green courtyard that is a v-shape
rather than a rectangle. The distance from building to building at the widest point of the green space
is 1020'8" and at the narrowest, 25'10".

The buildings shown on the concept plan will meet the intent of the Build to Zone and Front Property
Line Coverage because they face onto open space and not onto the private streets.

FISCAL IMPACT

None.
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CONCLUSION

The Finch Creek Development has challenging topography, making it difficult to meetsome of the
requirements found in NVOZ. The changes that are being proposed to the MDA includethe
realignment of University Avenue and development layout that meets the intent of NVOZ while
addressing the unique topographic challenges.

Staff recommends that a public hearing be held and that the Planning Commission provides a
favorable recommendation to City Council.

Findings:

1. The application is consistent with the Municipal Zoning Code.

2. The application is consistent with the General Plan.

3. The proposed Site Plan shall comply with City ordinances, Federal, State Law, as applicable to
the site where the conditional use is located.

Conditions:
1. All requirements of the City Engineer shall be met.
Engineering Conditions:

e Applicant and any successors of this project shall comply with all City policies, processes,
ordinances, standards, and specifications. Additionally, all Master Planned infrastructure
elements on or adjoining the subject property need to be designed and installed by applicant.
All City Engineer requirements will need to be satisfied prior to any final development plans
being approved. The following are site and infrastructure concerns known at this time that
need to be addressed with future submittals: (Please note that the following list is not to be
considered all-inclusive and additional concerns may arise as design plans are submitted for
review.)

¢ The sensitive Lands section of chapter 18 prohibits residential and commercial structures in
areas with natural slopes greater than 30%. Roads, driveways, and trails are permitted to be
built across natural slopes greater than 30% with approved geotechnical reports and
engineering design addressing slope stability, retaining walls, and erosion prevention.

¢ Applicant needs to incorporate the City’s Master Plan for trails. Trail design needs to be
included in design plans.

e The road alignment may need to be changed. UDOT is currently working on a design for
HWY40 and bypass alternate routes in this area. Applicant will need to coordinate with UDOT
for access permit and required improvements.

e Ensure emergency vehicle access is available through phased construction.

e Storm water design manual needs to be followed which includes a hydrodynamic separator or
other allowed system for pretreatment prior to infiltration.

¢ No survey map was submitted with concept plan.

e If deed lines extend into the HWY 40 ROW and/or River Road, then dedication will need to
occur.

e Any overlaps and gaps in deeds and/or occupation lines will need to be resolved.

2. All other Code Requirements shall be met.
3. Any other conditions or changes as articulated by the Planning Commission.

@ 75 N Main @ Phone: 435-654-0787 Heberut.gov
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ALTERNATIVES
Staff Recommended Option - Approval

| move to approve a Master Development Agreement
Amendment for Finch Creek as presented, with the findings and conditions as presented in the
conclusion above.

Alterntive 2 - Continuance

| move to continue Master Development Agreement
Amendment for Finch Creek to another meeting on [DATE], with direction to the applicant and/or
Staff on information and / or changes needed to render a decision, as follows:

Alternative 3 - DENIAL

| move to deny Master Development Agreement
Amendment for Finch Creek with the following findings.

POTENTIAL MOTIONS

ACCOUNTABILITY

Department: Planning
Staff member:

EXHIBITS

Finch Creek signed MDA 12-05-22

C1.00 SITE PLAN 2026.07.08 PC

L1.00 SITE LANDSCAPE PLAN 2026.07.08-Conceptual Layout-v1
C1.10 PHASING PLAN 2026.03.24

260130 - Finch Creek Alley Loads (5)

R26 - Mansion Homes (2)

C0.20 SENSITIVE LANDS PLAN (1)

26.07.08 [Applicant] Expected Exceptions Requested in MDA

NSO R WN =
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WHEN RECORDED, RETURN TO:

Heber City

Attention: City Recorder
75 North Main Street
Heber City, Utah 84032

Tax Parcel Nos.:

(Space above for Recorder’s use only.)

DEVELOPMENT AGREEMENT
FOR THE
FINCH CREEK MIXED USE DEVELOPMENT

THIS DEVELOPMENT AGREEMENT FOR THE FINCH CREEK MIXED USE

DEVELOPMENT (this “Agreement”) is made and entered into as of the 5'\4’\ day of

, 2022, by and between HEBER CITY, a political subdivision of the State of

Utah (the ®City™), and Finch Creek, LLC, a Utah limited liability company (“FINCH CREEK”).

Each of FINCH CREEK and the City are hereinafter referred to individually as a “Party” and
collectively as the “Parties.”

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

B. FINCH CREEK is the owner of approximately 11.63 acres of undeveloped real
property located at 3320 N., 3390 N. and 3400 N. Hwy 40 (Parcel # 00-0021-2028, #00-0007-
7847 & #00-0021-2027) in Wasatch County, State of Utah, a legal description of which is set forth
in Exhibit A, attached hereto (the “Property™). This Agreement and the Site Plan meets the intent
of, and is guided by, the Envision 2050 Heber General Plan.

C. On lﬂm[ |5, 2022, the City approved and adopted, a Site Plan for the Project,
subject to the Parties entering into this Agreement and the agreeing to annexation of the Property
into the City. The Site Plan for the Property shall allow for a mixed use development, including
recreational and open space uses. All such uses shall be consistent with the permitted uses in the
NVOZ.

D. Provision of infrastructure to the Property is vital to its development in accordance
with the Site Plan and this Agreement and, consistent with the foregoing, FINCH CREEK will
prepare an Infrastructure Plan (aka Civil Drawings).

| 28 FINCH CREEK may not be the developer of the entire Property but may sell or
otherwise convey some or all the Property to one or more Persons who will undertake the actual
development work (each a “Developer” and together, the “Developers”). Notwithstanding that
there may be sub-develgpers, transferees, purchasers or assignees from the original Developer or
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Developers, only those parties that FINCH CREEK specifically designates in a written agreement
as their “Successor”, or “Successor’s in Interest”, shall retain the right and standing to oppose, or
seek amendment of this Agreement, or any other subsequent amendment thereto. Any third party
not so specifically designated, that may purchase or receive portions, phases, lots or parts of this
Development/Project, shall have no standing to oppose or seek amendment of any part of this
Agreement, nor have any part in any negotiations to alter, change or amend. Additionally,
notwithstanding the foregoing, once all backbone improvements are laid down, implemented and
approved by the City, any subsequent Developer, Assignee, Successor, or Successor in Interest
obtaining any portion, or part, or phase of this Development/Project by sale, transfer or assignment
shall have no standing to oppose or seek to amend any portions of this Development/Project.

F. The Parties now desire to enter into this Agreement to establish and set forth the
rights and responsibilities of FINCH CREEK and its successors in interest, including but not
limited to, those developers, sub-developers and builders who will develop the Property as a mixed
use project in accordance with the terms hereof, and to establish the rights and responsibilities of
the City to annex the Property into the boundaries of Heber City and to authorize and regulate such
development pursuant to the requirements of this Agreement.

G. The City Council has reviewed this Agreement and determined that it is consistent
with the Act, the Zoning Ordinance and the Heber City General Plan, and that it provides for and
promotes the health, safety, welfare, convenience, aesthetics, and general good of the community
as a whole. The Agreement does not contradict, and specifically complies with, and is governed
by Utah Code Ann Section 10-9a. The Parties understand and intend that this Agreement is a
“development agreement” within the meaning of, and entered into pursuant to the terms of, the
Act.

H. FINCH CREEK and the City have cooperated in the preparation of this Agreement.

NOW, THEREFORE, in consideration of the mutual covenants contained herein, and other
good and valuable consideration, the receipt and sufficiency of which is hereby acknowledged, the
City and FINCH CREEK hereby agree to the following:

TERMS

. Incorporation of Recitals and Exhibits/ Definitions.

1.1 Incorporation. The foregoing Recitals and Exhibits A through E are
hereby incorporated into this Agreement.

1.2 Definitions. Any capitalized term or phrase used in this Agreement has the
meaning given to it below or in the section where the definition of such term is
given.

1.2.1 Act means the Municipal Land Use, Development, and
Management Act, Utah Code Ann. §§10-9a-101, ef seq. (2008).

2
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1.2.2 Administrative Action means and includes any amendment to the
Exhibits to this Agreement or other action that may be approved by the
Administrator as provided in Section 17.

1.2.3 Administrator means the Person designated by the City as the
Administrator of this Agreement.

1.2.4 Agreement has the meaning set forth in the preamble and includes
all Exhibits attached hereto.

1.2.5 Public Gathering Areas means any public owned area or public
park identified on the Site Plan that is intended to provide services to the
community at large, such that it would be considered to be a System
Improvement.

1.2.6 Applicant means a Person submitting a Development Application,
a Modification Application or a request for an Administrative Action.

1.2.7 Assessment Area means an area or areas created by the Special
Service District pursuant to Utah Code Ann. § 11-42-101, ef seq. (2008),
or other applicable State Law, with the approval of FINCH CREEK and
other Property Owners, if required, to fund the construction of some or all
of the Backbone Improvements.

1.2.8 Backbone Improvements means those improvements shown as
such in the Infrastructure Plan and which are, generally, infrastructure
improvements that are intended to support the overall development of the
Property and not merely a part of the development of any particular
Subdivision. Backbone Improvements are generally considered to be in
the nature of “System Improvements,” as defined in Utah Code Ann. § 11-
36a-101, et seq. (2008).

1.2.9 Building Permit means a permit issued by the City to allow
construction, erection or structural alteration of any building, structure,
private or public infrastructure, On-Site Infrastructure on any portion of the
Project, or to construct any Off-Site Infrastructure.

1.2.10 CC&Rs means one or more declarations of conditions, covenants
and restrictions regarding certain aspects of design and construction on the
Property recorded or to be recorded with regard to the Property or any part
thereof, as amended from time to time.

1.2.11 Capital Facilities Plan means a plan adopted or to be adopted by
the City in the future to substantiate the collection of Impact Fees as
required by State law.

Page 14 of 631



1.2.12 City means the City of Heber, a political subdivision of the State of
Utah.

1.2.13 City Consultants means those outside consultants employed by the
City in various specialized disciplines such as traffic, hydrology or drainage
to review certain aspects of the development of the Project.

1.2.14 City Updated North Village Street Master Plan shall mean the
City’s Street Master Plan and Street Capital Facilities Plan.

1.2.15 City Updated North Village Stormwater Master Plan shall have
the meaning provided in Paragraph 12.3.

1.2.16 City’s Future Laws means the ordinances, policies, standards,
procedures and processing fee schedules of the City that will be in effect as
of a particular time in the future when a Development Application is
submitted for a part of the Project and that may, in accordance with the
provisions of this Agreement, be applicable to the Development
Application.

1.2.17 City’s Vested Laws means the ordinances, policies, standards,
procedures and processing fee schedules of the City related to zoning,
subdivisions, development, public improvements and other similar or
related matters that are in effect as of the Effective Date.

1.2.18 Intentionally Omitted.
1.2.19 Council means the elected City Council of the City.
1.2.20 Default shall have the meaning provided in Paragraph 14.

1.2.21 Design Guidelines means the design guidelines referenced in the
North Village Over Lay Zone.

1.2.22 Developer shall have the meaning provided in Recital E.

1.2.23 Development Application means an application to the City for
development of a portion of the Project, a Building Permit, improvement
plans or any other permit, certificate or other authorization from the City
required for development of the Project.

1.2.24 Development Property shall have the meaning provided in Section
23.1.
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1.2.25 Development Report means a report containing the information
specified in Section 3.4 submitted to the City by FINCH CREEK or any
successor for the sale of any Parcel to a Developer, Sub-developer or
Builder or the submittal of a Development Application by a Developer, Sub-
developer or Builder pursuant to an assignment from FINCH CREEK.

1.2.26 Development Unit means either a commercial or residential use of
property with respect to which an ERU calculation can be applied in
accordance with this Agreement.

1.2.27 Effective Date means the date on which the later of both the
following shall have occurred: the Parties have executed this Agreement
and the City’s annexation of the Property has been completed and takes
effect pursuant to Utah Code Ann. §10-2-425.

1.2.28 Eligible Improvements shall have the meaning provided in Section
8.9.

1.2.29 Development Entitlements shall have the meaning provided in
Section 3.1 of this Agreement.

1.2.30 Equivalent Residential Unit (ERU) means the residential density
allocated to: (a) any given Residential Unit when measured against a single-
family dwelling unit, which measure shall be determined pursuant to
Section 18.21.020.2.2(2) of the City’s Vested Laws; and (b) commercial
ERUs will be calculated as provided in Section 18.21.020.2.2(2) of the
City’s Vested Laws. For purposes of clarity, the Parties agree that no ERUs
shall be allocated to schools and churches.

1.2.31 Final Plat means the recordable map or other graphical
representation of land prepared in accordance with Utah Code Ann. §10-
9a-603, and approved by the City, effectuating a Subdivision of any portion
of the Project.

1.2.32 Highway 40 means a “state highway” type transportation corridor
maintained by the Utah Department of Transportation and referred to as
U.S. Highway 40.

1.2.33 Homeowners’ Association(s) means one or more associations
formed pursuant to Utah law to perform the functions of an association of
property owners.

1.2.34 Impact Fees means those fees, assessments, exactions or payments
of money imposed by the City as a condition on development activity as
specified in Utah Code Ann. §§ 11-36a-101, et seq., (2008).

5
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1.2.35 Improved Open Space means open space, including but not limited
to that which has been improved with one or more of the following, as
selected by the City Manager or his or her designee: first and foremost those
amenities listed in the City’s Park’s Site Plan, churches, schools and
associated lands, playgrounds, tennis courts, club houses, swimming pools,
trail systems, trail heads, skate parks, volleyball courts, Public Gathering
Areas or parks, sports fields, bathrooms, irrigated landscaping, associated
paved parking for improved open space, pavilions, playgrounds, trailheads,
drinking fountains, natural areas integrated with open spaces and park areas,
or other improvements.

1.2.36 Infrastructure Plan means the conceptual infrastructure plan,
including culinary water, secondary water, storm water, sanitary sewer and
private roads, as amended from time to time.

1.2.37 Intended Uses means the use of all or portions of the Project for
open spaces, parks, trails and other uses permitted in the Zoning Ordinance,
Design Guidelines and as shown on the Site Plan.

1.2.38 Site Plan means the Site Plan attached as Exhibit B, which Site Plan
is a conceptual/illustrative depiction of the presently anticipated
development plan for the Property, which Site Plan may be modified from
time-to-time by FINCH CREEK to respond to market, engineering and
other development objectives.

1.2.39 Modification Application means an application to amend this
Agreement (but not including those changes which may be made by
Administrative Action).

1.2.40 Mortgage means (1) any mortgage or deed of trust or other
instrument or transaction in which the Property, or a portion thereof or a
direct or indirect ownership or other interest therein, or any improvements
thereon, is conveyed or pledged as security, or (2) a sale and leaseback
arrangement in which the Property, or a portion thereof, or any
improvements thereon, is sold and leased back concurrently therewith.

1.2.41 Mortgagee means any holder of a lender’s beneficial or security
interest (or the owner and landlord in the case of any sale and leaseback
arrangement) under a Mortgage.

1.2.42 Intentionally omitted.

1.2.43 Non-City Agency means a governmental or quasi-governmental
entity, other than those of the City, which has jurisdiction over the approval
of an aspect of the Project.
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1.2.44 North Fields means that certain real property located generally west
of the Property and generally depicted on Exhibit C attached hereto.

1.2.45 Notice means any notice to or from any Party to this Agreement that
is either required or permitted to be given to another Party.

1.2.46 Off-Site Infrastructure means the off-site public or private
infrastructure, such as roads and utilities, specified in the Infrastructure Plan
that is necessary for development of the Property but is not located on the
portion of the Property that is subject to a Development Application.

1.2.47 On-Site Infrastructure means the on-site public or private
infrastructure, such as roads or utilities, specified in the Infrastructure Plan
that is necessary for development of the Property and is located on that
portion of the Property that is subject to a Development Application.

1.2.48 On-Site Retention/Detention shall mean a storm drain facility that
is provided on-site upon private property within the development.

1.2.49 Open Space means the following: all parks (regardless of size or
type); pedestrian, bicycle, and equestrian trails and pathways; passive open
spaces, water features, and natural habitat areas; parkways and commonly
maintained natural or landscaped areas; sidewalks, street tree plantings and
medians; ballfields and recreational spaces (including, without limitation,
any such facilities provided by or upon a school or church site, excepting
areas within building footprints other than community gardens); drains and
detention basins and swells, canals, protected slope areas, and any other
quasi-public area that the City determines to be Open Space as a part of the
approval of a Development Application. Open Space includes, but is not
limited to, those areas identified as Open Space in the Site Plan.

1.2.50 Qutsourcing means the process of the City contracting with City
Consultants or paying overtime to City 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 Agreement.

1.2.51 Parcel means an area identified on the Site Plan with a specific land
use designation that is intended to be further subdivided for future
development.

1.2.52 Person means any natural person, corporation, Limited Liability
Company, trust, joint venture, association, company, partnership, limited
partnership, governmental authority or other entity.

1.2.53 Phase means the development of a portion of the Project.
7
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1.2.54 Intentionally omitted.
1.2.55 Planning Commission means the City’s Planning Commission.

1.2.56 Project means the mixed-used Site Plan to be developed on the
Property in accordance with this Agreement, including, without limitation,
all associated public and private facilities, Intended Uses, Phases and all of
the other aspects approved as part of this Agreement and the Site Plan.

1.2.57 Intentionally omitted.

1.2.58 Property Owner or Property Owners means FINCH CREEK and
any other successor-in-interest to FINCH CREEK as an owner of the
Property or any portion thereof, including but not limited to, Developers,
Sub-developers and builders.

1.2.59 Site Plan means the conceptual plan submitted to the City for the
first stage of the approval of a mixed use development in accordance with
the City’s Vested Laws.

1.2.60 Sub-developer means any Person that obtains title to a Parcel from
a Developer for development.

1.2.61 Subdivision means the division of any portion of the Project into a
subdivision pursuant to State Law and/or the Zoning Ordinance.

1.2.62 System Improvement means those elements of infrastructure that
fall within the definition of System Improvements pursuant to Utah Code
Ann. §11-36a-102(21). System Improvements shall be defined as set out
in the North Village Capital Facilities Plans and Master Plans.

1.2.63 Zone means the City’s North Village Overlay District Zone.

1.2.64 Zoning Ordinance means the City’s Land Use and Development
Ordinance adopted pursuant to the Act that is in effect as of the Effective
Date.

2. Development of the Project. Development of the Project shall be in accordance
with this Agreement, the City’s Vested Laws and the City’s Future Laws as expressly set forth in
this Agreement. The Parties acknowledge and agree that if there is a conflict with this Agreement
and the City’s current or future laws, then this Agreement shall supersede and take precedence to
the fullest extent possible.

3. Development of the Property in Compliance with the Site Plan.
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3.1 Project Density. Except as may be otherwise augmented hereinafter,
Property Owners shall be entitled to and are vested with the right to develop and
construct up to 69.72 ERUs on the Property consistent with the Intended Uses
specified in the Zoning Ordinance and generally identified on the Site Plan
(collectively, the “Base Density Entitlements”). The Base Density Entitlements
represent the base density allocation per gross acre allowed by the City’s Vested
Laws and have been approved pursuant to the City’s review of the Site Plan in
accordance with the requirements of the North Village Overlay District Zone. In
addition to the Base Density Entitlements, Property Owners shall be entitled to and
are vested with the right to develop and construct an additional 3.5 ERUs on the
Property consistent with the Intended Uses specified in the Zoning Ordinance and
generally identified on the Site Plan (collectively, the “Bonus Density
Entitlements,” and together with the Base Density Entitlements, the
“Development Entitlements”), which reflects a five percent (5%) increase in base
density granted by reason of the Low Income Housing requirements imposed
pursuant to this Agreement.

3.2  Intended Uses by Parcel and Densities. Intended Uses and Densities
currently contemplated for each Parcel are shown on the Site Plan for the Property,
which plan has been prepared in compliance with the requirements of the Heber
City ordinances set forth in Chapter 17.20 Plans of the City’s Vested Laws. Uses
on the property shall not include stacked flats unless approved by the City Council.

33 Use of Density. Notwithstanding the maximum gross density permitted
under the Zone, FINCH CREEK may allocate the Development Entitlements
among any Subdivision within the Project;

3.4  Accounting for Density for Parcels Sold to Sub-developers. In
connection with the sale of any Parcel sold by FINCH CREEK to a Developer or
Sub-developer, FINCH CREEK shall provide the City with a written document
specifying the identity of the Person to whom the Parcel is sold, the allocation, if
any, of any Development ERUs associated with such Parcel, and the Open Space
requirements and/or obligations associated with such Parcel. In connection with
the recordation of a Final Plat or other document of conveyance for any Parcel sold
to a Developer or Sub-developer, FINCH CREEK shall provide the City Recorder
with a development report (a “Development Report”) identifying the Parcel(s)
sold, the Residential Development ERU and/or other type of use or Development
Unit allocated with the Parcel(s), the Development ERU remaining with FINCH
CREEK and any material effects of the sale on the Site Plan.

3.4.1 Return of Unused Density. If a Developer or Sub-developer cannot
or does not utilize all of the Development ERU allocated to it in connection
with the transfer of one or more Parcels at the time the Developer or Sub-
developer receives approval for the final Development Application for such
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transferred Parcel(s), the unused Development ERU shall automatically
revert back to FINCH CREEK. Such Development ERU shall be accounted
for in any subsequent Development Report that FINCH CREEK, or any of
its successors in interest may be required to file with the City Recorder.

3.5  Parcel Sales. The City 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 sale of a Parcel.

3.6 Low Income Housing Requirements. For the purposes of this Agreement,
Low Income or Affordable Housing shall maintain a selling price that is affordable
for individuals or families with an income of less than 60% of the average median
income (AMI) in Wasatch County, Utah. A minimum of 3.5 ERU’s shall be deed
restricted in perpetuity and sold or rented at an affordable rate to families earning
no more than sixty percent (60%) of the average median income (60% AMI).
FINCH CREEK shall reasonably disperse the Low Income Housing units
throughout the Project. FINCH CREEK shall also be entitled to allocate any such
Low Income Housing requirements to Developers and/or Sub developers as FINCH
CREEK may elect. The Low Income Housing ERUs shall be developed on a
proportional basis with the development. Developer and the City shall follow and
comply with any deed restrictions as outlined in the Low Income Housing
Ordinance & Plan. Payment of a fee in lieu to fulfill the requirements of the Low
Income Housing Ordinance & Plan is not an option, unless specifically agreed to
by the City. Fractions of required Low Income Housing ERUs may be
implemented with the payment of a fee in lieu option.

3.6.1 Allocation of Low Income Housing. At least one half of the required
affordable housing (ERUs) shall be sold to parties that shall be required to
reside in the units as their primary residence, “Owner-Occupied”, with a
specific restriction not to allow said units to be rented. ERUs constructed as
Low Income Housing in the Project shall be deed restricted and preserved
in perpetuity for those income qualified at 60% or less of the Average
Medium Income for Wasatch County, Utah.

3.6.2 Rights of First Offer. Heber City, or its designee, shall have the first
right to purchase all affordable dwelling units (aka, AMI deed restricted
properties, or affordable deed restricted units). In the event that Heber City
does not exercise or execute on its said option to purchase, then FINCH
CREEK, and its successors, shall grant or cause the applicable Developers
and/or Sub-developers to grant to the following entities and their
employees, in descending order of priority, a right to purchase Low Income
Housing constructed and operated as affordable housing and available
within the Project for sale to income qualifying households otherwise
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meeting the requirements of this Agreement: the City, the Wasatch County
School District (the “District”) and Wasatch County (the “County”). In the
event the City, the District, and the County do not exercise their respective
first rights, the applicable Low Income Housing Units may be sold, as the
case may, be to members of the general public meeting the income
qualification requirements, employed in Wasatch County and living or
desiring to live in Wasatch County.

3.6.2.1 Deed Restrictions Protecting the Affordability and Sustainability of
the Affordable Homes at FINCH CREEK MIXED USE DEVELOPMENT.

a. Prior to final approval for the Finch Creek Mixed Use
Development, and, prior to transfer of ownership from Developer/ Owner
of any Affordable Housing Units/ Homes, Developer/ Owner shall negotiate
and enter into with the City a Deed Restrictions Covenant, (which shall be
recorded with the Wasatch County Recorder), that shall serve as a
Covenant Running With the Land to protect the affordability and
sustainability of the Affordable Units/homes at Finch Creek Mixed Use
Development, Heber City, Wasatch County, Utah. Some of the terms of
such a Covenant should include, but shall not be limited to the following:

1. The Covenant is to provide and articulate terms,
conditions, and restrictions. The Covenant shall be enforceable by
the City and, upon its execution and recording in the public records
of the County Recorder of Wasatch County, Utah, shall run with the
land, enforceable against the Owners; each Unit Owner, and each
Unit Owner’s successors interest, assignees, heirs, devisees,
mortgagees, lessees, trustees, beneficiaries, executors,
administrators, personal representatives; any subsequent owners;
and any other parties claiming an interest in the Property. In addition
to the recording of this Covenant, Developer/Owner shall cause that
any deed or plat map associated with any affordable housing
properties or units shall reference said Covenant.

2. The City shall forever retain the right to purchase all
Affordable housing units, in perpetuity, pursuant to such a Covenant
running with the land and units.

Bl Administration and Enforcement. The City shall
have the right to enforce the terms of such a Covenant and may
enforce its terms as it deems administratively proper through its
employees, administrative offices, agents, or assigns. The Heber
City Police Department shall be authorized to investigate certain
affordable housing violations and to issue citations pursuant to
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applicable City Code and State Statute. The City may enforce this
Covenant by any appropriate legal or equitable action including but
not limited to specific performance, injunction, abatement, damages
and such other remedies and penalties as may be specified in this
Covenant. This Covenant shall inure to the benefit of the City and
nothing herein shall be construed as creating a general scheme to the
enforced by Unit Owners against each other.

4, At least 50% of the required affordable ERUs shall
be Owner-Occupied unless a Unit Owner shall receive prior written
consent of the City, in its sole and absolute discretion, for an
exception. Each of these Unit Owners shall occupy the Unit as a
Primary Residence. Unless the City gives its prior written consent,
each Unit Owner shall not obtain, purchase, or otherwise acquire
any other direct or indirect interest in real property while the Unit
owner is a Unit Owner; neither the Unit Owner nor any person in
the Unit Owner’s Household shall establish a trust of which the Unit
Owner is a beneficiary if such trust’s corpus contains any other real

property.

5. Resale of Unit. The Unit Owner shall send Notice to
the City of such Unit Owner’s intent to sell the unit (the date of such
Unit Owner’s Notice to the City shall be the “Offer Date”) and shall
not Sell any interest in such Unit without written consent of the City.

3.6.3 Off-site Low Income Housing. At the discretion of the developer,
some or all of the affordable housing requirements may be met in
partnership with the City to allow construction and location of affordable
housing units off site on any available property whether owned by the City,
third parties or other entities. The exact details of such an arrangement, if
presented by the City and discretionally negotiated by developer, would be
negotiated with the City at the time of development, if possible, and if the
City has the property available at that time. It is the intent that such option
would not reduce the developer’s requirements below that required in this
MDA.

3.6.4 Timing. At least 50% of the required Low Income Housing units
shall be constructed no later than the construction of the first 30 percent of
the Market Rate units. The full Low Income Housing requirement shall be
completed no later than construction of the first 60 percent of the Market
Rate units.

3.6.5 Non-Residential Development Timing. Any commercial areas
shown upon the Master Plan for the development shall be rough graded and
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provided with access to adequate utilities to serve the land uses no later than
the construction of 60 percent of the residential units within the
development.

Zoning and Vested Rights.

4.1 Compliance with City Requirements and Standards. Developer and
Owners expressly acknowledge that nothing in this Agreement shall be deemed to
relieve Developer or any Continuing or Successor Owner from its obligations to
comply with all applicable requirements of the City necessary for approval and
recordation of subdivision plats and site plans for the Project, which are in place at
the time of a complete and approved application, including the payment of unpaid
fees, the approval of subdivision plats and site plans, the approval of building
permits and construction permits, and compliance with all applicable ordinances,
resolutions, policies and procedures of the City except as otherwise provided in this
Agreement. Specifically, Developer and Owner acknowledge and agree that in the
event adherence to the City Updated North Village Storm Water and the North
Village Street Master Plans, may or actually does affect or compromise
entitlements, Developer and Owner shall not be allowed to claim damages, takings
or costs from or against the City.

4.2  Current Zoning. Concurrently with
its execution of this Agreement, the City has
annexed the Project to the City and zoned the
Property under the North Village Overlay
District Zone. The North Village Overlay
District Zone (Section 18.21.010 and Section
18.21.060 of the Heber City Code) was
approved by the Council on March 16, 2021.

4.3  Term of Agreement. The term of this Agreement shall commence on the
Effective Date and continue either for a period of ten (10) years, or the day upon
which the final certificate of occupancy is approved and granted, whichever first
occurs, (the “Term”), unless it is terminated in accordance with Section 26. The
Term may, at FINCH CREEK’s option, be extended for one (1) additional five (5)
year period, provided FINCH CREEK is not in material default of any provisions
of this Agreement and after providing the City with written notice not less than six
(6) months prior to the scheduled expiration date. Unless otherwise agreed between
the Parties, FINCH CREEK s vested rights and interests set forth in the Agreement
shall expire at the end of the Term, or as the Term may be extended by mutual
agreement of the Parties. Upon termination of this Agreement for any reason, the
obligations of the Parties to each other created under this Agreement shall
terminate, but none of the licenses, building permits, or certificates of occupancy
granted prior to the expiration of the Term or termination of this Agreement shall
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be rescinded or limited in any manner, nor will any rights or obligations of Property
Owners or the City intended to run with the land be terminated.

Approval Processes for Development Applications.

5.1 Phasing. The City acknowledges that FINCH CREEK, Developers, and
Sub-developers who have purchased Parcels of the Property may submit multiple
applications from time to time to develop and/or construct portions of the Project
in phases.

Open Space, Improved Public Parks, and Trails Requirements.

6.1 Development Timing: Open Space, Neighborhood Parks, and Trails.
Neighborhood Parks and Trails shall be constructed and developed concurrently
with the respective development within which said trails are located. The City shall
not be obligated to make final approval and place into warranty any public
improvements located within or constructed in conjunction with the development
of a particular Phase until the parks and trails located within such Phase have been
constructed, or the City has received an improvement completion assurance in the
form of either a cash escrow deposit, a letter of credit or such other form of
completion assurance as may then be accepted by the City with respect to such
parks and trails meeting the requirements of Section 10-9a-604.5 of the Utah
Municipal Land Use Development Management Act. Open space, parks and trails
shall comply with the requirements of the NVOZ.

6.2  Dedication of Open Space or Trails. Property within the canal easements
shall be granted and dedicated by the Property Owner to the City, or other public
entity as determined by the City. Dedication of Trails to the City shall be by plat
recordation or by dedication by deed from the applicable Property Owner which
shall be without any financial encumbrance or other encumbrance (including
easements) which unreasonably interferes with the use of the property for Open
Space and/or Trails; In the event trails are established solely for the internal use by
Homeowners’ Association, no public easement shall be granted by FINCH CREEK
or any other Property Owner. Construction and dedication of the Highway 40 trail
shall occur within the first phase of development.

6.3 Maintenance of Open Space/or Trails. Except as otherwise specifically
provided in this Agreement, upon acceptance by the City of Trails and after formal
possession, the City shall be responsible for maintaining the Public Trail after final
inspection and acceptance of the applicable improvements included therein, if any.
If the Trails are dedicated to an entity other than the City, the dedication shall
provide for the maintenance of the applicable Trails. Unless approved by, and
dedicated to the City, any associated landscaping with such Trails shall be
maintained by the respective property owners association.

14

Page 25 of 631



6.4 Tax Benefits. The City acknowledges that Property Owners may seek to
qualify for certain tax benefits by reason of conveying, dedicating, gifting, granting
or transferring Open Space and/or Trails to the City or to a charitable organization.
Property Owners shall have the sole responsibility to claim and qualify for any tax
benefits sought by Property Owners by reason of the foregoing. The City shall
reasonably cooperate with Property Owners to the maximum extent allowable
under law to allow Property Owners to take advantage of any such tax benefits.

6.5 North Fields Preservation. FINCH CREEK, for itself and with respect to
each subsequent Owner of the Property, agrees that upon issuance of a building
permit for a Development Unit, the Owner of such Development Unit shall pay to
the City a fee equal to $2,500 per ERU or partial ERU attributable to such
Development Unit (the “North Fields Preservation Fee”). The City shall utilize
funds collected pursuant to the North Fields Preservation Fee solely for the purpose
of preserving open space in the North Fields, including purchase of development
rights. The City agrees that the North Fields Preservation Fee shall not be charged
for Development Units constructed and operated as Low Income Housing Units.

Public Improvements.

7.1 Utilities and On-Site Infrastructure. The City acknowledges that FINCH
CREEK will prepare an Infrastructure Plan (a/k/a Civil Drawings). The Parties
acknowledge that there will be a Capital Facilities Plan for the Public Infrastructure
approved and adopted by the City. The Property Owners shall have the
responsibility and obligation, to construct and fund, or cause to be constructed and
installed, in phases, the On-Site and Off-Site Infrastructure according to the Capital
Facilities Plan that is necessary to support the development proposed within a
specific Development Application. If any Property Owners elect to construct any
On-Site Infrastructure or Off-Site Infrastructure required by the Capital Faculties
Plan as a condition of approval of a Development Application, the Property Owner
shall pay the cost thereof, subject to its reimbursement rights set forth in Section
7.2. The City shall comply with the statutory processes and all other applicable
laws, rules, and regulations governing such work. Parties contemplate that each
Phase will be served by sanitary sewer, culinary water and secondary irrigation
systems provided by others.

7.2  Excess Improvements/Upsizing. Any infrastructure requested by the
Developer or required by the Development shall be the responsibility of the
Developer. The City and FINCH CREEK acknowledge and agree that, as a part of
the Capital Facilities Plan, certain portions of the infrastructure improvements
shown on the Capital Facilities Plan (including both On and Off-site Infrastructure)
may need to be enlarged, increased or otherwise “upsized” or upgraded
(collectively, the “Excess Improvements”) at the request of the City or other
responsible Non-City Agency to serve, directly or indirectly, developments or
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future developments on land areas outside of the Project’s boundaries or owned by
parties other than Property Owners (collectively, the “Benefitted Property”). In
recognition of the foregoing, and as a material inducement to the execution of this
Agreement by FINCH CREEK:

7.2.1 Reimbursements. The City agrees that it shall reimburse the
applicable Property Owners for, or to the extent permissible under then-
applicable law and as identified in the approved Capital Facilities Plan,
costs incurred by the applicable Property Owners in the construction of
Excess Improvements. Subject to the City’s approval, Property Owners
may, from time to time, oversize and/or install and construct portions of the
infrastructure specified in the Infrastructure Plan that are System
Improvements. The City shall ensure that Property Owners, as applicable,
are reimbursed for actual costs from Impact Fees for oversizing. City shall
also make available reimbursement/pioneering agreements to reimburse
Property owners-for installing Off-site System Improvements to serve their
property as required by State law. Said pioneering agreements shall have a
maximum duration of 10 years from the date of City’s acceptance of
associated improvements.

7.2.2 Building Fee and Impact Fee Credits. To the extent that any
reimbursements paid to a Property Owner pursuant to the Reimbursement
Procedures do not fully reimburse Property Owners for the amounts
expended or costs incurred by the Property Owner in the construction of the
Excess Improvements, City shall credit the applicable Property Owner up
to the value of such deficiency against the Impact Fees applicable to the
Project.

7.2.3 Backbone Improvements. Property Owners shall not be
compensated for any “upsizing” of the Backbone Improvements that are
not included as System Improvements in the approved Capital Facilities
Plan.

7.2.4 Phasing of Master Planned Facilities. Public Facilities shown on
the City’s Capital Facilities Plan shall be constructed within the first phase
of development.

73 Secondary Access. Subject to approval of the City and Wasatch County
Fire Service District, FINCH CREEK shall cause one of the proposed Secondary
Access Roads to be completed in connection with the first phase of the Project. If
approved, said Secondary Access Road shall satisfy the requirements of the City
and the Wasatch County Fire Service District with respect to adequate ingress and
egress for the Project.
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7.4  Variations between Infrastructure Plan, Capital Facilities Plan and any
City’s Future Capital Facilities Plan. The Parties acknowledge that the City may
adopt a new or amended Capital Facilities Plan. Additionally, the City may adopt
new or amended Impact Fee ordinances as permitted by State Law for the collection
of Impact Fees to pay for the construction of parts or all of the Backbone
Improvements. The new Capital Facilities Plan shall in no way change any land
uses or permitted uses of the Project; limit or control the rate, timing, phasing or
sequencing of the approval, development or construction of all or any part of the
Project in any manner so long as all applicable requirements of this Agreement and
relevant sections of the Zoning Ordinance are satisfied. The Capital Facilities Plan
and any future Capital Facilities Plan may differ from the Infrastructure Plan. Asa
part of the approval of a Development Application, the City may require Property
Owners to build portions of the Backbone Improvements as shown on the Capital
Facilities Plan (after it is adopted) instead of as shown on the Infrastructure Plan. If
the Parties cannot reach agreement on the terms of a reimbursement agreement, the
terms of such a reimbursement agreement shall be subject to the mediation and
arbitration provisions of Section 14. Notwithstanding the above, nothing herein
obligates the City to pay for the minimum backbone infrastructure needed for the
Project.

7.5 No Additional Off-Site Infrastructure Requirements. Notwithstanding
anything to the contrary in the City’s Vested Laws, the City shall not, directly or
indirectly, charge Developers or Sub-developers, or any of their respective affiliates
or successors, any development fees, impact fees, water hookup fees, or any similar
fees, charges, assessments or exactions for Off-Site Infrastructure not contemplated
in the Capital Facilities Plan, or subsequent updates to said Plan. However, any and
all such development fees, impact fees, water hookup fees, or any similar fees,
charges, assessments or exactions for On-Site Infrastructure, shall be borne by
Developers and Sub-developers, or any of their respective affiliates or successors,
or residents, regardless of whether they are off-site or on-site, pursuant to the
Capital Facilities Plan. In the event that Developer or Sub-developer is required to
build Off-Site Infrastructure, and subject to the aforementioned 10 year limited
duration, in the event pioneering agreements are used, the City would collect a pro-
rata share from future, benefitting developers.

7.6. Modifications of Infrastructure Locations and the Boundaries of the
Development Areas. The City acknowledges that the exact locations of On and
Oft-Site Infrastructure and the boundaries of the Parcels are conceptual in nature
and that additional surveying, engineering and similar studies are needed to finalize
lot locations, road and utility alignments as well as road and utility sizing.
Therefore, Parcel boundaries, road and utility alignments and, subject to the
requirements of this Agreement, infrastructure sizing may be further modified and
revised upon the City’s approval of subsequent Development Applications in
accordance with subsequent subarea infrastructure Site Plans that will be prepared
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by Developer for each Phase, and the City’s Vested Laws, all subject to City final
approval.

7.7  Utilities Provided by the North Village Special Service District
(NVSSD) and the Jordanelle Special Service District (JSSD). The Parties
acknowledge that the Project is currently served by the NVSSD and the JSSD for
sewer and water, including secondary water. It is the intent by both Parties that the
NVSSD and the JSSD shall continue to serve the project for these utilities through
such service districts as long as they have capacity and are capable of serving. The
Developer shall provide Commitment Letters from JSSD and NVSSD for the plat
and/or phase being served before final approval for that particular plat is granted.
Water for phases and all amenities shall be dedicated up front. If at any time it is
deemed unfeasible to have JSSD or NVSSD serve the Project, the Developer shall
secure other service providers. The City shall not be liable or responsible to provide
such services.

7.8.  Water Rights. Developers shall be required to comply with the JSSD and
NVSSD water policies generally applicable to all NVSSD customers.

7.9.  Streets. Street frontage shall be improved in compliance with the City’s
Standards and Specifications and the NVOZ.

Development shall obtain UDOT access approval for any accesses onto a state
highway.

Development shall comply with the Highway 40 Access Management Agreement.

At the time of development, a transportation hub (area with a bus stop bench and
bus turnout), will provided to the satisfaction of the City Engineer within each
development, at a location that is central to the transportation network and
convenient for access to the center of density within the development.

7.10 Off-Site Connectivity. All trails, canals, ditches and roads shall connect
with existing and internal trails, canals, ditches and roads located immediately
adjacent to the Project such that there is consistent, smooth linkage and connectivity
with any and all municipal systems.

8. Cable/Fiber Optic Service. Subject to all apphcable federal and state laws, as well
as the City’s authorization and capacny to timely install in a reasonable manner all required
infrastructure and provide such service, FINCH CREEK agrees that the City shall be the sole
cable/fiber optic network provider for the Development. The City shall install or cause to be
installed all underground conduits necessary to make available a minimum of one cable
service/fiber optic communication provider, or other comparable information and communication
service provider, within the Project. FINCH CREEK shall cooperate and reasonably accommodate
the City’s installation and development of said cable service/fiber optic network, (CFON).
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Notwithstanding the foregoing, Property Owners may contract with any cable TV/fiber optic and
other communication provider of their own choice and grant an exclusive right of access and/or
easement to such provider to furnish cable TV/fiber optic and other communication services for
those dwelling units or other uses on such Property Owner’s real property so long as the property
is private and not dedicated to the public. The City may charge and collect all taxes and fees with
respect to cable, fiber optic and other communication lines as allowed under an applicable City
ordinance or state law.

9. CC&Rs. As more fully set forth in the CC&Rs, Property Owners shall create and
establish one or more Property Owners’ Associations, which shall be responsible for the
implementation and enforcement of the CC&Rs and the Design Guidelines, including but not
limited to architectural reviews, water efficiency, wildfire education, open space, and private street
and storm water system maintenance. Recordation of the CC&Rs and creation of such Property
Owners’ Associations shall be required at the time of Final Plat review and approval. They shall
be recorded both with the County and City Recorders. The City shall not be responsible for the
implementation and/or enforcement of any such CC&Rs and Design Guidelines. The CC&Rs may
be amended by the processes specified in the CC&Rs without any requirement of approval of such
amendments by the City. If any provision of the Design Guidelines is inconsistent with a specific
provision of this Agreement, the terms of this Agreement shall govern. Prior to the issuance of any
building permits for residential, business, commercial or recreational use, but excluding On or Off-
Site Infrastructure or other infrastructure proposed by Property Owners, the architectural control
committee established by the CC&Rs shall certify that the proposed Development Application
complies with the Design Guidelines. To facilitate uniform application and enforcement of the
Design Guidelines, the Design Guidelines shall incorporate the design standards set forth in the
Zone. Potential avenues of enforcement of the applicable CC&Rs available to the applicable
Property Owners’ Association or Owners shall include judicial enforcement by a court having
subject matter jurisdiction over the particular dispute.

10. Fees & Bonding.

10.1 General Requirement of Payment of Fees. The City acknowledges its
fees are subject to applicable State law. The City’s impact fee requirements will be
set forth in the City’s approved Capital Facilities Plan for the Project area to be
developed subsequent to this Agreement and incorporated herein.

10.2 Warranty Bonding. To the extent other public financing vehicles are not
available for any on or off-site, publicly dedicated infrastructure or similar
improvements for the Project, Property Owners, Developers or Sub-developers, as
applicable, shall provide performance or warranty bonds, per the Heber City Code,
in the form of letters of credit or cash bonds (all forms approved by the City) in
relation to any on or off-site, publicly dedicated infrastructure or similar
improvements for the Project (the “Security”), including, without limitation, roads,
curb and gutter, storm drains, sewer, water, street lighting, signs, sidewalks,
landscaping within public rights of way, public open space, public parks and trails.
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Notwithstanding anything to the contrary under the City’s Vested Laws, Property
Owners shall not be required to post any such security for any privately-owned
infrastructure or improvements, not necessary for public health and safety. The
Security required under this section shall otherwise conform to the requirements of
State Law.

11. Construction Standards and Requirements.

11.1 Building Permits. No buildings or other structures that require permits,
shall be constructed within the Project without the Developer or Sub-developer first
obtaining building permits in accordance with the City's Vested Laws. Developers
and Sub-developers may apply for and obtain a grading permit following
Preliminary Site Plan approval if the Developers or Sub-developers, as applicable,
have submitted and received approval of a site-grading plan and SWPPP and
subject to a Land Disturbance Permit issued pursuant to Section 12 below.

11.2  City 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, a Developer or Sub-developer shall,
at their expense, secure, or cause to be secured, any and all permits which may be
required by the City under the City’s Vested Laws or any other governmental entity
having jurisdiction over the work. The City shall reasonably cooperate with
Developers Sub-developers in seeking to secure such permits from other
governmental entities.

11.3 Limitation to Three Stories. No structure in the Project shall exceed three
(3) stories in height unless approved by the City Council.

12. Grading, On-Site Processing of Natural Materials; Storm Water
Management.

12.1 Intentionally Omitted.

12.2  On-Site Processing of Natural Materials. Property Owners may use the
natural materials located on the Project, including, without limitation, sand, gravel
and rock, and may process such natural materials into construction materials,
including, without limitation, aggregate or topsoil, for use in the construction of On
and Off-Site Infrastructure, commercial buildings, residential structures, or other
buildings or improvements located in the Project and other locations outside the
Project. Property Owner shall remediate any damage to trails, infrastructure,
drainage or natural water features caused by such use. Notwithstanding this
provision, this does not permit the construction of any subdivision or site-specific
improvements prior to the requisite Final Plat review and approval for such
improvements. Any such uses shall not be considered gravel pits.
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12.3 Storm Water Management. The Parties acknowledge that the City is
presently contemplating a future regional storm water master plan (as finalized and
adopted by the City, the “City Updated North Village Stormwater Master
Plan”). Concurrent with Provision 4.1 above, FINCH CREEK shall be required to
comply with all future policies and standards of the North Village Stormwater
Master Plan and associated Stormwater Design Manual, yet to be adopted, and all
standards and requirements of any and all exhibits attached and incorporated into
this Agreement, including but not limited to the Engineering Review Letter.

12.3.1 As a condition of annexation, as outlined in the City Updated North
Village Storm water Master Plan, Developer and Property Owner shall restore or
replace the historic, natural drainage channels downstream of the existing irrigation
canals, as outlined and contemplated in the above referenced Master Plan.

12.4 Intentionally Omitted.

12.5. Future Transportation Plan. The Parties acknowledge that the City is
presently contemplating a future Updated North Village Transportation Plan (as
finalized and adopted by the City, the (when finalized and adopted by the City, the
“City Updated North Village Transportation Plan”). Concurrent with Provision
4.1 above, FINCH CREEK shall be required to comply with all future policies and
standards of the North Village Transportation Plan, yet to be adopted, and all
standards and requirements of any and all exhibits attached and incorporated into
this Agreement, including but not limited to the Engineering Review Letter.

13.  Provision of Municipal Services. The City shall provide all City services to the

Project that it provides from time to time to other residents and properties within the City including,
but not limited to, development services and inspections, road and streetlight maintenance on
public streets, police, and other emergency services. Such services shall be provided to the Project
at the same levels of service, and on the same terms and rates as provided to other residents and
properties in the City, unless such services are provided by other entities, or, because of the unique
topography, location or other special or unique circumstances in the area covered by this
Agreement, the cost to provide such services is higher than the like property rate throughout the
City, and the City is able to demonstrate by empirical evidence, that such costs are a result of
substantive additional or increased costs of municipal services, or financial burden to the City,
then such additional costs, including but not limited to those required for additional special fire or
police services, may be passed on to the Property Owners by way of special municipal service
zonal fees, or some other equivalent of such fees. The City may charge such increased rate fees
to Property Owners with respect to the Project, Phase, or sections of a Phase proportionate to their
share of the increased cost.

14. Default. Any failure by any party to perform any term or provision of this
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Agreement, which failure continues uncured for a period of thirty (30) days following the receipt
of written notice of such failure from the other party (unless such period is extended by mutual
written consent, and subject to Sections 14.2 through 14.4), shall constitute a “Default” under
this Agreement. Any notice given pursuant to the preceding sentence (“Asserted Default
Notice”) shall comply with Section 14.1.

14.1. Notice. If a Property Owner or the City causes an event which remains
uncured for a period of thirty (30) days, this would constitute a Default of this
Agreement. The Party claiming a Default shall provide a written Asserted Default
Notice to the other Party.

14.1.1. Contents of the Asserted Default Notice. The Asserted Default
Notice shall:

14.1.1.1  Claim of Default. Specify the claimed event of
Default;

14.1.1.2. Identification of Provisions. Identify with
particularity the provisions of any applicable law, rule, regulation
or provision of this Agreement that is claimed to be in Default;

14.1.1.3.  Specify Materiality. Identify why the claimed
Default is claimed to be material; and

14.1.1.4. Proposed Cure. Specify the manner in which said
failure may be satisfactorily cured.

14.2. Cure. Following receipt of an Asserted Default Notice, the defaulting Party
shall have sixty (60) days in which to cure such claimed Default (the “Cure
Period”). If more than 60 days is required for such cure, the defaulting Party shall
have such additional time as is reasonably necessary under the circumstances in
which to cure such Default so long as the defaulting Party commences such cure
within the Cure Period and pursues such cure with reasonable diligence.

14.3. Meet and Confer, Mediation, Arbitration. Upon the failure of a
defaulting Party to cure a Default within the Cure Period or in the event the
defaulting Party contests that a Default has occurred, before initiating any formal
litigation proceedings the Parties shall first engage in Mediation.

14.4. Remedies. If the Parties are not able to resolve the Default by Mediation,
the Parties shall have the following remedies:

14.4.1. Legal Remedies. Legal Remedies available to both Parties shall
include all rights and remedies available at law and in equity, including, but
not limited to, injunctive relief, specific performance and/or damages. In
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addition to any other rights or remedies, any Party may institute legal action
to cure, correct or remedy any default, to specifically enforce any covenant
or agreement herein, or to enjoin any threatened or attempted violation.
Nothing in this section is intended to, nor does it limit Developer’s or City’s
right to such legal and equitable remedies as permitted by law. It is
specifically acknowledged by both Parties that neither Party waives any
such rights for legal and equitable remedies.

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

14.4.3. Withholding Further Development Approvals. The right to
withhold all further reviews, approvals, licenses, building permits and/or
other permits for development of that portion of the Property owned by the
defaulting Property Owner.

14.5. Public Meeting. For any Default by a Property Owner, before any remedy
in Section 14.4.1 may be imposed by the City, Property Owners shall be afforded
the right to attend a public meeting before the Council and to address the Council
regarding the claimed Default.

14.6. Emergency Defaults. Anything in this Agreement notwithstanding, if the
Council finds on the record in a public meeting that a Default by Property Owners
materially impairs a compelling, countervailing interest of the City and that any
delays in imposing a remedy to such a Default would also impair a compelling,
countervailing interest of the City, the City may impose the remedies of Section
14.4., without any further requirements or obligations to the Property Owners. The
City shall give Notice to Property Owners in accordance with the City’s Vested
Laws of any public meeting at which an emergency Default is to be considered and
Property Owners shall be allowed to attend such meeting and address the Council
regarding the claimed emergency Default.

14.7. Cumulative Rights. The rights and remedies set forth herein shall be
cumulative.

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

To the Property Owners:

Finch Creek, LLC
Attn: James Stout
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1113 8. 500 W.
Bountiful, UT 84010

To the City:

City of Heber

Attn: City Recorder
25 North Main Street
Heber, Utah 84032

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

15.1.1 Physical Delivery. Its actual receipt, if delivered personally, by
courier service, or by facsimile, provided that a copy of the facsimile Notice
is mailed or personally delivered as set forth herein on the same day and the
sending Party has confirmation of transmission receipt of the Notice.

15.1.2 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.

15.1.3 Mail Delivery. 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.

15.1.4 Change of Notice Address. Any Party may change its address for
Notice under this Agreement by giving written Notice to the other Party in
accordance with the provisions of this Section.

16. Administrative Amendments.

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

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

16.1.2 Design Guidelines. Modifications of the Design Guidelines.

16.1.3 Development Unit Allocations. Any allocation of Development
Unit densities to be made by FINCH CREEK or its successors.

24

Page 35 of 631



16.1.4 Minor Amendment. Any other modifications deemed to be minor
modifications by the Administrator.

16.2 Application to Administrator. Applications for Administrative
Amendments shall be filed with the Administrator.

16.2.1 Referral by Administrator. If the Administrator determines for
any reason that it would be inappropriate for the Administrator to determine
any Administrative Amendment, the Administrator may require the
Administrative Amendment to be processed as a Modification Application.

16.2.2 Administrator’s Review of Administrative Amendment. The
Administrator shall consider and decide upon the Administrative
Amendment within a reasonable time not to exceed forty-five (45) days
from the date of submission of a complete application for an Administrative
Amendment. Applicant must provide all documents in their completed
form and pay any required fee in accordance with State law.

16.2.3 Notification Regarding Application _and _Administrator’s
Approval. Within ten (10) days of receiving a complete application for an
Administrative Amendment, the Administrator shall notify the Council in
writing. Unless the Administrator receives a notice pursuant to these
Sections, requiring that the proposed Administrative Amendment be
considered by the Council as a Modification Application, the Administrator
shall review the application for an Administrative Amendment and approve
or deny the same within the 45-day period set forth in Section 16.2.2. If the
Administrator approves the Administrative Amendment, the Administrator
shall notify the Council in writing of the proposed approval and such
approval of the Administrative Amendment by the Administrator shall be
conclusively deemed binding on the City. A notice of such approval shall
be recorded against the applicable portion of the Property in the official City
records.

16.2.4 City __Council Requirement of Modification _Application
Processing. If the Council requires the proposed Administrative
Amendment to be considered by the Council as a Modification Application,
it shall, within two (2) business days after the first Council meeting
following notification by the Administrator pursuant to Section 16.2.3
above, notify the Administrator that the Administrative Amendment must
be processed as a Modification Application, and that the Council shall be
the final determining body for any and all Modification Applications.

16.2.5 Appeal of Administrator’s Denial _of Administrative

Amendment. If the Administrator denies any proposed Administrative

Amendment, the Applicant may process the proposed Administrative
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Amendment to the Council for final adjudication. The Council shall be the
final determining body for any and all Modification Applications.

17.  Amendment. Except for Administrative Amendments, any future amendments to
this Agreement shall be considered as Modification Applications subject to the following

processes:
17.1 Submissions of Modification Applications. Only the City or FINCH
CREEK or an assignee of FINCH CREEK, approved in writing by the City, and
one that succeeds to all of the rights and obligations of FINCH CREEK under this
Agreement may submit a Modification Application.

17.2 Modification Application Contents. Modification Applications shall:

17.2.1 Identification of Property. Identify the property or properties
affected by the Modification Application. '

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

17.2.3 Identification of Non-City Agencies. Identify any Non-City
agencies potentially having jurisdiction over the Modification Application.

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

17.2.5 Fee. Modification Applications shall be accompanied by a fee in an
amount reasonably estimated by the City to cover the costs of processing
the Modification Application.

17.3. Mutual Cooperation in Processing Modification Applications. Both the
City and Applicants shall cooperate reasonably in promptly and fairly processing
Modification Applications.

17.4 Planning Commission Review of Modification Applications.

17.4.1 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 City’s Vested Laws in light of the nature and/or complexity of the
Modification Application. The City shall not be required to begin its review
of any application unless and until the Applicant has submitted a complete
application.
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18.

17.4.2 Recommendation. The Planning Commission’s vote on the
Modification Application shall be only a recommendation.

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

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

17.7 Mediation of Council’s Objections to Modification Applications. If the
Council and Property Owners are unable to resolve a dispute regarding a
Modification Application, the Parties shall attempt within seven (7) days to appoint
a mutually acceptable expert in land planning or such other discipline as may be
appropriate. Ifthe Parties are unable to agree on a single acceptable mediator, each
shall, within seven (7) days, appoint its own individual appropriate expert. These
two experts shall, between them, choose the single mediator. Property Owners shall
pay the fees of the chosen mediator. The chosen mediator shall within fourteen
(14) days, review the positions of the parties regarding the mediation issue and
promptly attempt to mediate the issue between the parties.

17.8 Amendments by FINCH CREEK. Notwithstanding any other provision
in this Agreement to the contrary, FINCH CREEK may propose and if approved by
the City, execute any amendment or other modification of this Agreement or the
Site Plan, without the consent of any Property Owner provided that such
amendments, modifications, land uses and density allocations: (a) are consistent
with the requirements of the City’s Vested Laws; and (b) shall not alter the ERU
density allocated to such Property Owner identified in a duly executed
Development Report or assignment from FINCH CREEK or otherwise affect any
development rights associated with such Property Owner’s Development Property
set forth in a property specific development agreement with the City pertaining to
such Development Property or a recorded Subdivision Plat specific to such
Development Property and no other portion of the Project. For avoidance of doubt,
neither the City nor FINCH CREEK shall be required to obtain the consent of any
Property Owner or any subsequent owner of a portion of the Project in order to
amend this Agreement pursuant to this Section 17.

Estoppel Certificate. Upon twenty (20) days prior written request by a Property

27

Page 38 of 631



Owner, the City will execute an estoppel certificate to any third party certifying that this
Agreement has not been amended or altered (except as described in the certificate) and remains in
full force and effect, and that such Property Owner is not in default of the terms of this Agreement
(except as described in the certificate), and such other matters as may be reasonably requested by
the Property Owner. The City acknowledges that a certificate hereunder may be relied upon by
transferees and mortgagees.

19.  Attorney Fees and Costs. Subject to the Default provisions of Section 14 above,
any and all disputes arising out of or related to the terms and conditions of this Agreement,
including the interpretation and validity of the terms herein and the respective rights and
obligations of the parties, shall first be negotiated informally in good faith between the parties. If
such informal negotiations do not resolve the dispute, the parties shall participate, in good faith,
in mediation. If mediation is unsuccessful, then either party may pursue whatever legal remedies
may be available, at law or equity, before a court of competent jurisdiction, the losing party to
the controversy shall pay to the successful party any and all costs and expenses, including
reasonable attorney's fees, investigating such actions, taking depositions and discovery, and all
other necessary costs incurred in, arising out of or resulting from such default (including any
incurred in connection with any appeal or in bankruptcy court) incurred by such party and, in
addition, such costs and expenses as are incurred in enforcing this Agreement.

20. Entire Agreement. Unless expressly provided herein, nothing in this Agreement
shall be interpreted to conflict with, replace or waive any requirements, obligations, standards,
duties, rights and enforcements afforded to the Parties, provided by and through the NVOZ Zone
and Ordinance, and shall be interpreted and presumed by the Parties to be consistent, in harmony
with, and incorporated herein with this Agreement. This Agreement and all Exhibits hereto, 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.

21. Headings. The captions used in this Agreement are for convenience only and a not
intended to be substantive provisions or evidences of intent.

22 No Third-Party Rights/No Joint Venture. This Agreement does not create a joint

venture relationship, partnership or agency relationship between the City and Property Owner.
Further, the Parties do not intend this Agreement to create any third-party beneficiary rights.

The Parties acknowledge that this Agreement refers to a private development and that the City
has no interest in, responsibility for or duty to any third parties, including but not limited to JSSD
or NVSSD, concerning any improvements to the Property unless the City has accepted the
dedication of such improvements at which time all rights and responsibilities for the dedicated
public improvement shall be the City's.

23. Assignability.

23.1 Transfer to Developers and Sub-developers. Notwithstanding anything
to the contrary in this Agreement, FINCH CREEK or its successor may sell any
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portion of the Property to one or more Developers and/or Sub-developers at any
time from and after the Effective Date. Each such transferred portion of the
Property (each, a “Development Property”) shall be developed by the Developer
and/or Sub-developer in accordance with and subject to the terms hereof, including,
without limitation, the following:

23.1.1 Developer or Sub-developer shall assume in writing for the benefit
of the City and Property Owners all of the obligations and liabilities of
Property Owners hereunder with respect to the Development Property;

23.1.2 Developer and Sub-developer shall be afforded the rights of
Property Owners granted hereunder in respect of the applicable
Development Property only, including, without limitation, any rights of
Property Owners in and the impact fee credits and/or reimbursements
pertaining to such Development Property; provided, however, that unless
FINCH CREEK otherwise agrees in writing, Developer and/or Sub-
developer shall not, in each case without the prior written consent of FINCH
CREEK, which may be granted or withheld in FINCH CREEK’s sole
discretion:

(ii) submit any design guidelines to the City in respect to the
Development Property and/or propose any amendments,
modifications or other alterations to the Design Guidelines or any
other design guidelines previously submitted by FINCH CREEK
Owners to the City in respect of the Development Property;

(iii) process any Final Plats, site plans or Development
Applications for the Development Property and/or propose any
amendments, modifications or other alterations of any approved
Final Plats, site plans, and/or Development Applications
procured by FINCH CREEK for the Development Property; or

(iv) propose or oppose any amendments, modifications or other
alterations to this Agreement.

23.1.3 The City agrees not to accept or process any of the foregoing matters
from a Developer and/or Sub-developer unless the matter has been
approved by the owner of the Development Property.

23.1.4 FINCH CREEK shall not amend, modify or alter this Agreement or
the Design Guidelines, or any Final Plats, Development Agreements and/or
site plans approved for the Development Property in a manner that would
materially interfere with Developer and/or Sub-developer’s rights
hereunder in respect of such Development Property, in each case without
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Developer and/or Sub-developer’s prior written consent, which shall not be
unreasonably withheld, conditioned or delayed.

24.  Effect of Breach. Notwithstanding any other provision of this Agreement, no
breach or default hereunder, by any Person succeeding to any portion of a Property Owner’s
obligations under this Agreement shall be attributed to Property Owner. Nor may a Property
Owner’s rights hereunder be canceled or diminished in any way by any breach or default by any
such Person. No breach or default hereunder by a Property Owner shall be attributed to any Person
succeeding to any portion of such Property Owner’s rights or obligations under this Agreement,
nor shall such transferee’s rights be canceled or diminished in any way by any breach or default
by such Property Owner. During the development of the Project, until final approval of and
dedication to the City, Developer, Owners or Owners, and their assigns, transferees, and sub -
developers shall maintain the City as an additional named insured where reasonably possible, and
without adding unreasonable cost, on any relevant or applicable liability insurance associated with
the Project.

25. Mortgagee Protection. This Agreement shall be superior and senior to any lien
placed upon the Property, or any portion thereof, including the lien of any Mortgage.
Notwithstanding the foregoing, no breach of this Agreement shall defeat, render invalid, diminish
or impair the lien of any such Mortgage made in good faith and for value, but all of the terms and
conditions contained in this Agreement shall be binding upon and effective against any Person that
acquires title to the Property, or any portion thereof, by foreclosure, trustee's sale, deed in lieu of
foreclosure or otherwise. Notwithstanding the provisions of this Section, no Mortgagee shall have
any obligation or duty under this Agreement to construct or complete the construction of
improvements, or to guarantee such construction or completion. If the City receives a written
notice from a Mortgagee requesting a copy of any notice of default given to a Property Owner or
a Sub-developer and specifying the address for service thereof, then the City shall deliver to such
Mortgagee, concurrently with service thereon to the Property Owner or a Sub-developer, as
applicable, any notice of default or determination of noncompliance given to the Property Owner
or such Sub-developer. Each Mortgagee shall have the right (but not the obligation) for a period
of 90 days after the receipt of such notice from the City to cure or remedy the default claimed or
the areas of noncompliance set forth in the City's notice. If such default or noncompliance is of a
nature that it can only be cured or remedied by such a Mortgagee upon obtaining possession of the
Property, then such Mortgagee may seek to obtain possession with diligence and continuity
through a receiver or otherwise, and shall within 90 days after obtaining possession cure or remedy
such default or noncompliance. If such default or noncompliance cannot with diligence be cured
or remedied within either such 90 -day period, then such Mortgagee shall have such additional
time as may be reasonably necessary to cure or remedy such default or noncompliance if such
Mortgagee commences such cure or remedy during such 90 -day period and thereafter diligently
pursues completion of such cure or remedy to the extent possible.

26. Termination.
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26.1 This Agreement shall be terminated and of no further effect upon the
occurrence of any of the following events:

(1) Expiration of the Term of this Agreement, unless extended as
provided in Section 4.3;

(ii))  Completion of the Project in accordance with the Development
Entitlements and the City’s issuance of all required occupancy
permits and acceptance of all dedications and improvements
required under the Development Entitlements and this Agreement;

(iii)  Except for the payment of applicable fees and assessments, as for
any specific residential dwelling or other structure within the
Project, this Agreement shall be terminated for such dwelling or
other structure upon the issuance by City of a certificate of
occupancy therefore;

(iv)  Entry of final judgment (with no further right of appeal) or issuance
of a final order (with no further right of appeal) directing City to set
aside, withdraw, or abrogate City’s approval of this Agreement,

V) The effective date of a party’s election to terminate the Agreement
as specifically provided in this Agreement, or

(vi)  in the event that Developer or the project are in default, or where
material, contractual and developmental obligations are not met, or
any deadlines and conditions of this Agreement, and relevant State
and Federal Laws not fulfilled or are violated, after appropriate
default notices and cure provisions of this Agreement.

26.2 Notice of Termination. City shall, upon written request made by Developer
or Developer’s successor(s) or assign(s) or any Owner to City’s Planning Director,
determine if the Agreement has terminated with respect to any parcel or lot at the
Property, and shall not unreasonably withhold, condition, or delay termination as
to that lot or parcel. Upon termination of this Agreement as to any lot or parcel,
City shall upon Developer or Developer’s successor(s) or assign(s) or any Owner’s
request record a notice of termination that the Agreement has been terminated. The
aforesaid notice may specify, and Developer or Developer’s successor(s) or
assign(s) and Owners agree, that termination shall not affect in any manner any
continuing obligation to pay any item specified by this Agreement. Termination of
the Agreement as to any parcel or lot at the Property shall not affect Developer or
Developer’s successor(s) or assign(s) or any Owner’s rights or obligations under
any of the Development Entitlements and Subsequent Entitlements, including but
not limited to, the General Plan, Specific Plan, Zoning Ordinance and all other City
policies, regulations, and ordinances applicable to the Project at the Property. City
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may charge a reasonable fee for the preparation and recordation of any notice(s) of
termination requested by Developer or Developer’s successor(s) or assign(s) or any
Owner.

26.3 Partial Termination. In the event of a termination of this Agreement with
respect of any portion of the Property, any then-existing rights and obligations of
the parties with respect to such portion of the Property shall automatically terminate
and be of no further force, effect or operation. However, no termination of this
Agreement with respect to any portion of the Property or the Project shall affect in
any way the parties’ rights and obligations hereunder with respect to any other
portion of the Property or Project not subject to the termination. Subject to the
provisions of the Default Paragraph 14, the expiration or termination of this
Agreement shall not result in any expiration or termination of any Entitlement then
in existence, without further action of City.

27.  Insurance and Indemnification. Each Property Owner shall defend and hold the
City and its officers, employees and consultants harmless for any and all claims, liability and
damages arising out of the negligent actions or inactions of such Property Owner, its agents or
employees pursuant to this Agreement, unless caused by the City’s negligence or willful
misconduct.

28. Hazardous, Toxic, and/or Contaminating Materials. Each Owner shall defend
and hold the City and its elected and/or appointed boards, officers, agents, employees and
consultants harmless from any and all claims, liabilities, costs, fines, penalties and/or charges of
any kind whatsoever relating to the existence and removal, or caused by the introduction of
hazardous, toxic and/or contaminating materials by such Property Owner on the Project or arising
out of action or inactions of Developer, except where such claims, liability costs, fines, penalties
and charges are due to the actions of the City or its elected or appointed boards, officers, agents,
employees or consultants.

29. Binding Effect. If FINCH CREEK or another Property Owner conveys any portion
of the Property to one or more Sub-developers, the property so conveyed shall have the same
rights, privileges, Intended Uses and configurations, and shall be subject to the same limitations
and rights of the City, applicable to such property under this Agreement prior to such conveyance,
without any required approval, review, or consent by the City, except as otherwise provided herein.

30. No Waiver. Failure of any Party hereto to exercise any right hereunder shall not
be deemed a waiver of any such right and shall not affect the right of such Party to exercise at
some future date any such right or any other right it may have.

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

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

34. Appointment of Representatives. To further the commitment of the Parties to
cooperate in the implementation of this Agreement, the City and FINCH CREEK each shall
designate and appoint a representative to act as a liaison between the City and its various
departments and FINCH CREEK. The initial representative for the City shall be City Manager,
or his designee and the initial representatives for FINCH CREEK shall be Marco Diaz. 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 Agreement and
the development of the Project.

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

36. Applicable Law. This Agreement is entered into in the City 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.

37.  Recordation and Running with the Land. This Agreement shall be recorded in
the office of the Wasatch County Recorder. Copies of the City’s Vested Laws, Exhibit D, shall
not be recorded. A secure copy of Exhibit D shall be filed with the City Recorder and each Party
shall also have an identical copy. The provisions of this Agreement shall constitute real covenants,
contract and property rights and equitable servitudes, which shall run with all of the land subject
to this Agreement. The burdens and benefits hereof shall bind and inure to the benefit of each of
the Parties hereto and all successors in interest to the Parties hereto. All successors in interest shall
succeed only to those benefits and burdens of this Agreement which pertain to the portion of the
Project Area to which the successor holds title. Such titleholder is not a third party beneficiary of
the remainder of this Agreement or to zoning classifications and benefits relating to other portions
of the Project Area. The obligations of Property Owners hereunder are enforceable by the City,
and no other Person shall or may be a third party beneficiary of such obligations unless specifically
provided herein.
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38. Authority. The parties to this Agreement each warrant that they have all of the
necessary authority to execute this Agreement. Specifically, on behalf of the City, the signature
of the Mayor of the City is affixed to this Agreement lawfully binding the City pursuant to City
Policy. This Agreement is approved as to form and is further certified as having been lawfully
adopted by the City by the signature of the City Attorney.

39. Covenant of Good Faith and Fair Dealing. No party shall do anything which
shall have the effect of injuring the right of another party to receive the benefits of this Agreement
or do anything which would render its performance under his agreement impossible. Each party
shall perform all acts contemplated by this Agreement to accomplish the objectives and purposes
of this Agreement.

40.  Further Actions and Instruments. The Parties agree to provide reasonable
assistance to the other and cooperate to carry out the intent and fulfill the provisions of the
Agreement. Each of the parties shall promptly execute and deliver all documents and perform all
acts as necessary to carry out the matters contemplated by this Agreement.

41.  Partial Invalidity Due to Governmental Action. In the event state or federal laws
or regulations enacted after the Execution Date of this Agreement, or formal action of any
governmental jurisdiction other than City, prevent compliance with one or more provisions of this
Agreement, or require changes in plans, maps or permits approved by City, the parties agree that
the provisions of this Agreement shall be modified extended or suspended only to the minimum
extent necessary to comply with such laws or regulations.

[Signatures appear on the following two pages.]
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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.

PROPERTY OWNER

Finch Creek, LLC
Utah limited liability company

By e
NamegJames Stout —— —
Title: Manager

PROPERTY OWNER ACKNOWLEDGMENT

STATE OF UTAH )
:§.
CITY OF SALT LAKE )

Onthe 5'Hﬁday of M 2022, personally appeared before meJames Stout, who being

by me duly sworn, did say that he is the Manager of Finch Creek, LLC, 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.

ccccc -~

\GB ) coumssions roonss|  NOTARY PUBLIC

~555" COMM. EXP. 08-21-2026
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CITY

Heber City, a political subdivision of the State of Utah

{ 2
By: ?’[MM W
Name: Hesdi Fradnco
Its: _@L{gﬂ'

Approved as to form and legality: Attest:

City Attorney City Recorder
By: | By:Jﬂﬁwm% /AOL(Q

CITY ACKNOWLEDGMENT
STATE OF UTAH )
+§-
CITY OF HEBER )

On the & E' ' day OMM, 2022, personally appeared before me Heidi Franco who being
by me duly sworn, did say that she is the Mayor of City of Heber, a political subdivision of the

State of Utah, and that said instrument was signed in behalf of the City by authority of its governing
body.

5% TRINA N COOKE

’f@fr‘* ’Gé NOTARY PUBLIC+ STATE OF UTAH i é,(_
S COMMISSION# 725852
555" COMM. EXP. 08-21-2026 NOTARY PUBLIC

Za
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EXHIBIT A

TO DEVELOPMENT AGREEMENT FOR FINCH CREEK MIXED USE RESIDENTIAL
DEVELOPMENT

Legal Description

THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN WASATCH COUNTY,
UTAH AND IS DESCRIBED AS FOLLOWS:

PARCEL 1: (PARCEL NO.: 00-0007-7847/SERIAL NO.: OWC-0537-0-019-035)

ADDRESS: 3390 N HWY 40, HEBER CITY, UT 84032

COMMENCING AT A POINT HAVING STATE PLANE RECTANGULAR COORDINATES
OF X:2022919.84 AND Y:806794.95 (BASED ON THE CONFORMAL PROJECTION, UTAH
CENTRAL ZONE); SAID POINT ALSO BEING SOUTH 935.47 FEET AND EAST 1646.19
FEET FROM THE NORTH ONE-QUARTER CORNER OF SECTION 19, TOWNSHIP 3
SOUTH, RANGE 5 EAST, SALT LAKE BASE AND MERIDIAN; THENCE SOUTH 87°18'04"
WEST 515.93 FEET; THENCE NORTH 28°34'26" WEST 129.47 FEET; THENCE NORTH
64°00' EAST 50.0 FEET; THENCE NORTH 18°5624" WEST 153.68 FEET; THENCE NORTH
68°25'30" EAST 492.04 FEET; THENCE SOUTH 49°00'48" EAST 30.21 FEET; THENCE
SOUTH 32°32'13" EAST 96.2 FEET; THENCE SOUTH 52°35'46" WEST 139.24 FEET,
THENCE SOUTH 32°30'37" EAST 298.9 FEET TO THE POINT OF BEGINNING.

LESS AND EXCEPTING THE FOLLOWING DESCRIBED PROPERTY;

ALL THAT PORTION OF THE THOMAS W. AND PAULA P. ANDERSON PROPERTY,
SITUATE IN THE NORTHEAST QUARTER OF THE NORTHEAST QUARTER (NE 1/4 NE
1/4) OF SECTION NINETEEN (19), TOWNSHIP THREE (3) SOUTH, RANGE FIVE (5) EAST,
SALT LAKE BASE AND MERIDIAN, INCLUDED WITHIN A STRIP OF LAND TWENTY-
FIVE (25.00) FEET WIDE, TWENTY-FIVE (25.00) FEET RIGHT OR WESTERLY FROM
THE CENTER LINE OF THE WASATCH CANAL, FROM STATION 97+22 TO 98+44:
BEGINNING AT A POINT IN THE CENTERLINE OF THE WASATCH CANAL (STATION
97+22), AS SAID CENTERLINE IS DEPICTED ON THE ATTACHED EXHIBIT A
(ATTACHED HERETO AND BY THIS REFERENCE MADE A PART HEREOF), WHICH
POINT IS FOUR HUNDRED SEVENTY-SIX AND SEVENTY-NINE HUNDREDTHS
(476.79) FEET SOUTH AND ELEVEN HUNDRED AND FIFTY-SIX HUNDREDTHS
(1100.56) FEET WEST FROM THE NORTHEAST CORNER OF SAID SECTION NINETEEN
(19) (BRASS CAP SET 1976); THENCE SOUTHEASTERLY SIXTY-FOUR AND TWENTY-
FOUR HUNDREDTHS (64.24) FEET ALONG THE ARC OF A ONE HUNDRED FORTY
(140.00) FOOT RADIUS CURVE TO THE RIGHT (CHORD BEARS SOUTH 39°1721" EAST
SIXTY-THREE AND SIXTY-EIGHT HUNDREDTHS (63.68) FEET) TO THE POINT OF
REVERSE CURVATURE OF A ONE HUNDRED SEVENTY-TWO AND FIFTY-FIVE
HUNDREDTHS (172.55) FOOT RADIUS CURVE; THENCE SOUTHEASTERLY FIFTY-
EIGHT AND FIFTY HUNDREDTHS (58.50) FEET ALONG THE ARC OF SAID CURVE TO
A POINT (STATION 98+44) ONE THOUSAND TWENTY-SIX AND FOURTEEN
HUNDREDTHS (1026.14) FEET WEST AND FIVE HUNDRED
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SEVENTY-THREE AND TWENTY-SIX HUNDREDTHS (573.26) FEET SOUTH FROM THE
NORTHEAST CORNER OF SAID SECTION NINETEEN (19) (BRASS CAP SET 1976).
EXCEPTING THE PORTION THAT LIES WITHIN THE HALL FAMILY PARTNERSHIP
TRACT, (ENTRY NO. 185608, RECORDED MARCH 21, 1996, IN BOOK 318, AT PAGE 410,
WASATCH COUNTY, UTAH).

THE SIDE BOUNDARIES OF SAID STRIP ARE TO BE SHORTENED OR EXTENDED SO
AS TO BEGIN ON SAID NORTHERLY BOUNDARY LINE AND END ON SAID
SOUTHERLY BOUNDARY LINE OF SAID PROPERTY BOUNDARY.

SITUATE INWASATCHCOUNTY, STATE OF UTAH.

PARCEL 2: (PARCEL NO.: 00-0021-2027/ SERIAL NO.: OWC-0539-5-019-035)

ADDRESS: NONE ASSIGNED

BEGINNING AT A POINT BEING SOUTH 00°30'30" EAST 1085.37 FEET AND SOUTH
89°53'52" WEST 669.21 FEET FROM THE NORTHEAST CORNER OF SECTION 19,
TOWNSHIP 3 SOUTH, RANGE 5 EAST, SALT LAKE BASE AND MERIDIAN; AND
RUNNING THENCE SOUTH 89°53'52" WEST, A DISTANCE OF 466.63 FEET; THENCE
SOUTH 42°0420" WEST, A DISTANCE OF 263.72 FEET TO A POINT ON THE
NORTHWEST SIDELINE OF STATE HIGHWAY 40; THENCE NORTH 31°21'37" WEST,
ALONG SAID SIDELINE, A DISTANCE OF 402.47 FEET; THENCE NORTH 87°13'09"
EAST, A DISTANCE OF 520.38 FEET; THENCE NORTH 32°30'59" WEST, A DISTANCE OF
298.91 FEET; THENCE NORTH 52°35'58" EAST, A DISTANCE OF 139.08 FEET; THENCE
NORTH 32°24'17" WEST, A DISTANCE OF 96.36 FEET; THENCE NORTH 49°02'11" WEST,
A DISTANCE OF 30.17 FEET; THENCE SOUTH 68°24'44" WEST 515.30 FEET TO A POINT
ON THE NORTHWESTERLY SIDELINE OF SAID HIGHWAY 40; THENCE NORTH
24°49'56" WEST, ALONG SAID SIDELINE A DISTANCE OF 150.48 FEET; THENCE
NORTH 69°59'05" EAST, A DISTANCE OF 399.34 FEET; THENCE SOUTH 70°20'17" EAST,
A DISTANCE OF 104.96 FEET TO THE CENTER LINE OF WASATCH CANAL; THENCE
ALONG THE CENTER LINE OF SAID WASATCH CANAL THE FOLLOWING NINE (9)
COURSES; (1) SOUTH 62°37'14" EAST 78.81 FEET; (2) SOUTH 39°5329" EAST 132.39
FEET; (3) SOUTH 55°57'44" EAST 111.02 FEET; (4) SOUTH 43°39'59" EAST 56.24 FEET; (5)
SOUTH 32°00'02" EAST 23.20 FEET; (6) SOUTH 20°24'36" EAST 117.27 FEET; (7) SOUTH
41°35'39" EAST 119.93 FEET; (8) SOUTH 24°37'46" EAST 140.91 FEET; (9) SOUTH
33°44'06" EAST 85.31 FEET TO THE POINT OF BEGINNING.

SITUATE IN WASATCH COUNTY, STATE OF UTAH.

PARCEL 3: (PARCEL NO.: 00-0021-2028/ SERIAL NO.: OWC-0539-6-019-035)

ADDRESS: NONE ASSIGNED

BEGINNING AT A POINT BEING SOUTH 00°30'30" EAST 1085.37 FEET AND SOUTH
89°53'52" WEST 669.21 FEET FROM THE NORTHEAST CORNER OF SECTION 19,
TOWNSHIP 3 SOUTH, RANGE 5 EAST, SALT LAKE BASE AND MERIDIAN; AND
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RUNNING THENCE SOUTH 89°53'52" WEST, A DISTANCE OF 466.63 FEET; THENCE
SOUTH 42°04'20" WEST, A DISTANCE OF 263.72 FEET TO A POINT ON THE
NORTHWEST SIDELINE OF STATE HIGHWAY 40; THENCE NORTH 31°21'37" WEST,
ALONG SAID SIDELINE, A DISTANCE OF 402.47 FEET; THENCE NORTH 87°13'09"
EAST, A DISTANCE OF 520.38 FEET; THENCE NORTH 32°30'59" WEST, A DISTANCE
OF 298.91 FEET; THENCE NORTH 52°35'58" EAST, A DISTANCE OF 139.08 FEET;
THENCE NORTH 32°24'17" WEST, A DISTANCE OF 96.36 FEET; THENCE NORTH
49°02'11" WEST, A DISTANCE OF 30.17 FEET; THENCE SOUTH 68°24'44" WEST 515.30
FEET TO A POINT ON THE NORTHWESTERLY SIDELINE OF SAID HIGHWAY 40;
THENCE NORTH 24°49'56" WEST, ALONG SAID SIDELINE A DISTANCE OF 150.48
FEET; THENCE NORTH 69°59'05" EAST, A DISTANCE OF 399.34 FEET; THENCE
SOUTH 70°20'17" EAST, A DISTANCE OF 104.96 FEET TO THE CENTER LINE OF
WASATCH CANAL; THENCE ALONG THE CENTER LINE OF SAID WASATCH CANAL
THE FOLLOWING NINE (9) COURSES:; (1) SOUTH 62°37'14" EAST 78.81 FEET; (2)
SOUTH 39°53'29" EAST 132.39 FEET; (3) SOUTH 55°57'44" EAST 111.02 FEET; (4)
SOUTH 43°39'59" EAST 56.24 FEET; (5) SOUTH 32°00'02" EAST 23.20 FEET; (6) SOUTH
20°24'36" EAST 117.27 FEET; (7) SOUTH 41°35'39" EAST 119.93 FEET,; (8) SOUTH
24°37'46" EAST 140.91 FEET; (9) SOUTH 33°44'06" EAST 85.31 FEET TO THE POINT OF
BEGINNING.

SITUATE IN WASATCH COUNTY, STATE OF UTAH.
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EXHIBIT B
TO DEVELOPMENT AGREEMENT FOR FINCH CREEK MIXED USE RESIDENTIAL
DEVELOPMENT
Site Plan
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EXHIBIT C
TO DEVELOPMENT AGREEMENT FOR FINCH CREEK MIXED USE RESIDENTIAL
DEVELOPMENT
North Fields
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EXHIBIT D
TO DEVELOPMENT AGREEMENT FOR FINCH CREEK MIXED USE RESIDENTIAL
DEVELOPMENT

City’s Vested Laws

For the City’s Vested Laws, reference the North Village Overlay Zone (NVOZ), adopted by the
City Council of Heber City, Utah, in Chapter 18.81 of Heber Municipal Code on March 16,
2021.
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DAY

ENGINEERING

3445 ANTELOPE DRIVE, ST 200
SYRACUSE, UT 84075

PH: 801.664.4724

EM: THOMAS@HUNTDAY.CO

PROJECT TITLE
FINCH CREEK
HIGHWAY 40 & UNIVERSITY AVE.
HEBER CITY | WASATCH COUNTY, UT

LOCATED IN THE NORTHEAST QUARTER OF SECTION 19,
TOWNSHIP 3 SOUTH, RANGE 5 EAST, SALT LAKE BASE AND MERIDIAN

10' ASPHALT
TRAILWAY

BY

DESCRIPTION

REVISIONS

KEY NOTES (#)

ASPHALT PAVEMENT, SEE TYPICAL CROSS SECTION - DETAIL 1/ SHEET C1.90

10" ASPHALT TRAIL, SEE TYPICAL CROSS SECTION - DETAIL 1/ SHEET C1.90

5' CONCRETE WALKWAY, SEE CITY STANDARD DETAIL - STREETS-4 / SHEET C1.90
RESIDENTIAL DRIVEWAY APPROACH, SEE CITY STANDARD DETAIL - STREET-7 / SHEET C1.90
STANDARD CURB & GUTTER, SEE CITY STANDARD DETAIL - STREETS-4 / SHEET C1.90

ACCESSIBLE RAMP WITH TRUNCATED DOMES, SEE CITY STANDARD DETAIL - STREETS-5A/ SHEET
C1.90

7. STOP SIGN (R1-1) PER MUTCD STANDARDS AND STREET SIGN, SEE CITY STANDARD DETAIL -
STREETS-10/ SHEET C1.90

CROSSWALK - YELLOW PAINTED STRIPING
. 4-IN YELLOW PAINTED STRIPING
10. STREET LIGHTING, SEE CITY STANDARD DETAIL - STREETS-15/ SHEET C1.90
11. TRAIL LIGHTING, SEE CITY STANDARD DETAIL - STREETS-14/ SHEET C1.90
12. UTILITY CONCRETE COLLAR, SEE CITY STANDARD DETAIL - UTILITIES-4 / SHEET C3.90
13. FIRE HYDRANT LOCATION, SEE CITY STANDARD DETAIL - WATER-1/ SHEET C3.90
- 14. ROCK RETAINING WALL, SEE DETAILS/ SHEET 2.91

REV. DATE
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APPROX:
FUTURE_ CONNECTION

VERIFY SCALES

BAR IS ONE INCH ON ORIGINAL DRAWING
LOCATION: HEBER CITY, WASATCH COUNTY 0 tpprzzzzzzzirpizis 1"
IF NOT ONE INCH ON THIS SHEET, ADJUST
ZONING: NVOZ, NORTH VILLAGE OVERLAY DISTRICT SCALES ACCORDINGLY
SUB-DISTRICT: UV, UNIVERSITY VILLAGE
INTENDED USE: TOWNHOMES PROJECT INFO.
PROPERTY SIZE: 604,542 SF / 13.88 ACRES Engineer:  T. Hunt.
Drawn: C. Marsiello
DENSITY Date: 01 / 09/ 2026
BASE: 6.0 ERUS PER GROSS ACRE )
TOWNHOME <1,200 SF 0.5 ERU (NOT TO EXCEED 1,200 SQUARE FEET) Proj. No. 198 -01
TOWNHOME: >1,200 SF 0.75 ERU (NOT TO EXCEED 1,600 SQUARE FEET) SHEET TITLE
BUILDING FOOTPRINT: 129,777 SF (21%)
HARD SURFACE AREA: 163,250 SF (27%)
LANDSCAPE AREA: 311,515 SF (52%)
SETBACKS
FRONT: 10' TO 20’
SIDE: 0' BETWEEN UNITS, 15' BETWEEN BLDGS
REAR: 15' (ON ALLEY IS 5')

BUILDING UNITS: 6 UNITS MAX. SITE
PARKING: REAR YARD - ALLEY LOADING PLAN

0.25 STALLS PER UNIT
108 UNITS * 0.25 = 27 STALLS
30 STALLS PROVIDED

NOTICE TO CONTRACTORS

THE EXISTENCE AND PLACEMENT OF ANY SUBSURFACE UTILITIES OR STRUCTURES REPRESENTED IN
Know what's below THESE PLANS HAVE BEEN SOURCED FROM THE MOST CURRENT DATA ACCESSIBLE. PLEASE NOTE THAT
. 60 0 60 120 180 THE POSITIONS INDICATED ON THESE PLANS ARE APPROXIMATE. IT IS THE CONTRACTOR'S
® Ca" before you di RESPONSIBILITY TO VERIFY THESE LOCATIONS. SHOULD ANY CONFLICTS OR INCONSISTENCIES
y g. SHEET NO
OCCUR, PROMPTLY REACH OUT TO THE PROPERTY OWNER OR THE ENGINEER OF RECORD. .
FURTHERMORE, THE CONTRACTOR IS REQUIRED TO CONTACT THE RELEVANT UTILITY COMPANIES 0 O
|

Scale: 1" = 60" AND TAKE PRECAUTIONARY MEASURES TO SAFEGUARD ALL UTILITIES, WHETHER OR NOT THEY ARE
DEPICTED ON THESE PLANS.

Page 54 of 631


AutoCAD SHX Text
W

AutoCAD SHX Text_1
S

AutoCAD SHX Text_2
S

AutoCAD SHX Text_3
S

AutoCAD SHX Text_4
S

AutoCAD SHX Text_5
S

AutoCAD SHX Text_6
COMMUNICATION VAULT

AutoCAD SHX Text_7
BURIED UTILITY MARKER

AutoCAD SHX Text_8
BURIED UTILITY MARKER

AutoCAD SHX Text_9
R
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PROJECT TITLE
HIGHWAY 40 & UNIVERSITY AVE.
HEBER CITY | WASATCH COUNTY, UT
LOCATED IN THE NORTHEAST QUARTER OF SECTION 19,
TOWNSHIP 3 SOUTH, RANGE 5 EAST, SALT LAKE BASE AND MERIDIAN

-
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Q ‘i. o / X LOCATION: HEBER CITY, WASATCH COUNTY
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3 C DENSITY
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TOWNHOME <1,200 SF 0.5 ERU (NOT TO EXCEED 1,200 SQUARE FEET)
TOWNHOME: >1,200 SF 0.75 ERU (NOT TO EXCEED 1,600 SQUARE FEET)

DESCRIPTION

REVISIONS

BUILDING FOOTPRINT: 113,820 SF (23%)
HARD SURFACE AREA: 163,250 SF (29%)

B E N C H (TYP . ) L | } . i . | | ” , ' / B E N C H (TYP . ) LANDSCAPE AREA: 232,923 SF (48%)

SETBACKS

FRONT: 10' TO 20'

SIDE: 0' BETWEEN UNITS, 15' BETWEEN BLDGS
REAR: 15' (ON ALLEY IS 5")

PICKLEBALL COU RT BUILDING UNITS: 6 UNITS MAX.

PARKING: REAR YARD - ALLEY LOADING

REV. DATE

DEVELOPMENT SUMMARY

0.25 STALLS PER UNIT
108 UNITS * 0.25 = 27 STALLS
30 STALLS PROVIDED

7 PARKING STALLS ) Y ‘

LANDSCAPING
REQUIREMENTS:

TREE REQUIREMENT:
20 TREES PER 1 ACRE OF

PROJECT
(20 * 11.22 AC) = REQUIRED 224.4 ~ 225 TREES - PROVIDED 225

SHRUB REQUIREMENT:
50 SHRUBS ARE

ormroseer e VERIFY SCALES

(50 * 11.22 AC) = REQUIRED 561 SHRUBS BAR IS ONE INCH ON ORIGINAL DRAWING
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(561 SHRUBS - 337 (60% ), g11p1)BS REQUIRED - PROVIDED 224 4

GRASS OR PERENNIAL) = IF NOT ONE INCH ON THIS SHEET, ADJUST
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PERENNIALS COUNT PROJECT INFO.
AS 1 SHRUB FOR UP TO

60% OF REQUIRED Engineer:  T. Hunt
SHRUBS .
(5617 0.60) = 336.6 » 337 Drawn: C. Marsiello
’ R Date: 01/ 09/ 2026

_ Proj. No. 198 - 01
CLU BHOUSE LEGEND SHEET TITLE

SAU N A - 1 PROPOSED VEGETATION
CO L D P LU N G E . '“_ i PROPOSED ASPHALT PAVEMENT

A H OT TU B . N/ | ) 4 = PROPOSED SODDED AREA LANDSCAPE
4 PA RKI N G STA L LS GY M = PROPOSED ASPHALT TRAILWAY PLAN

SHOWER/RESTROOMS
APPROX. /
FUTU RE CO N N ECTI O N THE EXISTENCE AND PLACEMENT OF ANY SUBSURFACE UTILITIES OR STRUCTURES REPRESENTED IN

Know what's bGIOW THESE PLANS HAVE BEEN SOURCED FROM THE MOST CURRENT DATA ACCESSIBLE. PLEASE NOTE THAT
THE POSITIONS INDICATED ON THESE PLANS ARE APPROXIMATE. IT IS THE CONTRACTOR'S
® Ca" before you dig_ RESPONSIBILITY TO VERIFY THESE LOCATIONS. SHOULD ANY CONFLICTS OR INCONSISTENCIES SHEET NO
OCCUR, PROMPTLY REACH OUT TO THE PROPERTY OWNER OR THE ENGINEER OF RECORD. .
FURTHERMORE, THE CONTRACTOR IS REQUIRED TO CONTACT THE RELEVANT UTILITY COMPANIES
Scale: 1" = 60' AND TAKE PRECAUTIONARY MEASURES TO SAFEGUARD ALL UTILITIES, WHETHER OR NOT THEY ARE O O
DEPICTED ON THESE PLANS. u
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3-PLEX LEFT - FARMHOUSE

1/8" — 1|_0||

3-PLEX RIGHT - FARMHOUSE

1/8|| — 1|_0||

Level 2 Plate

117" - 10 3/32"

LEVEL 2

:

108' - 8 31/32"

107" -4 7/32"

LEVEL 1

99' - 3 3/32"

3-PLEX REAR - FARMHOUSE

Level 3 Plate

127' - 3 31/32"
LEVEL 3

119'-2 27/32"
B T.O.F.
96'-9 3/32"

1/8" — 1I_0II

5)
HEBER CITY FARMHOUSE DESIGN STANDARDS

STYLE AND FACADE COMPOSITION

m Primary roof form presents a gable facing the street.

m Front facade includes a one story porch integrated into the facade.

m Dormers used to add floor area, daylight, and architectural interest.

m Window composition reads as vertically proportioned, with balanced placement.

m Detailing stays simplified. Ornamentation stays minimal at porch, gable ends, and bays.
m Wall cladding uses horizontal lap siding and or board and batten siding.

MASSING

m Overall massing reads simple and emphasizes vertical building elements.

m Front facing gable reads as the primary form. Side wings absent or secondary.
m Projecting bays and low sloping shed roof elements appear as supporting forms.

m Building height aligns with 1.5 to 2 stories. Main level floor to ceiling height shows 8 to 10 feet.

ROOF FORM, PITCH, AND OVERHANG

m Main roof pitch falls between 6:12 and 12:12.

m Secondary hip or shed roof pitches fall between 3:12 and 6:12.
m Roof overhangs fall between 6 inches and 12 inches.

m Main gable intersects with secondary roof forms where shown.
m Metal accent roofing appears only as accent sections.

WINDOWS AND DOORS

m Windows read as vertically proportioned single hung or double hung.

m Window grouping uses individual units or pairs.

m Bay windows, if used, read square or angled.

m Exterior trim at windows and doors reads wide. Target 4 to 6 inches with cap moldings.

m Divided lites, if used, stay limited and follow approved patterns. One over one. Two over one.
Two over two. Four square grid over one. Four square grid over four square grid.

m Doors include glazed panes where shown and express restrained ornamentation.

PORCH AND ENTRY

m Front porch faces the street and stays one story.

m Corner lots use a wrap porch where applicable.

m Porch roof form reads forward facing shed or hip.

m Porch includes exposed wood and metal elements where detailed.

m Porch columns read substantial. Square columns at least 6x6. Round columns at least 6
inches diameter.

m Railings use turned balusters, square balusters, or steel.

DETAILS AND MATERIAL TRANSITIONS

m Detailing reads simplified and ornamentation restrained.

m Porch structure shows exposed structural elements where detailed.
m Exposed concrete foundation receives stone or brick cladding.

m Gutters read ogee or half round.

m Board and batten wainscot uses coarser spacing where shown.

m Rake moldings read square or more detailed profile.

MINIMUM REQUIRED ELEMENTS

m Covered porch provided. Columns show base, shaft, and capitol.

m Windows orient vertically.

m Decorative window trim provided. Width 5 to 6 inches. Emphasis at top and bottom. Stucco
excluded.

m Garage door recesses at least 2 feet from the front facade. Garage door reads decorative and
includes small pane windows.

m Covered front porch spans full width or partial width over 50 percent of the front facade and
addresses the street.

m Siding uses lap siding or board and batten on all four sides. Vinyl excluded.

m Foundation finish reads veneered, textured, or colored where exposed to view.

m Exterior lighting uses shielded fixtures and directs light downward.

MULTIFAMILY ONLY REQUIREMENTS
o Each elevation includes ground floor stone or brick at 10 percent minimum.
See elevations for calculation breakdown.
m Each dwelling includes private outdoor space or balcony of at least 60 square feet.
m Building includes a covered front porch that addresses the street or a common area.

COMMERCIAL AND MIXED USE REQUIREMENTS TRANSPARENCY REQUIREMENTS
o MINIMUM 15% TRANSPARENCY PER EACH STORY
See elevations for calculation breakdown.

MASONRY REQUIREMENTS

FRONT MAIN LEVEL REAR MAIN LEVEL

Wall area =511 sf Wall area =511 sf
Masonry area = 205 sf = 40% Masonry area = 52 sf = 10%
LEFT MAIN LEVEL RIGHT MAIN LEVEL

Wall area =294 sf Wall area =294 sf
Masonry area = 158 sf = 53% Masonry area = 158 sf = 53%

GLAZING REQUIREMENTS

FRONT MAIN LEVEL
Wallarea =521 sf
Glazing area = 150 sf = 28%

FRONT MIDDLE LEVEL
Wall area =684 sf
Glazing area = 220 sf = 32%

FRONT UPPER LEVEL
Wallarea =617 sf
Glazing area = 116 sf = 18%

C
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1 2 3 4 | S -
HEBER CITY MOUNTAIN MODERN DESIGN STANDARDS

STYLE AND FACADE COMPOSITION

m Primary roof reads pitched or flat and supports heavy snow loads.

m Main roof pitch extends over deck and patio areas for weather protection.

m Roof planes occur over the entry patio or courtyard at the front facade.

m Front facade features dominant expanses of glazing.

m Wide roof overhangs provide protection from solar exposure.

m Detailing reads simplified. Ornamentation stays focused at porches, entries, and decks.
m Wall materials include stone or natural wood siding.

MASSING
m Massing uses simple geometric forms.
m Overall massing reads simple and emphasizes horizontal building elements.
m Pitched roofs appear as a common massing feature.
m Building height aligns with one or two stories.
o Main level floor to ceiling height falls within 10 to 14 feet.
-Main level floor to ceiling height falls under 10 feet to comply with aerial access

standards and overall building height standards. D

Level 3 Plate
127' - 3 31/32"

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

ROOF FORM AND OVERHANGS

m Single pitched roofs dominate.

m Stone chimney penetrations appear as oversized massing elements where provided.
m Roof overhangs extend roof coverage to patios and decks.

LEVEL 3
119'-2 27/32"

Level 2 Plate

117" - 10 3/32" E e ; S
== e WINDOWS AND DOORS
m Large expanses of floor to ceiling glass provided.

: m Sliding doors extend interior space to decks and patios.
= £ s S==r m Windows and doors read untrimmed and integrate glazing into the exterior wall plane.

LEVEJ_ 2 - o o \‘:’7 S "f\" . = j"‘\":i,l "b j’;‘\ - - - - L
%108' -8 31/32" = = =
107' - 4 7/32" R =

[ amiall

PORCH AND ENTRY

m Entry decks face the street or turn to the side. One or two stories acceptable.

e e T e o m Walled entry courtyards provided where shown.

= B e e m Entry expression includes exposed wood, stone, and metal siding elements.

= m Entry roof reads pitched or sloped and reads as a separate roof line from main ridges.

S ejem=s == CEeeCeswe S DETAILS
==20s e e m Detailing reads simplified and ornamentation restrained.
— r m Exposed structural elements provided.
m Gutters integrate into roof structure and read hidden.
m Downspouts read as rain chains and route runoff to a ground level water feature where shown.
m Detailing references rustic or craftsman elements consistent with the local area.

= mEn = |

LEVEL 1 B (e i
99' - 3 3/32" —

T.0.F.
96' - 9 3/32"

Element

design collective

MINIMUM REQUIRED ELEMENTS
m Front porch addresses the street. Full or partial width. Minimum 60 square feet.
m Porch includes timber columns with stone plinths or bases and timber trusses expressing
internal structure.
m Timber beams or braces provided under gables.
o Stone on front facade meets 20 percent minimum.
See elevations for calculation breakdown.
m Lap siding or board and batten siding on all four sides. Vinyl excluded.
m Wide eave overhangs provided. Minimum 18 inches.
m Garage door recessed a minimum 2 feet from the front facade.
m Garage door reads decorative and includes small pane windows.
m Roofs use full metal or metal accent pitched roofs, with emphasis at porch areas.
m Foundations receive veneered or textured or colored finish where exposed to view.
m Decorative wood or wood look garage doors provided and recessed from the front plane. C

3-PLEX FRONT - MOUNTAIN
1/8" = 10"
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MULTIFAMILY REQUIREMENTS

o Stone or brick at ground floor meets 20 percent minimum on each street facing elevation.
See elevations for calculation breakdown.

m Private outdoor space or balcony provided. Minimum 60 square feet.

m Covered front porch addresses the street or a common area.

Level 3 Plate
127' - 3 31/32"

Level 3 Plate
127' - 3 31/32"

COMMERCIAL AND MIXED USE REQUIREMENTS TRANSPARENCY REQUIREMENTS
o MINIMUM 15% TRANSPARENCY PER EACH STORY

Level 2 Plate

117" - 10 3/32"

LEVEL 2
%108' -8 31/32"
107" - 4 7/32"

LEVEL 1

99' - 3 3/32"

LEVEL 3

119'-2 27/32"

_ T.OF.

3-PLEX LEFT - MOUNTAIN

96' - 9 3/32"

1/8" — 1I_OII

LEVEL 2
@ 108' - 8 31/32"
107" - 4 7/32"

Level 2 Plate

117' - 10 3/32"

LEVEL 1

il
il

99' - 3 3/32"

LEVEL 3

. 119'-227/32"

_ T.OF.

3-PLEX RIGHT - MOUNTAIN

96' - 9 3/32"

See elevations for calculation breakdown.

MASONRY REQUIREMENTS

FRONT MAIN LEVEL
Wall area =512 sf
Masonry area = 269 sf = 52%

LEFT MAIN LEVEL
Wall area = 295 sf
Masonry area = 129 sf = 43%

REAR MAIN LEVEL
Wall area =512 sf
Masonry area = 52 sf = 10%

RIGHT MAIN LEVEL
Wall area =295 sf
Masonry area = 129 sf = 43%

FRONT FACADE
Wall area = 1818 sf
Masonry area = 457 sf = 25%

GLAZING REQUIREMENTS

FRONT MAIN LEVEL

Wall area

=521 sf

Glazing area =

150 sf = 28%

1/8" — 1I_0l|

Level 3 Plate

FRONT MIDDLE LEVEL
Wall area =684 sf
Glazing area = 220 sf = 32%

FRONT UPPER LEVEL
Wallarea =617 sf
Glazing area = 116 sf = 18%
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LEVEL 1

Level 3 Plate
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LEVEL 2 - _ _
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LEVEL 1 o o _
] - 2"
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3-PLEX MLE LEFT - FARMHOUSE

1/8|| — 1|_0||

Level 3 Plate

@ Level 2 Plate
117'- 10 3/32"

LEVEL 2
% 108' - 8 31/32"
107" -4 7/32"

LEVEL 1

99' - 3 3/32"

3-PLEX MLE RIGHT - FARMHOUSE

127' - 3 31/32"

LEVEL 3
119'-227/32"

_ T.OF.

96' - 9 3/32"

1/8|| — 1|_0||

Level 2 Plate

117' - 10 3/32"

LEVEL 2 . _ -
%108‘ - 8 31/32"

107" -4 7/32"

LEVEL 1

~_Level 3 Plate
127' - 3 31/32"

- LEVEL 3
119'-2 27/32"

99' - 3 3/32"

3-PLEX MLE REAR - FARMHOUSE

1/8" = 1'-0"

5)
HEBER CITY FARMHOUSE DESIGN STANDARDS

STYLE AND FACADE COMPOSITION

m Primary roof form presents a gable facing the street.

m Front facade includes a one story porch integrated into the facade.

m Dormers used to add floor area, daylight, and architectural interest.

m Window composition reads as vertically proportioned, with balanced placement.

m Detailing stays simplified. Ornamentation stays minimal at porch, gable ends, and bays.
m Wall cladding uses horizontal lap siding and or board and batten siding.

MASSING

m Overall massing reads simple and emphasizes vertical building elements.

m Front facing gable reads as the primary form. Side wings absent or secondary.

m Projecting bays and low sloping shed roof elements appear as supporting forms.

m Building height aligns with 1.5 to 2 stories. Main level floor to ceiling height shows 8 to 10 feet.

ROOF FORM, PITCH, AND OVERHANG

m Main roof pitch falls between 6:12 and 12:12.

m Secondary hip or shed roof pitches fall between 3:12 and 6:12.
m Roof overhangs fall between 6 inches and 12 inches.

m Main gable intersects with secondary roof forms where shown.
m Metal accent roofing appears only as accent sections.

WINDOWS AND DOORS

m Windows read as vertically proportioned single hung or double hung.

m Window grouping uses individual units or pairs.

m Bay windows, if used, read square or angled.

m Exterior trim at windows and doors reads wide. Target 4 to 6 inches with cap moldings.

m Divided lites, if used, stay limited and follow approved patterns. One over one. Two over one.
Two over two. Four square grid over one. Four square grid over four square grid.

m Doors include glazed panes where shown and express restrained ornamentation.

PORCH AND ENTRY

m Front porch faces the street and stays one story.

m Corner lots use a wrap porch where applicable.

m Porch roof form reads forward facing shed or hip.

m Porch includes exposed wood and metal elements where detailed.

m Porch columns read substantial. Square columns at least 6x6. Round columns at least 6
inches diameter.

m Railings use turned balusters, square balusters, or steel.

DETAILS AND MATERIAL TRANSITIONS

m Detailing reads simplified and ornamentation restrained.

m Porch structure shows exposed structural elements where detailed.
m Exposed concrete foundation receives stone or brick cladding.

m Gutters read ogee or half round.

m Board and batten wainscot uses coarser spacing where shown.

m Rake moldings read square or more detailed profile.

MINIMUM REQUIRED ELEMENTS

m Covered porch provided. Columns show base, shaft, and capitol.

m Windows orient vertically.

m Decorative window trim provided. Width 5 to 6 inches. Emphasis at top and bottom. Stucco
excluded.

m Garage door recesses at least 2 feet from the front facade. Garage door reads decorative and
includes small pane windows.

m Covered front porch spans full width or partial width over 50 percent of the front facade and
addresses the street.

m Siding uses lap siding or board and batten on all four sides. Vinyl excluded.

m Foundation finish reads veneered, textured, or colored where exposed to view.

m Exterior lighting uses shielded fixtures and directs light downward.

MULTIFAMILY ONLY REQUIREMENTS
o Each elevation includes ground floor stone or brick at 10 percent minimum.
See elevations for calculation breakdown.
m Each dwelling includes private outdoor space or balcony of at least 60 square feet.
m Building includes a covered front porch that addresses the street or a common area.

COMMERCIAL AND MIXED USE REQUIREMENTS TRANSPARENCY REQUIREMENTS
o MINIMUM 15% TRANSPARENCY PER EACH STORY
See elevations for calculation breakdown.

MASONRY REQUIREMENTS

FRONT MAIN LEVEL REAR MAIN LEVEL

Wall area =592 sf Wall area =513 sf
Masonry area = 220 sf = 37% Masonry area = 52 sf = 10%
LEFT MAIN LEVEL RIGHT MAIN LEVEL

Wall area =294 sf Wall area =294 sf
Masonry area = 158 sf = 53% Masonry area = 158 sf = 53%

GLAZING REQUIREMENTS

FRONT MAIN LEVEL
Wallarea = 1190 sf
Glazing area = 281 sf=24%

FRONT UPPER LEVEL
Wall area =962 sf
Glazing area = 144 sf = 15%

C
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1 2 3 4 | S -
HEBER CITY MOUNTAIN MODERN DESIGN STANDARDS

STYLE AND FACADE COMPOSITION

m Primary roof reads pitched or flat and supports heavy snow loads.

m Main roof pitch extends over deck and patio areas for weather protection.

m Roof planes occur over the entry patio or courtyard at the front facade.

m Front facade features dominant expanses of glazing.

m Wide roof overhangs provide protection from solar exposure.

m Detailing reads simplified. Ornamentation stays focused at porches, entries, and decks.
m Wall materials include stone or natural wood siding.

MASSING

m Massing uses simple geometric forms.

m Overall massing reads simple and emphasizes horizontal building elements.
m Pitched roofs appear as a common massing feature.

m Building height aligns with one or two stories.
_— — — — — — — — Leyel 3—P|ate" o Main level floor to ceiling height falls within 10 to 14 feet.
127" - 3 31/32 -Main level floor to ceiling height falls under 10 feet to comply with aerial access
standards and overall building height standards. D

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

ROOF FORM AND OVERHANGS
m Single pitched roofs dominate.
LEVEL 3 m Stone chimney penetrations appear as over§ized massing elements where provided.
119' - 2 27/32" m Roof overhangs extend roof coverage to patios and decks.

Level 2 Plate

117'-10 3/32 = s & T = WINDOWS AND DOORS
- - e== § B | s m Large expanses of floor to ceiling glass provided.
= Eae I m Sliding doors extend interior space to decks and patios.
m Windows and doors read untrimmed and integrate glazing into the exterior wall plane.

T T T | == PORCH AND ENTRY
DETAILS

LEVEL 2 _ _ _ = = L e e e == =T _ _ _ _ _ m Entry decks face the street or turn to the side. One or two stories acceptable.
108'- 8 31/32" - - — — : — - - - - - m Walled entry courtyards provided where shown.
107' -4 7/32"
m Detailing reads simplified and ornamentation restrained.
Exposed structural elements provided.
LEVEL 1 "ok P

m Entry expression includes exposed wood, stone, and metal siding elements.
m Entry roof reads pitched or sloped and reads as a separate roof line from main ridges.
- - m Gutters integrate into roof structure and read hidden.
99' - 3 3/32 i

m Downspouts read as rain chains and route runoff to a ground level water feature where shown. E Iem e nt

T.0.F. m Detailin i i i ' '
1. g references rustic or craftsman elements consistent with the local area.
96' - 9 3/32" design collective

MINIMUM REQUIRED ELEMENTS

m Front porch addresses the street. Full or partial width. Minimum 60 square feet.

m Porch includes timber columns with stone plinths or bases and timber trusses expressing 470 NORTH 500 WEST
3-PLEX MLE FRONT - MOUNTAIN internal structure. BOUNTIFUL, UT 84010

m Timber beams or braces provided under gables. ’
1/8" = 1-Q" o Stone on front facade meets 20 percent minimum.

See elevations for calculation breakdown.

m Lap siding or board and batten siding on all four sides. Vinyl excluded.
m Wide eave overhangs provided. Minimum 18 inches.
m Garage door recessed a minimum 2 feet from the front facade.
m Garage door reads decorative and includes small pane windows. DRAWINGS, GRAPHIC REPRESENTATIONS & MODELS THEREOF, ARE
m Roofs use full metal or metal accent pitched roofs, with emphasis at porch areas. PROPRIETARY & CANNOT BE COPIED, DUPLICATED, OR COMMERCIALLY
m Foundations receive veneered or textured or colored finish where exposed to view. EXP'-V(V)QETDE"Z‘ &'}{%ggg&“&%ﬂgwgﬁl gEgéﬁ'—CEoﬂECETﬁEESS
m Decorative wood or wood look garage doors provided and recessed from the front plane. C

801.698.6685
JON@ELEMENT-DESIGN.CO

THE DESIGNS SHOWN AND DESCRIBED HEREIN INCLUDING ALL TECHNICAL

MULTIFAMILY REQUIREMENTS

o Stone or brick at ground floor meets 20 percent minimum on each street facing elevation.
See elevations for calculation breakdown.

m Private outdoor space or balcony provided. Minimum 60 square feet.

_ Level 3 Plate _ _ _ Level 3 Plate m Covered front porch addresses the street or a common area.
127' - 3 31/32" 127' - 3 31/32"
COMMERCIAL AND MIXED USE REQUIREMENTS TRANSPARENCY REQUIREMENTS
o MINIMUM 15% TRANSPARENCY PER EACH STORY
See elevations for calculation breakdown.
o LEVEL 3 o o LEVEL 3
Level 2 Plate 119'-227/32" Level 2 Plate 119'-227/32" MASONRY REQUIREMENTS
117'- 10 3/32" 117'- 10 3/32" FRONT MAIN LEVEL REAR MAIN LEVEL
Wall area =512 sf Wall area =512 sf
Masonry area = 233 sf = 45% Masonry area = 52 sf = 10%
LEFT MAIN LEVEL RIGHT MAIN LEVEL -
: == Wall area =295 sf Wall area =295 sf
LEVEL 2 LEVEL 2 - = = BE=is I B Masonry area = 129 sf = 43% Masonry area = 129 sf = 43%
%108' -831/32" - %108‘ -831/32" = -
107' -4 7/32" 107' -4 7/32"
FRONT FACADE
e Wall area = 1160 sf
e e e e e Masonry area = 233 sf = 20%
LEVEL 1 - LEVEL 1 - - E=e——r=w——r— = - -
99' - 3 3/32" 99'- 3 3/32"
_ _T.OF. _ _ _ _T.O.F. GLAZING REQUIREMENTS
96'-9 3/32" L] 96'-9 3/32"

FRONT MAIN LEVEL
Wallarea = 1190 sf
Glazing area = 281 sf =24%

3-PLEX MLE LEFT - MOUNTAIN 3-PLEX MLE RIGHT - MOUNTAIN FrONT UPPER LEvEL ;

1/8" = 10" 1/8" = 1'-0" Glazing area = 144 sf = 15%

FINCH CREEK

3 PLEX

Level 3 Plate

127' - 3 31/32" REVISIONS:
- B B B B B - LEVEL 3
Level 2 Plate 119' -2 27/32"

117" - 10 3/32"

ﬁ%%HB?" _ _ B B B B B B TITLE:
oA 3-PLEX ELEVATIONS
. MLE - MOUNTAIN

MODERN

1/30/2026 2:48:41 PM

LEVEL 1
99' - 3 3/32"

T.O.F.
L 96' - 9 3/32"

SCHEMATIC DESIGN

3-PLEX MLE REAR - MOUNTAIN
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B B B B - - Level 3 Plate
127' - 3 31/32"
B B B B | | | | | | B B B LEVEL 3
Level 2 Plate B B B B B B 119'- 2 27/32"
117'- 10 3/32"
LEVEL 2 B B B o — _ - - B N
@JOTS 31/32" - - - - - -
107' - 4 7/32"
LEVEL 1 B B B - o _ _
1 - 2" T
99-3 3@’ B B B B B B ~ T.O.F.
—_— I 96' -9 3/32"
4-PLEX FRONT - FARMHOUSE
1/8" = 1'-0"
o o . _ Level 3 Plate . _ _ . Level 3 Plate
127' - 3 31/32" ! ! 127' - 3 31/32"
LEVEL 3 LEVEL 3
Level 2 Plate B — B B 119'-227/32" Level 2 Plate B B ] | B — . 119'- 527/32';G
117'- 10 3/32"

117'- 10 3/32"

LEVEL 2 — - ] - - LEVEL 2 - N _ — S
%108' - 8 31/32" %1 08' - 8 31/32" o I

107'-47/32" 107'-47/32" |
LEVEL 1 B B B LEVEL 1 B B N

99' - 3 3/32"

99' - 3 3/32"

_ - _T.0.F. G - - _T.0.F. C;
— L 96' - 9 3/32" —— 96' - 9 3/32"

4-PLEX LEFT - FARMHOUSE 4-PLEX RIGHT - FARMHOUSE
1/8" = 1-0" 18" = 10"

_ _ . . - - Level 3 Plate
127' - 3 31/32"
S _ _ _ - - LEVEL 3
Level 2 Plate - B - - 119'- 2 27/32"
117'- 10 3/32"

LEVEL 2 o _ -
@ 108' - 8 31/32" o _ -
107" - 4 7/32"

LEVEL 1
99' - 3 3/32"

- - ~ T.0.F. !\'
| 96' - 9 3/32"

4-PLEX REAR - FARMHOUSE
1/8" = 10"

5 L
HEBER CITY FARMHOUSE DESIGN STANDARDS

STYLE AND FACADE COMPOSITION

m Primary roof form presents a gable facing the street.

m Front facade includes a one story porch integrated into the facade.

m Dormers used to add floor area, daylight, and architectural interest.

m Window composition reads as vertically proportioned, with balanced placement.

m Detailing stays simplified. Ornamentation stays minimal at porch, gable ends, and bays.
m Wall cladding uses horizontal lap siding and or board and batten siding.

MASSING

m Overall massing reads simple and emphasizes vertical building elements.

m Front facing gable reads as the primary form. Side wings absent or secondary.

m Projecting bays and low sloping shed roof elements appear as supporting forms.

m Building height aligns with 1.5 to 2 stories. Main level floor to ceiling height shows 8 to 10 feet.

ROOF FORM, PITCH, AND OVERHANG

m Main roof pitch falls between 6:12 and 12:12.

m Secondary hip or shed roof pitches fall between 3:12 and 6:12. D
m Roof overhangs fall between 6 inches and 12 inches.

m Main gable intersects with secondary roof forms where shown.

m Metal accent roofing appears only as accent sections.

WINDOWS AND DOORS

m Windows read as vertically proportioned single hung or double hung.

m Window grouping uses individual units or pairs.

m Bay windows, if used, read square or angled.

m Exterior trim at windows and doors reads wide. Target 4 to 6 inches with cap moldings.

m Divided lites, if used, stay limited and follow approved patterns. One over one. Two over one.
Two over two. Four square grid over one. Four square grid over four square grid.

m Doors include glazed panes where shown and express restrained ornamentation.

PORCH AND ENTRY

m Front porch faces the street and stays one story.

m Corner lots use a wrap porch where applicable.

m Porch roof form reads forward facing shed or hip.

m Porch includes exposed wood and metal elements where detailed.

m Porch columns read substantial. Square columns at least 6x6. Round columns at least 6 —
inches diameter.

m Railings use turned balusters, square balusters, or steel.

DETAILS AND MATERIAL TRANSITIONS

m Detailing reads simplified and ornamentation restrained.

m Porch structure shows exposed structural elements where detailed.
m Exposed concrete foundation receives stone or brick cladding.

m Gutters read ogee or half round.

m Board and batten wainscot uses coarser spacing where shown.

m Rake moldings read square or more detailed profile.

MINIMUM REQUIRED ELEMENTS

m Covered porch provided. Columns show base, shaft, and capitol.

m Windows orient vertically.

m Decorative window trim provided. Width 5 to 6 inches. Emphasis at top and bottom. Stucco
excluded.

m Garage door recesses at least 2 feet from the front facade. Garage door reads decorative and
includes small pane windows.

m Covered front porch spans full width or partial width over 50 percent of the front facade and C
addresses the street.

m Siding uses lap siding or board and batten on all four sides. Vinyl excluded.

m Foundation finish reads veneered, textured, or colored where exposed to view.

m Exterior lighting uses shielded fixtures and directs light downward.

MULTIFAMILY ONLY REQUIREMENTS
o Each elevation includes ground floor stone or brick at 10 percent minimum.
See elevations for calculation breakdown.
m Each dwelling includes private outdoor space or balcony of at least 60 square feet.
m Building includes a covered front porch that addresses the street or a common area.

COMMERCIAL AND MIXED USE REQUIREMENTS TRANSPARENCY REQUIREMENTS
o MINIMUM 15% TRANSPARENCY PER EACH STORY
See elevations for calculation breakdown.

MASONRY REQUIREMENTS

FRONT MAIN LEVEL REAR MAIN LEVEL

Wall area =683 sf Wall area = 683 sf
Masonry area = 306 sf = 44% Masonry area = 69 sf = 10%
LEFT MAIN LEVEL RIGHT MAIN LEVEL

Wall area =294 sf Wall area =294 sf
Masonry area = 158 sf = 53% Masonry area = 158 sf = 53%

GLAZING REQUIREMENTS

FRONT MAIN LEVEL
Wall area =683 sf
Glazing area = 219 sf = 32%

FRONT MIDDLE LEVEL
Wallarea =784 sf
Glazing area = 254 sf = 32%

FRONT UPPER LEVEL B
Wallarea =697 sf
Glazing area = 163 sf = 23%

UNLESS A PROFESSIONAL SEAL WITH SIGNATURE AND DATE IS
AFFIXED, THIS DOCUMENT IS PRELIMINARY AND IS NOT INTENDED
FOR CONSTRUCTION, RECORDING PURPOSES, OR IMPLEMENTATION
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HEBER CITY MOUNTAIN MODERN DESIGN STANDARDS

STYLE AND FACADE COMPOSITION

m Primary roof reads pitched or flat and supports heavy snow loads.

m Main roof pitch extends over deck and patio areas for weather protection.

m Roof planes occur over the entry patio or courtyard at the front facade.

m Front facade features dominant expanses of glazing.

m Wide roof overhangs provide protection from solar exposure.

m Detailing reads simplified. Ornamentation stays focused at porches, entries, and decks.
m Wall materials include stone or natural wood siding.

MASSING
m Massing uses simple geometric forms.
m Overall massing reads simple and emphasizes horizontal building elements.
m Pitched roofs appear as a common massing feature.
m Building height aligns with one or two stories.
o Main level floor to ceiling height falls within 10 to 14 feet.
-Main level floor to ceiling height falls under 10 feet to comply with aerial access

standards and overall building height standards. D

Level 3 Plate
127'- 3 31/32"

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

LEVEL 3
119'-2 27/32"

o ROOF FORM AND OVERHANGS

Level 2 Plate 7 7 m Single pitched roofs dominate.

117'-10 3/32" e T = : = e e m Stone chimney penetrations appear as oversized massing elements where provided.
— E= == Eee= m Roof overhangs extend roof coverage to patios and decks.

= =2 . - - 5= WINDOWS AND DOORS
— == : == e m Large expanses of floor to ceiling glass provided.
- B== — - 5 - = = m Sliding doors extend interior space to decks and patios.
LEVEL 2 o B B j Se e - = e ;7 B B B B m Windows and doors read untrimmed and integrate glazing into the exterior wall plane.
108' - 8 31/32" E =

, " — e - e pE e pme——— . EEE—EmEm—a — ——— — — — — — PORCH AND ENTRY
107" -4 7/32 : S : N e =y By S===c== =t m Entry decks face the street or turn to the side. One or two stories acceptable.
‘ : m Walled entry courtyards provided where shown.
S — m Entry expression includes exposed wood, stone, and metal siding elements.
= — E— m Entry roof reads pitched or sloped and reads as a separate roof line from main ridges.
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LEVEL 1 e = = = ScSceis =" e ) =g = DETAILS
99'-3 352.. == m Detailing reads simplified and ornamentation restrained.
T.O.F. m Exposed structural elements provided.
/| 96' - 9 3/32"

m Gutters integrate into roof structure and read hidden.
m Downspouts read as rain chains and route runoff to a ground level water feature where shown.
m Detailing references rustic or craftsman elements consistent with the local area.

Element

design collective

MINIMUM REQUIRED ELEMENTS
m Front porch addresses the street. Full or partial width. Minimum 60 square feet.
m Porch includes timber columns with stone plinths or bases and timber trusses expressing
internal structure.
m Timber beams or braces provided under gables.
o Stone on front facade meets 20 percent minimum.
See elevations for calculation breakdown.
m Lap siding or board and batten siding on all four sides. Vinyl excluded.
m Wide eave overhangs provided. Minimum 18 inches.
m Garage door recessed a minimum 2 feet from the front facade.
m Garage door reads decorative and includes small pane windows.
m Roofs use full metal or metal accent pitched roofs, with emphasis at porch areas.
m Foundations receive veneered or textured or colored finish where exposed to view.
m Decorative wood or wood look garage doors provided and recessed from the front plane. C

4-PLEX FRONT - MOUNTAIN
1/8" = 10"

470 NORTH 500 WEST
BOUNTIFUL, UT 84010

801.698.6685
JON@ELEMENT-DESIGN.CO

THE DESIGNS SHOWN AND DESCRIBED HEREIN INCLUDING ALL TECHNICAL
DRAWINGS, GRAPHIC REPRESENTATIONS & MODELS THEREOF, ARE
PROPRIETARY & CANNOT BE COPIED, DUPLICATED, OR COMMERCIALLY
EXPLOITED IN WHOLE OR IN PART WITHOUT THE SOLE AND EXPRESS
WRITTEN PERMISSION FROM ELEMENT DESIGN COLLECTIVE

MULTIFAMILY REQUIREMENTS

o Stone or brick at ground floor meets 20 percent minimum on each street facing elevation.
See elevations for calculation breakdown.

m Private outdoor space or balcony provided. Minimum 60 square feet.

m Covered front porch addresses the street or a common area.

Level 3 Plate
127' - 3 31/32"

Level 3 Plate
127' - 3 31/32"

COMMERCIAL AND MIXED USE REQUIREMENTS TRANSPARENCY REQUIREMENTS
o MINIMUM 15% TRANSPARENCY PER EACH STORY

@ Level 2 Plate
117'- 10 3/32"

LEVEL 2
%1 08' - 8 31/32"
107" -4 7/32"

LEVEL 1

99' - 3 3/32"

L]

LEVEL 3

119'- 2 27/32"_

_T.O.F.

96'

-9 3/32"

Level 2 Plate
117'- 10 3/32"

LEVEL 2
@1 08'-831/32"
107" -4 7/32"

LEVEL 1
99' - 3 3/32"

LEVEL 3

_ _119'-227/32"_

See elevations for calculation breakdown.

MASONRY REQUIREMENTS

FRONT MAIN LEVEL
Wall area =684 sf
Masonry area = 372 sf = 54%

LEFT MAIN LEVEL
Wall area =295 sf

REAR MAIN LEVEL
Wall area =684 sf
Masonry area =69 sf = 10%

RIGHT MAIN LEVEL

Wall area

oAl
[

_ T.O.F.

96' - 9 3/32"

4-PLEX REAR - MOUNTAIN

1/8" = 1'-0"

Masonry area = 129 sf = 43%

=295 sf

Masonry area = 129 sf = 43%

FRONT FACADE
Wall area  =2408 sf
Masonry area = 549 sf = 23%

GLAZING REQUIREMENTS

FRONT MAIN LEVEL x
Wall area =683 sf
Glazing area = 219 sf = 32% LIJ
4-PLEX LEFT - MOUNTAIN 4-PLEX RIGHT - MOUNTAIN LL
1/8" = 10" 1/8" = 1-0" Glazing area - 254 o = 32% ° o
FRONT UPPER LEVEL o ><
Glating aroa - 108 51 = 23 L 1
O I
= 0O
LL. <+ .
_ _ _ - Level 3 Plate
127°- 3 31732 REVISIONS:
B _ _ o - - LEVEL 3
Level 2 Plate - - o _ . 119'-227/32"
117'- 10 3/32"
LEVEL 2 B B - - - -
% 108: -8 31/3?" o o - _ _ _ TITLE:
1or-a e FFEH FEFH FRF = S - P R - B FFH RS P - S S - - R D 4-PLEX ELEVATIONS
(I I I IO IO (DD (D IO [0 (00D (DD ) )
(I I e T R AT A MOUNTAIN MODERN
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T.0.F.
- _ — I N N N 96' - 9 3/32"
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o - o Level 3 Plate - - o - Level 3 Plate
127' - 3 31/32" 127' - 3 31/32"
o - — 1 o o LEVEL 3 - - o i — - LEVEL 3
Level 2 Plate g | __119'-227/32" Level 2 Plate - i N 119'-227/32"
117'- 10 3/32" 117'- 10 3/32"

LEVEL 2 — - - - LEVEL 2 -
%1 08' - 8 31/32" @1 08'-831/32"
107' -4 7/32" 107" -4 7/32"

LEVEL 1
99' - 3 3/32"

LEVEL 1
99' - 3 3/32"

_ - - ~ T.O.F.

96' - 9 3/32"

4-PLEX MLE LEFT - FARMHOUSE 4-PLEX MLE RIGHT - FARMHOUSE

T.O.F. !\'
96'- 9 3/32"

Level 3 Plate

1/8" — 1|_0|| 1/8|| — 1|_0||
Level 2 Plate B B B -
117'- 10 3/32"

LEVEL 2. o _ _
%108' - 8 31/32" o _ _
107" -4 7/32"

LEVEL 1
99' - 3 3/32"

4-PLEX MLE REAR - FARMHOUSE

127' - 3 31/32"
LEVEL 3
119'- 2 27/32"
~ T.OF.
96'- 9 3/32"

1/8" — 'II_OII

5 L
HEBER CITY FARMHOUSE DESIGN STANDARDS

STYLE AND FACADE COMPOSITION

m Primary roof form presents a gable facing the street.

m Front facade includes a one story porch integrated into the facade.

m Dormers used to add floor area, daylight, and architectural interest.

m Window composition reads as vertically proportioned, with balanced placement.

m Detailing stays simplified. Ornamentation stays minimal at porch, gable ends, and bays.
m Wall cladding uses horizontal lap siding and or board and batten siding.

MASSING

m Overall massing reads simple and emphasizes vertical building elements.

m Front facing gable reads as the primary form. Side wings absent or secondary.

m Projecting bays and low sloping shed roof elements appear as supporting forms.

m Building height aligns with 1.5 to 2 stories. Main level floor to ceiling height shows 8 to 10 feet.

ROOF FORM, PITCH, AND OVERHANG

m Main roof pitch falls between 6:12 and 12:12.

m Secondary hip or shed roof pitches fall between 3:12 and 6:12. D
m Roof overhangs fall between 6 inches and 12 inches.

m Main gable intersects with secondary roof forms where shown.

m Metal accent roofing appears only as accent sections.

WINDOWS AND DOORS

m Windows read as vertically proportioned single hung or double hung.

m Window grouping uses individual units or pairs.

m Bay windows, if used, read square or angled.

m Exterior trim at windows and doors reads wide. Target 4 to 6 inches with cap moldings.

m Divided lites, if used, stay limited and follow approved patterns. One over one. Two over one.
Two over two. Four square grid over one. Four square grid over four square grid.

m Doors include glazed panes where shown and express restrained ornamentation.

PORCH AND ENTRY

m Front porch faces the street and stays one story.

m Corner lots use a wrap porch where applicable.

m Porch roof form reads forward facing shed or hip.

m Porch includes exposed wood and metal elements where detailed.

m Porch columns read substantial. Square columns at least 6x6. Round columns at least 6 —
inches diameter.

m Railings use turned balusters, square balusters, or steel.

DETAILS AND MATERIAL TRANSITIONS

m Detailing reads simplified and ornamentation restrained.

m Porch structure shows exposed structural elements where detailed.
m Exposed concrete foundation receives stone or brick cladding.

m Gutters read ogee or half round.

m Board and batten wainscot uses coarser spacing where shown.

m Rake moldings read square or more detailed profile.

MINIMUM REQUIRED ELEMENTS

m Covered porch provided. Columns show base, shaft, and capitol.

m Windows orient vertically.

m Decorative window trim provided. Width 5 to 6 inches. Emphasis at top and bottom. Stucco
excluded.

m Garage door recesses at least 2 feet from the front facade. Garage door reads decorative and
includes small pane windows.

m Covered front porch spans full width or partial width over 50 percent of the front facade and C
addresses the street.

m Siding uses lap siding or board and batten on all four sides. Vinyl excluded.

m Foundation finish reads veneered, textured, or colored where exposed to view.

m Exterior lighting uses shielded fixtures and directs light downward.

MULTIFAMILY ONLY REQUIREMENTS
o Each elevation includes ground floor stone or brick at 10 percent minimum.
See elevations for calculation breakdown.
m Each dwelling includes private outdoor space or balcony of at least 60 square feet.
m Building includes a covered front porch that addresses the street or a common area.

COMMERCIAL AND MIXED USE REQUIREMENTS TRANSPARENCY REQUIREMENTS
o MINIMUM 15% TRANSPARENCY PER EACH STORY
See elevations for calculation breakdown.

MASONRY REQUIREMENTS

FRONT MAIN LEVEL REAR MAIN LEVEL
Wallarea =783 sf Wall area = 696 sf
Masonry area = 338 sf = 43% Masonry area = 70 sf = 10%

LEFT MAIN LEVEL
Wall area =294 sf
Masonry area = 158 sf = 53%

GLAZING REQUIREMENTS

FRONT MAIN LEVEL
Wall area =783 sf
Glazing area = 311 sf = 39%

RIGHT MAIN LEVEL
Wall area =294 sf
Masonry area = 158 sf = 53%

FRONT UPPER LEVEL
Wallarea =697 sf
Glazing area = 162 sf = 23%

UNLESS A PROFESSIONAL SEAL WITH SIGNATURE AND DATE IS
AFFIXED, THIS DOCUMENT IS PRELIMINARY AND IS NOT INTENDED
FOR CONSTRUCTION, RECORDING PURPOSES, OR IMPLEMENTATION
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HEBER CITY MOUNTAIN MODERN DESIGN STANDARDS

STYLE AND FACADE COMPOSITION

m Primary roof reads pitched or flat and supports heavy snow loads.

m Main roof pitch extends over deck and patio areas for weather protection.

m Roof planes occur over the entry patio or courtyard at the front facade.

m Front facade features dominant expanses of glazing.

m Wide roof overhangs provide protection from solar exposure.

m Detailing reads simplified. Ornamentation stays focused at porches, entries, and decks.
m Wall materials include stone or natural wood siding.

MASSING
m Massing uses simple geometric forms.
m Overall massing reads simple and emphasizes horizontal building elements.
. Level 3 Plate m Pitched roofs appear as a common massing feature.
127' - 3 31/32" m Building height aligns with one or two stories.
o Main level floor to ceiling height falls within 10 to 14 feet.
-Main level floor to ceiling height falls under 10 feet to comply with aerial access

standards and overall building height standards. D
UNLESS A PROFESSIONAL SEAL WITH SIGNATURE AND DATE IS
LEVEL 3 ROOF FORM AND OVERHANGS AFFIXED, THIS DOCUMENT IS PRELIMINARY AND IS NOT INTENDED

m Single pitched roofs dominate.
m Stone chimney penetrations appear as oversized massing elements where provided.
m Roof overhangs extend roof coverage to patios and decks.

FOR CONSTRUCTION, RECORDING PURPOSES, OR IMPLEMENTATION

Level 2 Plate

o | R | , 119'-227/32"_
117'- 10 3/32" S rem— {TE——

el 7 Sap=—s L 1 WINDOWS AND DOORS
: e s - m Large expanses of floor to ceiling glass provided.
] - L m Sliding doors extend interior space to decks and patios.
= =] = m Windows and doors read untrimmed and integrate glazing into the exterior wall plane.

| 20al

“:\ H‘ “ .

]

]
=u
e

1

1

HL“

andlE

PORCH AND ENTRY

m Entry decks face the street or turn to the side. One or two stories acceptable.

m Walled entry courtyards provided where shown.

m Entry expression includes exposed wood, stone, and metal siding elements.

m Entry roof reads pitched or sloped and reads as a separate roof line from main ridges.

LEVEL 2 B B N = e e e e e =F
%1 08'-8 31/32"
107' -4 7/32"

DETAILS
LEVEL1 m Detailing reads simplified and ornamentation restrained. T
99' -3 3/32" == m Exposed structural elements provided.
- o o T.O.F. m Gutters integrate into roof structure and read hidden.
N 96' - 9 3/32" m Downspouts read as rain chains and route runoff to a ground level water feature where shown.
m Detailing references rustic or craftsman elements consistent with the local area.

Element

design collective

MINIMUM REQUIRED ELEMENTS
m Front porch addresses the street. Full or partial width. Minimum 60 square feet.

Porch includes timber columns with stone plinths or bases and timber trusses expressing
4'PLEX M LE FRO NT - MOUNTAIN ;ﬂernal structure.

1 1/8" = 10" m Timber beams or braces provided under ggples.
o Stone on front facade meets 20 percent minimum.

See elevations for calculation breakdown.
m Lap siding or board and batten siding on all four sides. Vinyl excluded.
m Wide eave overhangs provided. Minimum 18 inches.
m Garage door recessed a minimum 2 feet from the front facade.
m Garage door reads decorative and includes small pane windows. DRAWINGS, GRAPHIC REPRESENTATIONS & MODELS THEREOF, ARE
m Roofs use full metal or metal accent pitched roofs, with emphasis at porch areas. PROPRIETARY & CANNOT BE COPIED, DUPLICATED, OR COMMERCIALLY
m Foundations receive veneered or textured or colored finish where exposed to view. EXPLOITED IN WHOLE OR IN PART WITHOUT THE SOLE AND EXPRESS

. : C WRITTEN PERMISSION FROM ELEMENT DESIGN COLLECTIVE

m Decorative wood or wood look garage doors provided and recessed from the front plane.

470 NORTH 500 WEST
BOUNTIFUL, UT 84010

801.698.6685
JON@ELEMENT-DESIGN.CO

THE DESIGNS SHOWN AND DESCRIBED HEREIN INCLUDING ALL TECHNICAL

MULTIFAMILY REQUIREMENTS

B B B Level 3 Plate B B Level 3 Plate o Stone o; bricI; at gt;'roun;i rooIr rr}e?ts 2;) pell('gent minimum on each street facing elevation.
' " v " ee elevations for calculation breakdown.
127"-3 31/32 127" -3 31/32 m Private outdoor space or balcony provided. Minimum 60 square feet.
m Covered front porch addresses the street or a common area.
COMMERCIAL AND MIXED USE REQUIREMENTS TRANSPARENCY REQUIREMENTS
o MINIMUM 15% TRANSPARENCY PER EACH STORY
LEVEL 3 LEVEL 3 See elevations for calculation breakd
7 1 _ L - _ - L ee elevations for calculation breakdown.
Level 2 Plate - L L . 119'-227/32" Level 2 Plate - = . 119'-227/32"
117'- 10 3/32" == X 117"- 10 3/32" —
8 = MASONRY REQUIREMENTS
| = FRONT MAIN LEVEL REAR MAIN LEVEL
Wall area =783 sf Wall area =696 sf
o EC Masonry area = 351 sf=44% Masonry area = 70 sf = 10%
LE\{EL 2 " —| — LE\{EL 2 " — ,— — LEFT MAIN LEVEL RIGHT MAIN LEVEL
108' - 8 31/32 _ 108"-831/32" =/ - Wallarea = 295 sf Wallarea = 295 sf
107'-4 7/32 107" -4 7/32 Masonry area = 129 sf = 43% Masonry area = 129 sf = 43%
FRONT FACADE
LE'VEL 1 . — — LE,VEL 1 " — — Wallarea = 1597 sf
99'- 3 3/32 TOF 99' - 3 3/32 TOF Masonry area = 351 sf=22%
N o N N 96' - 9 3/32" N N ' 96' - 9 3/32"

GLAZING REQUIREMENTS

FRONT MAIN LEVEL
Wall area =783 sf
Glazing area = 311 sf=39%

4-PLEX MLE LEFT - MOUNTAIN 4-PLEX MLE RIGHT - MOUNTAIN FRONT UPPER LEVEL

n_ 41 _n n_ qi_n Wall area =697 sf B
178" =1-0 178" =1-0 Glazing area = 162 sf = 23%

FINCH CREEK

4 PLEX

Level 3 Plate

127'- 3 31/32"
REVISIONS:
B B B B - - N LEVEL 3
Level 2 Plate - N - - o 119-227/32"
117"~ 10 3/32"
LEVEL 2. N N - _ ~ - -
@108' -831/32" - - - - - -
TITLE:

107 -4 7/32" FREH FEEH AR A FREH FERH FEEH R FFEH FEEH FEEH R B FEER
DD OO O ) (D DD O (D (D DD D [ I DD D D DD

4-PLEX ELEVATIONS
A MLE - MOUNTAIN
N _ TOF. MODERN

L1 I L] 96'-9 3/32"
1/30/2026 2:50:05 PM
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LEVEL 1
99' - 3 3/32"

SCHEMATIC DESIGN

\201.

4-PLEX MLE REAR - MOUNTAIN
1/8" = 10"
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5-PLEX MLE - LEVEL 3
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470 NORTH 500 WEST
BOUNTIFUL, UT 84010

801.698.6685
JON@ELEMENT-DESIGN.CO
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TITLE:
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- B B - - B ~ Level 3 Plate
127" - 3 31/32"
- - - - B ] B B - o B N - - - - LEVEL 3
Level 2 Plate - - i _ ~119'-227/32"
117'- 10 3/32"
LEVEL 2 - - I — E — E - - - -
%108' -831/32" o o | 7 _ _ - _
107" -4 7/32"
LEVEL 1 B B B B B _ . .
L 2u =
99'-33/32" B - - B B T.OF.
96' - 9 3/32"
9-PLEX FRONT - FARMHOUSE
1/8|| — 1|_0||
- o - Level 3 Plate o o - Level 3 Plate
127" - 3 31/32" ! ! 127'- 3 31/32"
- - — - - LEVEL 3 - - - B - B - LEVEL 3
Level 2 Plate _ _ 119'-227/32" Level 2 Plate - B o = _ 119'-227/32"_
117" - 10 3/32" 117" - 10 3/32"
LEVEL 2 - — al = | - o LEVEL 2 - E I - B - -
%108' - 8 31/32" o o %108' -831/32" -
107" -4 7/32" o 107' -4 7/32" »
LEVEL 1 - - LEVEL 1 - -
99' - ?i3/32 B B TOF. 99' - ?i3/32 B - TOF.
96' - 9 3/32" e 96'- 9 3/32"
9-PLEX LEFT - FARMHOUSE 9-PLEX RIGHT - FARMHOUSE
1/8|| — 1|_0|| 1/8|| — 1|_0||
B B B B B o _ Level 3 Plate
127" - 3 31/32"
. _ - _ - o LEVEL 3
Level 2 Plate - - - ~119'-227/32"
117" - 10 3/32"
LEVEL 2 - - - - - o o
%108' -831/32" o o o _ - _
107" -4 7/32" EE
LI IO
LEVEL 1 - - B B T - B B
99 ;3 3/32 B B B B B TOF.
96' - 9 3/32"

9-PLEX REAR - FARMHOUSE

1/8" = 1'-0"

5 L
HEBER CITY FARMHOUSE DESIGN STANDARDS

STYLE AND FACADE COMPOSITION

m Primary roof form presents a gable facing the street.

m Front facade includes a one story porch integrated into the facade.

m Dormers used to add floor area, daylight, and architectural interest.

m Window composition reads as vertically proportioned, with balanced placement.

m Detailing stays simplified. Ornamentation stays minimal at porch, gable ends, and bays.
m Wall cladding uses horizontal lap siding and or board and batten siding.

MASSING

m Overall massing reads simple and emphasizes vertical building elements.

m Front facing gable reads as the primary form. Side wings absent or secondary.

m Projecting bays and low sloping shed roof elements appear as supporting forms.

m Building height aligns with 1.5 to 2 stories. Main level floor to ceiling height shows 8 to 10 feet.

ROOF FORM, PITCH, AND OVERHANG

m Main roof pitch falls between 6:12 and 12:12.

m Secondary hip or shed roof pitches fall between 3:12 and 6:12. D
m Roof overhangs fall between 6 inches and 12 inches.

m Main gable intersects with secondary roof forms where shown.

m Metal accent roofing appears only as accent sections.

WINDOWS AND DOORS

m Windows read as vertically proportioned single hung or double hung.

m Window grouping uses individual units or pairs.

m Bay windows, if used, read square or angled.

m Exterior trim at windows and doors reads wide. Target 4 to 6 inches with cap moldings.

m Divided lites, if used, stay limited and follow approved patterns. One over one. Two over one.
Two over two. Four square grid over one. Four square grid over four square grid.

m Doors include glazed panes where shown and express restrained ornamentation.

PORCH AND ENTRY

m Front porch faces the street and stays one story.

m Corner lots use a wrap porch where applicable.

m Porch roof form reads forward facing shed or hip.

m Porch includes exposed wood and metal elements where detailed.

m Porch columns read substantial. Square columns at least 6x6. Round columns at least 6 —
inches diameter.

m Railings use turned balusters, square balusters, or steel.

DETAILS AND MATERIAL TRANSITIONS

m Detailing reads simplified and ornamentation restrained.

m Porch structure shows exposed structural elements where detailed.
m Exposed concrete foundation receives stone or brick cladding.

m Gutters read ogee or half round.

m Board and batten wainscot uses coarser spacing where shown.

m Rake moldings read square or more detailed profile.

MINIMUM REQUIRED ELEMENTS

m Covered porch provided. Columns show base, shaft, and capitol.

m Windows orient vertically.

m Decorative window trim provided. Width 5 to 6 inches. Emphasis at top and bottom. Stucco
excluded.

m Garage door recesses at least 2 feet from the front facade. Garage door reads decorative and
includes small pane windows.

m Covered front porch spans full width or partial width over 50 percent of the front facade and C

addresses the street.

m Siding uses lap siding or board and batten on all four sides. Vinyl excluded.

m Foundation finish reads veneered, textured, or colored where exposed to view.
m Exterior lighting uses shielded fixtures and directs light downward.

MULTIFAMILY ONLY REQUIREMENTS
o Each elevation includes ground floor stone or brick at 10 percent minimum.
See elevations for calculation breakdown.
m Each dwelling includes private outdoor space or balcony of at least 60 square feet.
m Building includes a covered front porch that addresses the street or a common area.

COMMERCIAL AND MIXED USE REQUIREMENTS TRANSPARENCY REQUIREMENTS
o MINIMUM 15% TRANSPARENCY PER EACH STORY
See elevations for calculation breakdown.

MASONRY REQUIREMENTS

FRONT MAIN LEVEL REAR MAIN LEVEL

Wall area = 856 sf Wall area = 856 sf
Masonry area = 363 sf = 42% Masonry area = 86 sf = 10%
LEFT MAIN LEVEL RIGHT MAIN LEVEL

Wall area =294 sf Wall area =294 sf
Masonry area = 158 sf = 53% Masonry area = 158 sf = 53%

GLAZING REQUIREMENTS

FRONT MAIN LEVEL
Wall area = 856 sf
Glazing area = 256 sf =29%

FRONT MIDDLE LEVEL
Wallarea =975 sf
Glazing area = 348 sf = 35%

FRONT UPPER LEVEL B
Wall area = 866 sf
Glazing area = 198 sf = 22%

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

Element

design collective

470 NORTH 500 WEST
BOUNTIFUL, UT 84010

801.698.6685
JON@ELEMENT-DESIGN.CO

THE DESIGNS SHOWN AND DESCRIBED HEREIN INCLUDING ALL TECHNICAL
DRAWINGS, GRAPHIC REPRESENTATIONS & MODELS THEREOF, ARE
PROPRIETARY & CANNOT BE COPIED, DUPLICATED, OR COMMERCIALLY
EXPLOITED IN WHOLE OR IN PART WITHOUT THE SOLE AND EXPRESS
WRITTEN PERMISSION FROM ELEMENT DESIGN COLLECTIVE
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1 2 3 4 | S -
HEBER CITY MOUNTAIN MODERN DESIGN STANDARDS

STYLE AND FACADE COMPOSITION

m Primary roof reads pitched or flat and supports heavy snow loads.

m Main roof pitch extends over deck and patio areas for weather protection.

m Roof planes occur over the entry patio or courtyard at the front facade.

m Front facade features dominant expanses of glazing.

m Wide roof overhangs provide protection from solar exposure.

m Detailing reads simplified. Ornamentation stays focused at porches, entries, and decks.
m Wall materials include stone or natural wood siding.

MASSING

m Massing uses simple geometric forms.

m Overall massing reads simple and emphasizes horizontal building elements.
m Pitched roofs appear as a common massing feature.

m Building height aligns with one or two stories.

o Main level floor to ceiling height falls within 10 to 14 feet.

_ _ _ _ — - - — — Leyel 3 Bate" -Main level floor to ceiling height falls under 10 feet to comply with aerial access
127' - 3 31/32 standards and overall building height standards. D
UNLESS A PROFESSIONAL SEAL WITH SIGNATURE AND DATE IS
RO_OF FO_RM AND OVERHANGS AFFIXED, THIS DOCUMENT IS PRELIMINARY AND IS NOT INTENDED
m Single pitched roofs dominate. FOR CONSTRUCTION, RECORDING PURPOSES, OR IMPLEMENTATION
m Stone chimney penetrations appear as oversized massing elements where provided.
LEVEL 3 m Roof overhangs extend roof coverage to patios and decks.
Al o o o o o o o o 1 d "
Iﬁ;gl ?Opga/gez,,— — — — — : e . : e — — — — _M9°-227/32" WINDOWS AND DOORS

1 = : m Large expanses of floor to ceiling glass provided.
== — : - =SE B— m Sliding doors extend interior space to decks and patios.
= — ; - . . = = m Windows and doors read untrimmed and integrate glazing into the exterior wall plane.

[T

= : EEE D= : : == B PORCH AND ENTRY
= ; ==t ; S o s Y, m Entry decks face the street or turn to the side. One or two stories acceptable.
LEVEL 2 o o o o P e e : i e : e e L ] o - - - - o m Walled entry courtyards provided where shown.
%1 08 -8 31/32"7 = S oR P neeas o m Entry expression includes exposed wood, stone, and metal siding elements.
107' -4 7/32" Ice: Slca=— = St m Entry roof reads pitched or sloped and reads as a separate roof line from main ridges.

TP DETAILS
¥ m Detailing reads simplified and ornamentation restrained.
S —— ] m Exposed structural elements provided.

= - = = m Gutters integrate into roof structure and read hidden. EI m n
== — X = — — — — - m Downspouts read as rain chains and route runoff to a ground level water feature where shown.

- m Detailing references rustic or craftsman elements consistent with the local area. i i
T.O.F. design collective

96'-9 3/32" MINIMUM REQUIRED ELEMENTS
m Front porch addresses the street. Full or partial width. Minimum 60 square feet.

m Porch includes timber columns with stone plinths or bases and timber trusses expressing 470 NORTH 500 WEST
internal structure.

5_PLEX FRONT - MOUNTAIN m Timber beams or braces provided under gables. BOUNTIFUL, UT 84010

1 o Stone on front facade meets 20 percent minimum. 801.698.6685
W 4 See elevations for calculation breakdown. PO
1/8"=1-0 m Lap siding or board and batten siding on all four sides. Vinyl excluded. JON@ELEMENT-DESIGN.CO
m Wide eave overhangs provided. Minimum 18 inches.
m Garage door recessed a minimum 2 feet from the front facade.
m Garage door reads decorative and includes small pane windows.
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LEVEL1 B B E e (E
99'- 3 3/32"

THE DESIGNS SHOWN AND DESCRIBED HEREIN INCLUDING ALL TECHNICAL
DRAWINGS, GRAPHIC REPRESENTATIONS & MODELS THEREOF, ARE

m Roofs use full metal or metal accent pitched roofs, with emphasis at porch areas. PROPRIETARY & CANNOT BE COPIED, DUPLICATED, OR COMMERCIALLY
i i i ; EXPLOITED IN WHOLE OR IN PART WITHOUT THE SOLE AND EXPRESS
m Foundations receive veneered or textured or colored finish where exposed to view. C WRITTEN PERMISSION FROM ELEVENT DESIGN COLLECTIVE

m Decorative wood or wood look garage doors provided and recessed from the front plane.

MULTIFAMILY REQUIREMENTS
o Stone or brick at ground floor meets 20 percent minimum on each street facing elevation.
See elevations for calculation breakdown.
Level 3 Plate m Private outdoor space or balcony provided. Minimum 60 square feet.
127'-3 §1 /32" m Covered front porch addresses the street or a common area.

Level 3 Plate
N N N -~ 127'-331/32" @

COMMERCIAL AND MIXED USE REQUIREMENTS TRANSPARENCY REQUIREMENTS
o MINIMUM 15% TRANSPARENCY PER EACH STORY
See elevations for calculation breakdown.

_ _ _ _ LEVEL 3 @ . - o - LEVEL 3
%?;?L%opga/gez' - — ___ _ 119'-227/32" I{?;?L%opggez“ . -~ - ___ . 119'-227/32" MASONRY REQUIREMENTS
) g FE E = ) = £ FE FRONT MAIN LEVEL REAR MAIN LEVEL
= o — ; Wall area = 856 sf Wall area = 856 sf
T == = 8 = Masonry area = 434 sf = 50% Masonry area = 86 sf = 10%
= I & e LEFT MAIN LEVEL RIGHT MAIN LEVEL o
LEVEL 2 - ] B B LEVEL 2 B — B B Wall area = 295 sf_ . Wall area = 295 sf_ .
%71 08' _ 8 31/32u7 »’ — ~ - B B %71 08. _ 8 31/32"7 B [ — = i B Masonry area = 129 sf =43% Masonry area =129 sf =43%
107' - 4 7/32" 5 — - Wy 107" -4 7/32" < N q
7 B [ = 2 2 = § Een FRONT FACADE
EEseemeeas L B EE= T =il = - e W - Wallarea  =3043st
LEVEL 1 R e = e e e = = — = B B LEVEL 1 B e = fﬁ e r e r e e e e B Masonry area = 706 sf = 23%
99'- 3 3/32" ' TOF 99'- 3 3/32" ' TOF
- T 1 T 96'-9 3/32" o o J e 96' - 9 3/32"

GLAZING REQUIREMENTS

FRONT MAIN LEVEL
Wall area = 856 sf
Glazing area = 256 sf = 29%

9-PLEX LEFT - MOUNTAIN 9-PLEX RIGHT - MOUNTAIN FRONT MIDDLE LEVEL B

Wall area =975 sf
1/8" = 1'-Q" 1/8" = 1'-0" Glazing area = 348 sf = 35%

FRONT UPPER LEVEL
Wall area = 866 sf
Glazing area = 198 sf = 22%

FINCH CREEK

5 PLEX

_ _ _ _ o o - - ~ Level 3 Plate
127" - 3 31/32" REVISIONS:
_ o o o o o o - - LEVEL 3
Level 2 Plate B B B B - - - 119'-227/32"
117'- 10 3/32"
LEVEL 2 o - - - - o o o _ _
@108' ~831/32" - - - - - - - - - TITLE:

107 -4 7 HH S | | S | - EEE e 5-PLEX ELEVATIONS -
00D D I O 00 (DD XD D 0 (D XD D G AU IO (D D O
= o A [ A A MOUNTAIN MODERN
LEVELY - - - ~ L T D O AT S S - - - -
T.O.F.

_ _ _ - | | 96'- 9 3/32" 1/30/2026 2:51:10 PM

i
:
-
=
=
:
=
:
-
:
%
:
=
%
i
]
=

—

SCHEMATIC DESIGN
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. _ _ . - - - ~ Level 3 Plate
127' - 3 31/32"
B B B B - B B - | B B B B B LEVEL 3
Level 2 Plate - B 1 _ - - _119'-227/32"
117'- 10 3/32" R e
LEVEL 2 B B B — i — 3 B B B B B
% 108'- 8 31/32"__ o - — — — — — — [ - o _ _ _
107' -4 7/32"
LEVEL 1 B B B | - - - - - - B B B B B
99' - 3 3/32" 7
B B B B B B B T.O.F.
' 96'- 9 3/32"
5-PLEX MLE FRONT - FARMHOUSE
1/8" — 1I_0II
- - ~ Level 3 Plate B B ~ Level 3 Plate
127' - 3 31/32" 127' - 3 31/32"
- B — B - LEVEL 3 B B B — B LEVEL 3
@ Level2Plate @ o —— = _119'-227/32" Level 2 Plate - ————— N 119'-227/32"_
117'- 10 3/32" 117'- 10 3/32"
LEVEL2 — B B LEVEL 2 B B — B B
% 108' - 8 31/32" — 7 - %108‘ -831/32" - = _
107' -4 7/32" 107' -4 7/32"
LEVEL 1 | B B B LEVEL 1 B B B
ig ;3 3/32 B B B TOF. 99 ;3 3/32 B B B TOF.
96'- 9 3/32" 96'- 9 3/32"

9-PLEX MLE LEFT - FARMHOUSE

1/8" — 1I_0II

9-PLEX MLE RIGHT - FARMHOUSE

1/8" —_ 1I_0II

Level 3 Plate

Level 2 Plate

117' - 10 3/32"

LEVEL 2 B
@ 108' - 8 31/32"
107" - 4 7/32"

LEVEL 1

99' - 3 3/32"

U]]ﬂﬂﬂlhﬂ]]ﬂﬂ]]ﬂ-ﬂ]]ﬂﬂ]ﬂhﬂ]]ﬂﬂ]]ﬂ AL MY
[ L) CAEDA

I YA

9-PLEX MLE REAR -

FARMHOUSE

T 127'-331/32"

B LEVEL 3
T 119'-227/32"

T.O.F.

96'- 9 3/32"

1/8|| — 1|_0||

5 L
HEBER CITY FARMHOUSE DESIGN STANDARDS

STYLE AND FACADE COMPOSITION

m Primary roof form presents a gable facing the street.

m Front facade includes a one story porch integrated into the facade.

m Dormers used to add floor area, daylight, and architectural interest.

m Window composition reads as vertically proportioned, with balanced placement.

m Detailing stays simplified. Ornamentation stays minimal at porch, gable ends, and bays.
m Wall cladding uses horizontal lap siding and or board and batten siding.

MASSING

m Overall massing reads simple and emphasizes vertical building elements.

m Front facing gable reads as the primary form. Side wings absent or secondary.

m Projecting bays and low sloping shed roof elements appear as supporting forms.

m Building height aligns with 1.5 to 2 stories. Main level floor to ceiling height shows 8 to 10 feet.

ROOF FORM, PITCH, AND OVERHANG

m Main roof pitch falls between 6:12 and 12:12.

m Secondary hip or shed roof pitches fall between 3:12 and 6:12. D
m Roof overhangs fall between 6 inches and 12 inches.

m Main gable intersects with secondary roof forms where shown.

m Metal accent roofing appears only as accent sections.

WINDOWS AND DOORS

m Windows read as vertically proportioned single hung or double hung.

m Window grouping uses individual units or pairs.

m Bay windows, if used, read square or angled.

m Exterior trim at windows and doors reads wide. Target 4 to 6 inches with cap moldings.

m Divided lites, if used, stay limited and follow approved patterns. One over one. Two over one.
Two over two. Four square grid over one. Four square grid over four square grid.

m Doors include glazed panes where shown and express restrained ornamentation.

PORCH AND ENTRY

m Front porch faces the street and stays one story.

m Corner lots use a wrap porch where applicable.

m Porch roof form reads forward facing shed or hip.

m Porch includes exposed wood and metal elements where detailed.

m Porch columns read substantial. Square columns at least 6x6. Round columns at least 6 —
inches diameter.

m Railings use turned balusters, square balusters, or steel.

DETAILS AND MATERIAL TRANSITIONS

m Detailing reads simplified and ornamentation restrained.

m Porch structure shows exposed structural elements where detailed.
m Exposed concrete foundation receives stone or brick cladding.

m Gutters read ogee or half round.

m Board and batten wainscot uses coarser spacing where shown.

m Rake moldings read square or more detailed profile.

MINIMUM REQUIRED ELEMENTS

m Covered porch provided. Columns show base, shaft, and capitol.

m Windows orient vertically.

m Decorative window trim provided. Width 5 to 6 inches. Emphasis at top and bottom. Stucco
excluded.

m Garage door recesses at least 2 feet from the front facade. Garage door reads decorative and
includes small pane windows.

m Covered front porch spans full width or partial width over 50 percent of the front facade and C

addresses the street.

m Siding uses lap siding or board and batten on all four sides. Vinyl excluded.

m Foundation finish reads veneered, textured, or colored where exposed to view.
m Exterior lighting uses shielded fixtures and directs light downward.

MULTIFAMILY ONLY REQUIREMENTS
o Each elevation includes ground floor stone or brick at 10 percent minimum.
See elevations for calculation breakdown.
m Each dwelling includes private outdoor space or balcony of at least 60 square feet.
m Building includes a covered front porch that addresses the street or a common area.

COMMERCIAL AND MIXED USE REQUIREMENTS TRANSPARENCY REQUIREMENTS
o MINIMUM 15% TRANSPARENCY PER EACH STORY
See elevations for calculation breakdown.

MASONRY REQUIREMENTS

FRONT MAIN LEVEL REAR MAIN LEVEL
Wallarea =974 sf Wall area =511 sf
Masonry area = 395 sf = 40% Masonry area = 87 sf = 10%

LEFT MAIN LEVEL RIGHT MAIN LEVEL
Wall area =294 sf Wall area =294 sf
Masonry area = 158 sf = 53% Masonry area = 158 sf = 53%

GLAZING REQUIREMENTS

FRONT MAIN LEVEL
Wallarea =974 sf
Glazing area = 390 sf = 40%

FRONT UPPER LEVEL
Wall area = 866 sf
Glazing area = 200 sf = 23%

UNLESS A PROFESSIONAL SEAL WITH SIGNATURE AND DATE IS
AFFIXED, THIS DOCUMENT IS PRELIMINARY AND IS NOT INTENDED
FOR CONSTRUCTION, RECORDING PURPOSES, OR IMPLEMENTATION
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HEBER CITY MOUNTAIN MODERN DESIGN STANDARDS

STYLE AND FACADE COMPOSITION

m Primary roof reads pitched or flat and supports heavy snow loads.

m Main roof pitch extends over deck and patio areas for weather protection.

m Roof planes occur over the entry patio or courtyard at the front facade.

m Front facade features dominant expanses of glazing.

m Wide roof overhangs provide protection from solar exposure.

m Detailing reads simplified. Ornamentation stays focused at porches, entries, and decks.
m Wall materials include stone or natural wood siding.

MASSING
m Massing uses simple geometric forms.
m Overall massing reads simple and emphasizes horizontal building elements.
m Pitched roofs appear as a common massing feature.
m Building height aligns with one or two stories.
o Main level floor to ceiling height falls within 10 to 14 feet.
-Main level floor to ceiling height falls under 10 feet to comply with aerial access

standards and overall building height standards.

ROOF FORM AND OVERHANGS

m Single pitched roofs dominate.

m Stone chimney penetrations appear as oversized massing elements where provided.
m Roof overhangs extend roof coverage to patios and decks.

WINDOWS AND DOORS

m Large expanses of floor to ceiling glass provided.

m Sliding doors extend interior space to decks and patios.

m Windows and doors read untrimmed and integrate glazing into the exterior wall plane.

PORCH AND ENTRY

m Entry decks face the street or turn to the side. One or two stories acceptable.

m Walled entry courtyards provided where shown.

m Entry expression includes exposed wood, stone, and metal siding elements.

m Entry roof reads pitched or sloped and reads as a separate roof line from main ridges.

DETAILS

m Detailing reads simplified and ornamentation restrained.

m Exposed structural elements provided.

m Gutters integrate into roof structure and read hidden.

m Downspouts read as rain chains and route runoff to a ground level water feature where shown.
m Detailing references rustic or craftsman elements consistent with the local area.

MINIMUM REQUIRED ELEMENTS
m Front porch addresses the street. Full or partial width. Minimum 60 square feet.
m Porch includes timber columns with stone plinths or bases and timber trusses expressing
internal structure.
m Timber beams or braces provided under gables.
o Stone on front facade meets 20 percent minimum.
See elevations for calculation breakdown.
m Lap siding or board and batten siding on all four sides. Vinyl excluded.
m Wide eave overhangs provided. Minimum 18 inches.
m Garage door recessed a minimum 2 feet from the front facade.
m Garage door reads decorative and includes small pane windows.
m Roofs use full metal or metal accent pitched roofs, with emphasis at porch areas.
m Foundations receive veneered or textured or colored finish where exposed to view.
m Decorative wood or wood look garage doors provided and recessed from the front plane.

MULTIFAMILY REQUIREMENTS

o Stone or brick at ground floor meets 20 percent minimum on each street facing elevation.
See elevations for calculation breakdown.

m Private outdoor space or balcony provided. Minimum 60 square feet.

m Covered front porch addresses the street or a common area.

COMMERCIAL AND MIXED USE REQUIREMENTS TRANSPARENCY REQUIREMENTS
o MINIMUM 15% TRANSPARENCY PER EACH STORY
See elevations for calculation breakdown.

MASONRY REQUIREMENTS

FRONT MAIN LEVEL REAR MAIN LEVEL

Wall area =974 sf Wall area =873 sf
Masonry area = 422 sf=43% Masonry area = 87 sf = 10%
LEFT MAIN LEVEL RIGHT MAIN LEVEL

Wall area = 295 sf Wall area =295 sf
Masonry area = 129 sf = 43% Masonry area = 129 sf = 43%

FRONT FACADE
Wallarea  =2002 sf
Masonry area = 422 sf=21%

GLAZING REQUIREMENTS

FRONT MAIN LEVEL
Wall area =974 sf
Glazing area = 390 sf = 40%

FRONT UPPER LEVEL
Wall area = 866 sf
Glazing area = 200 sf = 23%

UNLESS A PROFESSIONAL SEAL WITH SIGNATURE AND DATE IS
AFFIXED, THIS DOCUMENT IS PRELIMINARY AND IS NOT INTENDED
FOR CONSTRUCTION, RECORDING PURPOSES, OR IMPLEMENTATION
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1 2 3 4 | 5) |
HEBER CITY FARMHOUSE DESIGN STANDARDS

STYLE AND FACADE COMPOSITION

m Primary roof form presents a gable facing the street.

m Front facade includes a one story porch integrated into the facade.

m Dormers used to add floor area, daylight, and architectural interest.

m Window composition reads as vertically proportioned, with balanced placement.

m Detailing stays simplified. Ornamentation stays minimal at porch, gable ends, and bays.
m Wall cladding uses horizontal lap siding and or board and batten siding.

40'-7 3/32"

MASSING

m Overall massing reads simple and emphasizes vertical building elements.

m Front facing gable reads as the primary form. Side wings absent or secondary.

m Projecting bays and low sloping shed roof elements appear as supporting forms.

m Building height aligns with 1.5 to 2 stories. Main level floor to ceiling height shows 8 to 10 feet.

Level 3 Plate g;

- 127'-331/32" ROOF FORM, PITCH, AND OVERHANG
m Main roof pitch falls between 6:12 and 12:12.
m Secondary hip or shed roof pitches fall between 3:12 and 6:12. D
m Roof overhangs fall between 6 inches and 12 inches.
m Main gable intersects with secondary roof forms where shown. Alégls(léSDS ¢H|T§gz%sus&%mh SSEQII.E mlm AS;gN/(-\’\‘T[l)JIIR’SE @ﬁﬁ%ﬁ DISéD
LEVEL 3 B B o I8 1B B | - o B B IR B 1 o B B B B m Metal accent roofing appears only as accent sections. FOR CONSTRUCTION, RECORDING PURPOSES, OR IMPLEMENTATION
- 119'-227/32" — 1l ] — — — _ Level 2 Plate a“ WINDOWS AND DOORS
117'- 10 3/32 m Windows read as vertically proportioned single hung or double hung.
m Window grouping uses individual units or pairs.
m Bay windows, if used, read square or angled.
m Exterior trim at windows and doors reads wide. Target 4 to 6 inches with cap moldings.
m Divided lites, if used, stay limited and follow approved patterns. One over one. Two over one.
i ] i ] Two over two. Four square grid over one. Four square grid over four square grid.
LEVEL 2 o - | = — =i E = — = E - - - - m Doors include glazed panes where shown and express restrained ornamentation.
108' - 8 31/32" PR T IR Level 1 Plate
_ _ - L — 7 7 107' - 4 7/32!! !; PORCH AND ENTRY
m Front porch faces the street and stays one story.
m Corner lots use a wrap porch where applicable.
m Porch roof form reads forward facing shed or hip.
m Porch includes exposed wood and metal elements where detailed.
m Porch columns read substantial. Square columns at least 6x6. Round columns at least 6 —
LEVEL 1 o - o . . . inches diameter.
99'- 3 3/32" F : TOF m Railings use turned balusters, square balusters, or steel. E Iem ent
N N N L1 N N ~ 96'-93/32" $ DETAILS AND MATERIAL TRANSITIONS . .
m Detailing reads simplified and ornamentation restrained. desi gn CoO llective
m Porch structure shows exposed structural elements where detailed.
m Exposed concrete foundation receives stone or brick cladding.
6 PLEX FRONT FARMHOUSE m Gutters read ogee or half round.
= = m Board and batten wainscot uses coarser spacing where shown. 470 NORTH 500 WEST
1/8" = 1-0" m Rake moldings read square or more detailed profile. BOUNTIFUL, UT 84010
MINIMUM REQUIRED ELEMENTS 801.698.6685
m Covered porch provided. Columns show base, shaft, and capitol. JON@ELEMENT-DESIGN.CO
m Windows orient vertically.
m Decorative window trim provided. Width 5 to 6 inches. Emphasis at top and bottom. Stucco
THE DESIGNS SHOWN AND DESCRIBED HEREIN INCLUDING ALL TECHNICAL
ixggrdaet door recesses at least 2 feet from the front facade. Garage d dsd ti d DRAWINGS, GRAPHIC REPRESENTATIONS & MODELS THEREOF, ARE
! 9 _ . ge door reads decorative an PROPRIETARY & CANNOT BE COPIED, DUPLICATED, OR COMMERCIALLY
includes small pane windows. EXPLOITED IN WHOLE OR IN PART WITHOUT THE SOLE AND EXPRESS
m Covered front porch spans full width or partial width over 50 percent of the front facade and C WRITTEN PERMISSION FROM ELEMENT DESIGN COLLECTIVE
addresses the street.
m Siding uses lap siding or board and batten on all four sides. Vinyl excluded.
o o o o Level 3flate o o o o Level 3£Iate m Foundation finish reads veneered, textured, or colored where exposed to view.
127' - 3 31/32" 127' - 3 31/32" m Exterior lighting uses shielded fixtures and directs light downward.
o Each elevation includes ground floor stone or brick at 10 percent minimum.
See elevations for calculation breakdown.
Each dwelling includes private outdoor space or balcony of at least 60 square feet.
LEVEL 3 LEVEL 3 Bt
— — — -+ — -+ — — — - — -+ — -+ — — — — m Building includes a covered front porch that addresses the street or a common area.
Level 2 Plate B T B B 119'-227/32" Level 2 Plate B - T B 119'-227/32" ? P
117' - 10 3/32" 117' - 10 3/32" COMMERCIAL AND MIXED USE REQUIREMENTS TRANSPARENCY REQUIREMENTS
o MINIMUM 15% TRANSPARENCY PER EACH STORY
See elevations for calculation breakdown.
MASONRY REQUIREMENTS
LEVEL 2 - — - - — - - LEVEL 2 - — - - — S .
108' - 8 31/32" o o 108' - 8 31/32" B FRONT MAIN LEVEL REAR MAIN LEVEL
107' -4 7/32" 107' -4 7/32" Wallarea = 1023 sf Wall area =1024 sf
[ ] i Masonry area = 416 sf = 40% Masonry area = 103 sf=10%
LEFT MAIN LEVEL RIGHT MAIN LEVEL
Wall area =294 sf Wall area =294 sf
Masonry area = 158 sf = 53% Masonry area = 158 sf = 53%
LEVEL 1 - - - LEVEL 1 - S
99' - 3 3/32" TOF 99'- 3 3/32" TOF GLAZING REQUIREMENTS
- - I —— T 96'-93/32" - - [ ~ 96'-93/32" FRONT MAIN LEVEL
Wallarea  =1023 sf
Glazing area = 300 sf =29%
FRONT MIDDLE LEVEL x
Wallarea = 1165 sf I I I
Glazing area = 424 sf = 36% I I I
FRONT UPPER LEVEL
Wallarea = 1037 sf B m
Glazing area = 235 sf = 22% ( )
6-PLEX LEFT - FARMHOUSE 6-PLEX RIGHT - FARMHOUSE ><
1/8" — 1|_0|| 1/8" — 1|_0|| I I I I
LI_ © 1
REVISIONS:
B B B B B ~ Level 3 Plate o
127" - 3 31/32"
- - o - o o LEVEL 3
Level 2 Plate - - o ~119'-227/32"
117" - 10 3/32"
TITLE:
LEVEL2 - - - - - - 6-PLEX ELEVATIONS -
108'- 8 31/32" - - - - - - FARMHOUSE
107' -4 7/32" OUS
A

LEVEL 1 1/30/2026 2:52:35 PM
99' - 3 3/32"

T.O.F.
- - - - 1l - - g OF SCHEMATIC DESIGN

6-PLEX REAR - FARMHOUSE f\ 2 O 3 .
1/8" = 1-0" _
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1 2 3 4 | S -
HEBER CITY MOUNTAIN MODERN DESIGN STANDARDS

STYLE AND FACADE COMPOSITION

m Primary roof reads pitched or flat and supports heavy snow loads.

m Main roof pitch extends over deck and patio areas for weather protection.

m Roof planes occur over the entry patio or courtyard at the front facade.

m Front facade features dominant expanses of glazing.

m Wide roof overhangs provide protection from solar exposure.

m Detailing reads simplified. Ornamentation stays focused at porches, entries, and decks.
m Wall materials include stone or natural wood siding.

MASSING
m Massing uses simple geometric forms.
- - — - — — Level 3 Bate @ m Overall massing reads simple and emphasizes horizontal building elements.
127' - 3 31/32" m Pitched roofs appear as a common massing feature.
m Building height aligns with one or two stories.
o Main level floor to ceiling height falls within 10 to 14 feet.
-Main level floor to ceiling height falls under 10 feet to comply with aerial access
standards and overall building height standards. D
LEVEL 3 - _ _ - _ _ _ UNLESS A PROFESSIONAL SEAL WITH SIGNATURE AND DATE IS
119' - 2 27/32" Level 2 Plate RO_OF FO_RM AND OVERHANGS AFFIXED, THIS DOCUMENT IS PRELIMINARY AND IS NOT INTENDED
— — — — e T — e e ; e — — — ; AlaAn C; m Single pitched roofs dominate. FOR CONSTRUCTION, RECORDING PURPOSES, OR IMPLEMENTATION
- T | = | ey & | peemm— | = | pe— 117"-10 3/32 m Stone chimney penetrations appear as oversized massing elements where provided.
— = : e = E — = T =& = m Roof overhangs extend roof coverage to patios and decks.
E— = i = S5 = —— S =
e HF == i = B = WINDOWS AND DOORS
=i = i S = i h =t = = = B= m Large expanses of floor to ceiling glass provided.
=t e : e 5 e e e B Eossss=s== 5 m Sliding doors extend interior space to decks and patios.
LEVEL 2 o - - e st St : e T T ] . e e : e e o o - - o m Windows and doors read untrimmed and integrate glazing into the exterior wall plane.
- 108'-831/32" o o E Bl TR SR R IE = - o ~ Level 1 Plate @
e e = e o SS=Tmesscoessoes o - - =t SSr—semm=smnmse = mEe=t=—w= oo 107" - 4 7/32" PORCH AND ENTRY
=S E = % — — -1 —— LESE . == m Entry decks face the street or turn to the side. One or two stories acceptable.
=2 i Bl g =T e SEeeee = B P . m Walled entry courtyards provided where shown.
== i == = T === m Entry expression includes exposed wood, stone, and metal siding elements.
= eoammess= B I = = R = = m Entry roof reads pitched or sloped and reads as a separate roof line from main ridges.
= e = g : : = == e :
LEVEL 1 - - = SC e te==—g = = = e I — Be s ==t _ _ _ o DETAILS
99'- 3 3/32" ™ m Detailing reads simplified and ornamentation restrained. -
. . - - . o o T.0.F. G m Exposed structural elements provided.
L | 96'-9 3/32" m Gutters integrate into roof structure and read hidden. E Iem ent
m Downspouts read as rain chains and route runoff to a ground level water feature where shown.
m Detailing references rustic or craftsman elements consistent with the local area. desi g Nn collective

6-PLEX FRONT - MOUNTAIN MINIMUM REQUIRED ELEMENTS

m Front porch addresses the street. Full or partial width. Minimum 60 square feet.
1/8" = 1-0" m Porch includes timber columns with stone plinths or bases and timber trusses expressing
internal structure.
m Timber beams or braces provided under gables.
o Stone on front facade meets 20 percent minimum.
See elevations for calculation breakdown.
m Lap siding or board and batten siding on all four sides. Vinyl excluded.
m Wide eave overhangs provided. Minimum 18 inches.
m Garage door recessed a minimum 2 feet from the front facade.
m Garage door reads decorative and includes small pane windows.

470 NORTH 500 WEST
BOUNTIFUL, UT 84010

801.698.6685
JON@ELEMENT-DESIGN.CO

THE DESIGNS SHOWN AND DESCRIBED HEREIN INCLUDING ALL TECHNICAL
DRAWINGS, GRAPHIC REPRESENTATIONS & MODELS THEREOF, ARE

m Roofs use full metal or metal accent pitched roofs, with emphasis at porch areas. PROPRIETARY & CANNOT BE COPIED, DUPLICATED, OR COMMERCIALLY
m Foundations receive veneered or textured or colored finish where exposed to view. C EXP'-V(V)QETDE"Z‘ ng':{oMI]gsﬂghllNF};ﬁATEIY_IETGS#TTggggﬁl'chﬂEcET)f\F;EEss
m Decorative wood or wood look garage doors provided and recessed from the front plane.
- _ __Level 3 Plate _ o o __Level 3 Plate MULTIFAMILY REQUIREMENTS
127' - 3 31/32" 127' - 3 31/32" o Stone or brick at ground floor meets 20 percent minimum on each street facing elevation.

See elevations for calculation breakdown.
m Private outdoor space or balcony provided. Minimum 60 square feet.
m Covered front porch addresses the street or a common area.

COMMERCIAL AND MIXED USE REQUIREMENTS TRANSPARENCY REQUIREMENTS
LEVEL 3 _— LEVEL 3 o MINIMUM 15% TRANSPARENCY PER EACH STORY

LeveIZ Plai : z = o 119°-2 27/32“* LeveIZ Plate — = . 19'-2 271 32" See elevations for calculation breakdown.
117' - 10 3/32" == = ::I:’ 117' - 10 3/32" :ffi 2 =sm==
Ef = = fE & MMASONRY REQUIREMENTS
= == =t FFRONT MAIN LEVEL RREAR MAIN LEVEL
S = == = Wwall area =512 sf Wwall area =512 sf
LEVEL 2 . = — . . %LEVEL 2 o — L= o o MMasonry area = 233 sf = 45% MMasonry area = 52 sf = 10%
%10 ‘- 831/32" — = 108' - 8 31/32" ’ — - .
' " e - o o ' "o = = e LLEFT MAIN LEVEL RRIGHT MAIN LEVEL
107 -4 7132 § B B E 48 107 -4 7/32 E B == [ | Wwall area = 295 sf Wwall area =295 sf
" S== = - T—— MMasonry area = 129 sf = 43% MMasonry area = 129 sf = 43%
LEVEL 1 B e s Joeai == = = B B LEVEL 1 B = = B e e e i B - .
99' - 3 3/32" ' 99' - 3 3/32" ' FRONT FACADE
o . - - T.0O.F. B B B B T.O.F. nWaII area  =1160sf
— 96' -9 3/32" LT 1 96' - 9 3/32" Masonry area = 233 sf = 20%

GLAZING REQUIREMENTS
6-PLEX LEFT - MOUNTAIN 6-PLEX RIGHT - MOUNTAIN FRONT MAIN LEVEL

Wall area = 1023 sf
I = = 0,
1/8" = 10" 1/8" = 1'-Q" Glazing area = 300 sf = 29%

FRONT MIDDLE LEVEL B
Wall area  =1165 sf
Glazing area = 424 sf = 36%

FRONT UPPER LEVEL
Wall area  =1037 sf
Glazing area = 235 sf = 22%
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Level 3 Plate
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6-PLEX MLE REAR - FARMHOUSE

1/8" - 1I_0II

5 L
HEBER CITY FARMHOUSE DESIGN STANDARDS

STYLE AND FACADE COMPOSITION

m Primary roof form presents a gable facing the street.

m Front facade includes a one story porch integrated into the facade.

m Dormers used to add floor area, daylight, and architectural interest.

m Window composition reads as vertically proportioned, with balanced placement.

m Detailing stays simplified. Ornamentation stays minimal at porch, gable ends, and bays.
m Wall cladding uses horizontal lap siding and or board and batten siding.

MASSING

m Overall massing reads simple and emphasizes vertical building elements.

m Front facing gable reads as the primary form. Side wings absent or secondary.

m Projecting bays and low sloping shed roof elements appear as supporting forms.

m Building height aligns with 1.5 to 2 stories. Main level floor to ceiling height shows 8 to 10 feet.

ROOF FORM, PITCH, AND OVERHANG

m Main roof pitch falls between 6:12 and 12:12.

m Secondary hip or shed roof pitches fall between 3:12 and 6:12. D
m Roof overhangs fall between 6 inches and 12 inches.

m Main gable intersects with secondary roof forms where shown.

m Metal accent roofing appears only as accent sections.

WINDOWS AND DOORS

m Windows read as vertically proportioned single hung or double hung.

m Window grouping uses individual units or pairs.

m Bay windows, if used, read square or angled.

m Exterior trim at windows and doors reads wide. Target 4 to 6 inches with cap moldings.

m Divided lites, if used, stay limited and follow approved patterns. One over one. Two over one.
Two over two. Four square grid over one. Four square grid over four square grid.

m Doors include glazed panes where shown and express restrained ornamentation.

PORCH AND ENTRY

m Front porch faces the street and stays one story.

m Corner lots use a wrap porch where applicable.

m Porch roof form reads forward facing shed or hip.

m Porch includes exposed wood and metal elements where detailed.

m Porch columns read substantial. Square columns at least 6x6. Round columns at least 6 —
inches diameter.

m Railings use turned balusters, square balusters, or steel.

DETAILS AND MATERIAL TRANSITIONS

m Detailing reads simplified and ornamentation restrained.

m Porch structure shows exposed structural elements where detailed.
m Exposed concrete foundation receives stone or brick cladding.

m Gutters read ogee or half round.

m Board and batten wainscot uses coarser spacing where shown.

m Rake moldings read square or more detailed profile.

MINIMUM REQUIRED ELEMENTS

m Covered porch provided. Columns show base, shaft, and capitol.

m Windows orient vertically.

m Decorative window trim provided. Width 5 to 6 inches. Emphasis at top and bottom. Stucco
excluded.

m Garage door recesses at least 2 feet from the front facade. Garage door reads decorative and
includes small pane windows.

m Covered front porch spans full width or partial width over 50 percent of the front facade and C

addresses the street.

m Siding uses lap siding or board and batten on all four sides. Vinyl excluded.

m Foundation finish reads veneered, textured, or colored where exposed to view.
m Exterior lighting uses shielded fixtures and directs light downward.

MULTIFAMILY ONLY REQUIREMENTS
o Each elevation includes ground floor stone or brick at 10 percent minimum.
See elevations for calculation breakdown.
m Each dwelling includes private outdoor space or balcony of at least 60 square feet.
m Building includes a covered front porch that addresses the street or a common area.

COMMERCIAL AND MIXED USE REQUIREMENTS TRANSPARENCY REQUIREMENTS
o MINIMUM 15% TRANSPARENCY PER EACH STORY
See elevations for calculation breakdown.

MASONRY REQUIREMENTS

FRONT MAIN LEVEL REAR MAIN LEVEL
Wallarea  =1344 sf Wall area =1022 sf
Masonry area = 766 sf = 56% Masonry area = 103 sf = 10%

LEFT MAIN LEVEL RIGHT MAIN LEVEL
Wall area =294 sf Wall area =294 sf
Masonry area = 158 sf = 53% Masonry area = 158 sf = 53%

GLAZING REQUIREMENTS

FRONT MAIN LEVEL
Wallarea = 1344 sf
Glazing area = 491 sf = 36%

FRONT UPPER LEVEL
Wallarea = 1037 sf
Glazing area = 233 sf = 22%

UNLESS A PROFESSIONAL SEAL WITH SIGNATURE AND DATE IS
AFFIXED, THIS DOCUMENT IS PRELIMINARY AND IS NOT INTENDED
FOR CONSTRUCTION, RECORDING PURPOSES, OR IMPLEMENTATION
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HEBER CITY MOUNTAIN MODERN DESIGN STANDARDS

STYLE AND FACADE COMPOSITION

m Primary roof reads pitched or flat and supports heavy snow loads.

m Main roof pitch extends over deck and patio areas for weather protection.

m Roof planes occur over the entry patio or courtyard at the front facade.

m Front facade features dominant expanses of glazing.

m Wide roof overhangs provide protection from solar exposure.

m Detailing reads simplified. Ornamentation stays focused at porches, entries, and decks.
m Wall materials include stone or natural wood siding.

MASSING
m Massing uses simple geometric forms.
m Overall massing reads simple and emphasizes horizontal building elements.
m Pitched roofs appear as a common massing feature.
m Building height aligns with one or two stories.
o Main level floor to ceiling height falls within 10 to 14 feet.
-Main level floor to ceiling height falls under 10 feet to comply with aerial access

standards and overall building height standards.

ROOF FORM AND OVERHANGS

m Single pitched roofs dominate.

m Stone chimney penetrations appear as oversized massing elements where provided.
m Roof overhangs extend roof coverage to patios and decks.

WINDOWS AND DOORS

m Large expanses of floor to ceiling glass provided.

m Sliding doors extend interior space to decks and patios.

m Windows and doors read untrimmed and integrate glazing into the exterior wall plane.

PORCH AND ENTRY

m Entry decks face the street or turn to the side. One or two stories acceptable.

m Walled entry courtyards provided where shown.

m Entry expression includes exposed wood, stone, and metal siding elements.

m Entry roof reads pitched or sloped and reads as a separate roof line from main ridges.

DETAILS

m Detailing reads simplified and ornamentation restrained.

m Exposed structural elements provided.

m Gutters integrate into roof structure and read hidden.

m Downspouts read as rain chains and route runoff to a ground level water feature where shown.
m Detailing references rustic or craftsman elements consistent with the local area.

MINIMUM REQUIRED ELEMENTS
m Front porch addresses the street. Full or partial width. Minimum 60 square feet.
m Porch includes timber columns with stone plinths or bases and timber trusses expressing
internal structure.
m Timber beams or braces provided under gables.
o Stone on front facade meets 20 percent minimum.
See elevations for calculation breakdown.
m Lap siding or board and batten siding on all four sides. Vinyl excluded.
m Wide eave overhangs provided. Minimum 18 inches.
m Garage door recessed a minimum 2 feet from the front facade.
m Garage door reads decorative and includes small pane windows.
m Roofs use full metal or metal accent pitched roofs, with emphasis at porch areas.
m Foundations receive veneered or textured or colored finish where exposed to view.
m Decorative wood or wood look garage doors provided and recessed from the front plane.

MULTIFAMILY REQUIREMENTS

o Stone or brick at ground floor meets 20 percent minimum on each street facing elevation.
See elevations for calculation breakdown.

m Private outdoor space or balcony provided. Minimum 60 square feet.

m Covered front porch addresses the street or a common area.

COMMERCIAL AND MIXED USE REQUIREMENTS TRANSPARENCY REQUIREMENTS
o MINIMUM 15% TRANSPARENCY PER EACH STORY
See elevations for calculation breakdown.

MASONRY REQUIREMENTS

FRONT MAIN LEVEL REAR MAIN LEVEL

Wall area  =1344 sf Wall area =1022 sf
Masonry area = 470 sf=35% Masonry area = 103 sf = 10%
LEFT MAIN LEVEL RIGHT MAIN LEVEL

Wall area = 295 sf Wall area =295 sf
Masonry area = 129 sf = 43% Masonry area = 129 sf = 43%

FRONT FACADE
Wallarea = 2302 sf
Masonry area = 470 sf=20%

GLAZING REQUIREMENTS

FRONT MAIN LEVEL
Wall area  =1344 sf
Glazing area = 491 sf = 36%

FRONT UPPER LEVEL
Wallarea  =1037 sf
Glazing area = 233 sf = 22%

UNLESS A PROFESSIONAL SEAL WITH SIGNATURE AND DATE IS
AFFIXED, THIS DOCUMENT IS PRELIMINARY AND IS NOT INTENDED

FOR CONSTRUCTION, RECORDING PURPOSES, OR IMPLEMENTATION
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