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REGULAR MEETING 
OF THE VINEYARD PLANNING COMMISSION, 

Wednesday, January 18, 2023 6:00 p.m. 
 

PUBLIC NOTICE is hereby given that the Vineyard City Planning Commission will hold a 

regularly scheduled meeting at City Hall, 125 South Main Street, Vineyard, Utah. You can also 

view the meeting on our live stream channel. 

REGULAR SESSION 
 

CALL TO ORDER 
1. INVOCATION/INSPIRATIONAL THOUGHTS/PLEDGE OF ALLEGIANCE 

2. OPEN SESSION - Time dedicated for public comment. Comments will be limited to three (3) 

minutes. No actions may be taken by the Planning Commission due to the need for proper 

public noticing. 

3. MINUTES REVIEW AND APPROVAL 
3.1 December 7, 2022 
3.2 January 4, 2023 

4. BUSINESS ITEMS  
4.1 PUBLIC HEARING - Conditional Use Permit – Vineyard Auto   

This item was continued on January 4, 2023 by the Planning Commission. This item will 
be continued indefinitely. The Public Hearing will be re-noticed at the appropriate time.   

4.2 PUBLIC HEARING – Development Agreement for The Forge 
The applicant, Dakota Pacific, is proposing an updated master plan for the Forge mixed 
use project of 45 acres north of the Megaplex Theatre. This plan focuses on small block 
sizes and enhanced pedestrian accessibility. The agreement will put forth a plan for 
infrastructure improvement and new residential and commercial development. 
Community Development Director Morgan Brim will present the development 
agreement. The Planning Commission will make a recommendation to the City Council. 
Parcel IDs: 39:258:0001 through 39:258:0007. 

5. TRAINING SESSION 
5.1 Segments of the documentary, “The Social Life of Small Urban Spaces,” by William H 

Whyte will be viewed and discussed by the Planning Commission. 
6. WORK SESSION 

6.1 There are no work sessions scheduled for this meeting.  
7. COMMISSION MEMBERS’ REPORTS AND EX PARTE DISCUSSION DISCLOSURE 

8. ADJOURNMENT  
The Public is invited to participate in all Planning Commission meetings. In compliance with the 
Americans with Disabilities Act, individuals needing special accommodations during this public 
meeting should notify Rachel Stevens, Planning Technician, at least 24 hours prior to the meeting 
by calling (801) 226-1929 or email at rachels@vineyardutah.org. 

The foregoing notice and agenda were posted on the Utah Public Notice Website and Vineyard 
Website, posted at the Vineyard City Offices and City Hall, delivered electronically to city staff 
and each member of the Planning Commission.  

http://vineyardut.suiteonemedia.com/web/Player.aspx?id=167&key=-1&mod=-1&mk=-1&nov=0
http://vineyardut.suiteonemedia.com/web/Player.aspx?id=167&key=-1&mod=-1&mk=-1&nov=0
mailto:rachels@vineyardutah.org
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AGENDA NOTICING COMPLETED ON:  January 12, 2023 
 
NOTICED BY:   /s/ Rachel Stevens 
                          Rachel Stevens, Planning Tech 
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REGULAR MEETING 3 
OF THE VINEYARD PLANNING 4 

COMMISSION, 5 
Wednesday, December 7, 2022, 6:00 p.m. 6 

 7 

Commissioners Present: Bryce Brady, Anthony Jenkins, Chris Bramwell, Tay Gudmundson, 8 

Tim Blackburn, and Craig Bown. 9 

Staff Present: Briam Perez and Chace Hancey, Planners; Morgan Brim, Community 10 
Development Director; Emily Kofoed, Staff Engineer; Naseem Ghandour, City Engineer; and 11 
Rachel Stevens, Minutes Secretary.   12 

Others Present: Eric Towner and Karla Mata, X-Development; Chris Kephart, MS Properties.  13 
 14 

   CALL TO ORDER 15 

 16 

1.    INVOCATION/INSPIRATIONAL THOUGHTS/PLEDGE OF ALLEGIANCE 17 

Bryce Brady called the meeting to order at 6:03 pm. Tim Blackburn gave an invocation.  18 

2.     OPEN SESSION  19 

There were no public comments.  20 

3.    MINUTES REVIEW AND APPROVAL 21 

3.1 October 26, 2022 – Joint Planning Commission and City Council Meeting. 22 

3.2 November 2, 2022 23 

3.3 November 16, 2022 24 

Motion: Anthony Jenkins made a motion to approve the meeting minutes from October 26, 25 

November 2, and November 16, 2022. Tim Blackburn seconded the motion. Those voting aye: 26 
Bryce Brady, Anthony Jenkins, Chris Bramwell, Tay Gudmundson, Tim Blackburn, and Craig 27 

Bown. The motion passed unanimously 28 

4. BUSINESS ITEMS 29 

4.1     East Lake at Geneva Industrial Park –Site Plan Amendment 30 
Planner Briam Perez gave a presentation regarding the site plan amendment.  31 

    There was a discussion concerning clarifying the zoning code.  32 

    There was a discussion concerning if the site plan is allowed and further research 33 
needed.  34 

    There was a discussion concerning the conditions of approval. 35 

    There was a discussion concerning landscaping along 1750 N road.    36 

    There was a discussion concerning alignment of the Lindon heritage trail.   37 

    There was a discussion concerning the building materials.  38 

   Motion: Tim Blackburn made a motion to continue East Lake at Geneva Industrial 39 
Park Site Plan Amendment to January 4th, 2023. Tay Gudmundson seconded the motion. 40 
Those voting aye: Bryce Brady, Anthony Jenkins, Chris Bramwell, Tay Gudmundson, Tim 41 
Blackburn, and Craig Bown. The motion passed unanimously 42 
 43 

4.2     Conditional Use Permit – Building O, The Yard 44 
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Planner Briam Perez gave a presentation about adding a drive through to Building O in 1 
the Yard Subdivision.   2 

   Karla Mata, with X- Development, came forward and answered questions from the 3 
Planning Commission. There was a discussion concerning the existing drive-throughs in 4 

the yard.  5 

   There was a discussion concerning providing an updated master plan of The Yard 6 
Subdivision.  7 

   Motion: Anthony Jenkins moved to approve the conditional use permit with the 8 
conditions as outlined in the staff report. Tay Gudmundson seconded the motion. Those 9 
voting aye: Bryce Brady, Anthony Jenkins, Chris Bramwell, Tay Gudmundson, Tim Blackburn, 10 
and Craig Bown. The motion passed unanimously 11 

 12 

4.3     PUBLIC HEARING – Zoning Text Amendment - Public Noticing  13 

Motion: Tim Blackburn made a motion to open the public hearing for the zoning text 14 
amendment. Tay Gudmundson seconded the motion. Those voting aye: Bryce Brady, 15 
Anthony Jenkins, Chris Bramwell, Tay Gudmundson, Tim Blackburn, and Craig Bown. The 16 
motion passed unanimously. 17 

  Planner Cache Hancey presented the city-initiated zoning text amendment.  18 

   There was a discussion concerning whether people read notices in the newspaper 19 
and the value of posting a notice in the newspaper.  20 
There was discussion concerning different methods of noticing and how to reach a larger 21 

audience. 22 

  There was a discussion concerning how the notices are retained.  23 

   There were no public comments made.  24 

   Motion: Tim Blackburn made a motion to close the public. Anthony Jenkins 25 
seconded the motion. Those voting aye: Bryce Brady, Anthony Jenkins, Chris Bramwell, Tay 26 
Gundmundson, Tim Blackburn, and Craig Bown. The motion passed unanimously 27 

   Motion: Chris Bramwell made a motion to continue the zoning text amendment to 28 

January 4th, 2023. Tay Gundmundson seconded the motion. Roll call as follows: Those 29 
voting aye: Bryce Brady, Anthony Jenkins, Chris Bramwell, Tay Gudmundson, Tim Blackburn, 30 
and Craig Bown. The motion passed unanimously 31 
 32 

4.4    PUBLIC HEARING – General Plan Amendment – Active Transportation Plan 33 

   Motion: Tay Gundmundson made a motion to continue the general plan amendment 34 
to January 4th, 2023. Anthony Jenkins seconded the motion. Roll call as follows: Those 35 
voting aye: Bryce Brady, Anthony Jenkins, Chris Bramwell, Tay Gudmundson, Tim Blackburn, 36 
and Craig Bown. The motion passed unanimously. 37 
 38 

5. WORK SESSION 39 

5.1     Multifamily Mixed-Use Building, The Yard - Work Session 40 
Planner Briam Perez introduced the project.  41 

   Eric Towner, with X Development, presented a scope of work and site plan on a 42 
multi-family mixed and asked the Planning Commission for feedback.  43 

   There was a discussion concerning reverse angle parking along 400 North Street.  44 

   There was a discussion concerning the rail spur removal.  45 

   There was a discussion concerning putting a traffic signal and pedestrian crossing at 46 
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the intersection of 400 N and Mill Road.   1 

   Eric Towner continued the presentation.  2 

   There was a discussion concerning artwork on the proposed building.  3 

   There was a discussion concerning landscaping and a multiuse path along Geneva 4 
Road.  5 

   There was a discussion concerning recreation amenities and a fire lane.  6 

   There was a discussion concerning what type of retail that will be located in the 7 
building.  8 

   There was a discussion concerning the short-term rental aspect of the building.  9 

   There was a discussion concerning parking.  10 

   Eric Towner asked for feedback about the proposed architecture and site plan.  11 

   There was a discussion concerning murals on the buildings.  12 

   There was a discussion concerning building amenities.  13 

   There was a discussion concerning the timing of construction.  14 

6.        TRAINING SESSION 15 

6.1 The Utah Land Use Institute Book 16 

7.    COMMISSION MEMBERS’ REPORTS AND EX PARTE DISCUSSION 17 
DISCLOSURE 18 

  There was a discussion about the Christmas tree lighting.   19 

  Several members and staff thanked Tim Blackburn for his service on the Planning 20 

Commission.   21 

   There was a discussion about installing a USPS drop box in Vineyard. 22 

   There was a discussion regarding adding a parking plan to the zoning code.  23 

8. ADJOURNMENT  24 

   Chair Brady adjourned the meeting at 7:50 pm. 25 
 26 

Certified correct and approved on:  January 18, 2023 27 
 28 

NOTICED BY:   /s/  29 
                          Rachel Stevens, Planning Tech 30 

 31 



 Planning Commission Regular Meeting – Agenda  
January 4, 2023 

 

 

 

 

REGULAR MEETING 

OF THE VINEYARD PLANNING 

COMMISSION, 

Wednesday, January 4, 2023, 6:00 p.m. 
 

 

 

ATTENDANCE 

Commissioners present: Tay Gundmundson, Bryce Brady, Craig Bown, Chris Bramwell, 

Anthony Jenkins, and Graden Ostler.  

 

Staff present: Naseem Ghandour, Public Works Director; Morgan Brim, Community 

Development Director; Briam  Perez, Planner; Pam Spencer, City Recorder; Rachel Stevens, 

Minutes Secretary 

 

Others present: Dave Foster, ALTA Planning; Chris Kephart, MS Properties 

 

REGULAR SESSION 
 

CALL TO ORDER 

1.      INVOCATION/INSPIRATIONAL THOUGHTS/PLEDGE OF ALLEGIANCE 

Bryce Brady called the meeting to order. Tay Gundmundson led the pledge of allegiance. 

Bryce Brady gave an invocation.  

2.     OPEN SESSION 

There were no public comments.   

3. BUSINESS ITEMS 

3.1     East Lake at Geneva Industrial Park –Site Plan Amendment 

Planner Briam Perez gave an overview of the project. 

   There was a discussion regarding making a zoning text amendment.   

 

   MOTION: Chair Brady called for a motion. Anthony Jenkins made a motion to 

approve the site plan amendment for East Lake at Geneva Industrial Park with the 

conditions outlined in the staff report. Tay Gundmundson seconded the motion. Those 

voting aye: Tay Gundmundson, Bryce Brady, Tay Gundmundson, Craig Bown, Chris 

Bramwell, and Anthony Jenkins. The motion passed unanimously.  

 

   The applicant Chris Kephart asked a question to City Staff.  There was a discussion 

regarding how underground lines and pipes are labeled on the site plan and how the public 

right of way is used for internet companies.  

 

4. TRAINING SESSION 

4.1     Pam Spencer provided training on how City records are maintained. The training 



 Planning Commission Regular Meeting – Agenda  
January 4, 2023 

 

 

began at 6:13 pm and ended at 6:48 pm. The Planning Commission present received 

approximately 35 minutes of training of 4 hours as required by Utah State Law.   

5. PUBLIC HEARING 

5.1    PUBLIC HEARING – Zoning Text Amendment - Public Noticing  

This item and public hearing was continued from December 7, 2022 

     MOTION: Chair Brady called for a motion. Tay Gundmundson made a motion to 

close the public hearing. Chris Bramwell seconded the motion. Roll call as follows: Those 

voting aye: Tay Gundmundson, Bryce Brady, Tay Gundmundson, Craig Bown, Chris 

Bramwell, and Anthony Jenkins. The motion passed unanimously.  

   MOTION: Chair Brady called for a motion. Chris Bramwell made a motion to 

recommend approval to the City Council for the Zoning Text Amendment for Public 

Noticing. Craig Bown seconded the motion. Roll call as follows: Those voting aye: Tay 

Gundmundson, Bryce Brady, Tay Gundmundson, Craig Bown, Chris Bramwell, and 

Anthony Jenkins. The motion passed unanimously.  

 

5.2   PUBLIC HEARING - Conditional Use Permit – Vineyard Auto  

   MOTION:  Chair Brady called for a motion. Tay Gundmundson made a motion to 

open a public hearing. Chris Bramwell seconded the motion. Those voting aye: Tay 

Gundmundson, Bryce Brady, Tay Gundmundson, Craig Bown, Chris Bramwell, and 

Anthony Jenkins. The motion passed unanimously. 

    MOTION:  Chair Brady called for a motion. Tay Gundmundson made a motion to 

continue the Conditional Use Permit to January 18, 2023. Chris Bramwell seconded the 

motion. Those voting aye: Tay Gundmundson, Bryce Brady, Tay Gundmundson, Craig 

Bown, Chris Bramwell, and Anthony Jenkins. The motion passed unanimously. 

5.3      PUBLIC HEARING – General Plan Amendment – Active Transportation 

Plan 

    MOTION:  Chair Brady called for a motion. Anthony Jenkins made a motion to 

open a public hearing. Tay Gundmundson seconded the motion. Those voting aye: Tay 

Gundmundson, Bryce Brady, Tay Gundmundson, Craig Bown, Chris Bramwell, and 

Anthony Jenkins. The motion passed unanimously.  

   Community Development Director Morgan Brim and Dave Foster, with ALTA 

Planning, gave a presentation on the Active Transportation Plan.  

   There was a discussion concerning proposed improvements on Main Street and 

other priority projects.   

  There was a discussion concerning realigning the intersection near Gammon Park 

and the elementary school.  There was a discussion regarding hawk lighting and signals 

throughout the city.  

  There was a presentation on a pedestrian crossing near Trailside Elementary School.  

  There was a discussion regarding the Central Corridor Plan and if it aligns with the 

Active Transportation Plan.   

  There was a discussion regarding maintenance of existing facilities.  

  There was a discussion regarding ride share and scooters.  

  There was a request that the plan include language stating the alternate modes of 

transportation should be more reliable.   

  A public comment was made by Jordan Christensen regarding reducing speeds in 
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Vineyard.   

    There was a discussion regarding adding another priority project, to study the 

intersection at Mill Road and 400 N.  

   MOTION: Chair Brady called for a motion. Tay Gundmundson made a motion to 

close the public hearing. Anthony Jenkins seconded the motion. Roll call as follows: 

Those voting aye: Tay Gundmundson, Bryce Brady, Tay Gundmundson, Craig Bown, 

Chris Bramwell, and Anthony Jenkins. The motion passed unanimously. 

    MOTION: Chair Brady called for a motion. Anthony Jenkins made a motion to 

recommend approval to the City Council will the conditions that; another priority project 

is added to study the intersection at Mill Road and 400 N, and that language is added to 

the plan about micro-mobility. Tay Gundmundson seconded the motion. Roll call as 

follows: Those voting aye: Tay Gundmundson, Bryce Brady, Tay Gundmundson, Craig 

Bown, Chris Bramwell, and Anthony Jenkins. The motion passed unanimously. 

 Motion to close: Tay. 2nd: Anthony 

6.    COMMISSION MEMBERS’ REPORTS AND EX PARTE DISCUSSION 

DISCLOSURE 

    Anthony Jenkins reported the BAC will be meeting tomorrow.  

    Chair Brady requested that The Forge paperwork was provided to the Planning 

Commission a week before the meeting.     

  Chair Brady requested an update on the Holdaway Farms project.   

7.    ADJOURNMENT  

Chair Brady adjourned the meeting at 7:39 pm.  

 

Certified correct and approved on:   

 

Certified by:   /s/  

                          Rachel Stevens, Planning Tech 



 
 

VINEYARD PLANNING COMMISSION STAFF REPORT 

 

Meeting Date: January 18, 2023 

Agenda Item: Development Agreement for the Forge 

Department:  Community Development Department   

Presenter:  Morgan Brim 

Applicant: Dakota Pacific Real Estate  

 

Background/Discussion:  

The applicant, Dakota Pacific, is proposing an updated master plan for the Forge mixed use 

project of 45 acres north of the Megaplex Theater. This plan continues our focus on small 

block sizes and enhanced pedestrian accessibility. The agreement will put forth a plan for 

infrastructure improvements and new residential and commercial development. While this 

Development Agreement (DA) is separate from the Tax Increment Financing Agreement 

(TIF) it is anticipated they will be approved concurrently and the DA references the TIF 

value.  

 

Recommendation & Additional Options: 

Staff recommends the Planning Commission forwards a positive motion to the city council 

regarding the development agreement. The following options are available for the Planning 

Commission’s consideration:  

 

  

Option 1: 

Recommend approval of the development agreement as proposed.  

 

Option 2:  

Recommend approval of the development agreement with modifications.  

 

Option 3:  

Recommend denial of the development agreement.  

 

Sample Motion: 

“Motion to recommend approval The Forge Development Agreement to the City Council 

with the following modifications…”   

 

Attachments:  

Development Agreement and Concept Plan  
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WHEN RECORDED, RETURN TO: 

c/o Dakota Pacific 

Attn: Scott Swallow 

299 S Main St., Ste. 2450 

Salt Lake City, UT 84111 

 

DEVELOPMENT AGREEMENT 

FOR 

THE FORGE 

 

THIS DEVELOPMENT AGREEMENT (“DA”) is made and entered into by and between 

VINEYARD CITY, a political subdivision of the State of Utah, and Cottonwood Geneva LLC, a Utah 

limited liability company, and made effective as of the Effective Date. 
 

RECITALS 
 

A. The capitalized terms used in this DA and in these Recitals are defined in Section 1.2 

below. 
 

B. Developer owns the Property. 
 

C. The Property is located within the boundaries of Vineyard City, Utah. 
 

D. Developer is developing the Property as a mixed-use development. Developer and the City 

desire that the Property be developed in a unified and consistent fashion pursuant to the applicable Zoning 

and this DA. 
 

E. The Parties desire to facilitate the development of the Project through the potential use of 

special financing vehicles, including, but not limited to, those provided for in Titles 17C of the Utah Code. 

 

F. Developer has prepared that certain Concept Plan for the Property, which is attached hereto 

as Exhibit B. 
 

G. The Parties acknowledge that development of the Property pursuant to this DA will result 

in positive economic benefits to the City and its residents by, among other things, requiring orderly 

development of the Property as a master planned development and increasing property tax and other 

revenues to the community based on improvements to be constructed on the Property. 

H. The Parties desire to enter into this DA to more fully specify the rights and responsibilities 

of Developer to develop the Property as expressed in this DA, and the rights and responsibilities of City to 

allow and regulate such development pursuant to the requirements of this DA and all other applicable laws. 
 

I. The Parties understand and intend that this DA is a “development agreement” within the 

meaning of the Act and entered into pursuant to the terms of the Act. 
 

J. The City finds that this DA and the Concept Plan conforms with the intent of the City’s 

General Plan and the Zoning. 
 

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 Parties hereby 

agree to the following: 
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TERMS 

 

1. Incorporation of Recitals and Exhibits; Definitions. 
 

1.1 Incorporation. The foregoing Recitals and all Exhibits are hereby incorporated into this 

DA. 

 

1.2 Definitions. As used in this DA, the words and phrases specified below shall have the 

following meanings: 
 

1.2.1 Act means the Municipal Land Use, Development, and Management Act, Utah 

Code Ann. § 10-9a-101 (2019), et seq. 
 

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

1.2.3 Association means an entity that Developer may establish to operate and maintain 

common areas or open spaces of the Project. 

1.2.4 Budget means the Geneva Urban Renewal Project Area Budget.  

1.2.5 Buildout means the completion of all of the development, both residential and 

commercial, on the entire Project in accordance with this DA. 
 

1.2.6 City means Vineyard City, Utah, a Utah political subdivision. 
 

1.2.7 City Council means the elected Vineyard City Council. 
 

1.2.8  City’s Future Laws means the ordinances, policies, standards, and procedures that 

may be in effect as of a particular time in the future when a Development Application is submitted for a 

part of the Project and which may or may not be applicable to the Development Application depending on 

the provisions of this DA. 
 

1.2.9  City’s Vested Laws means the ordinances, policies, standards, and procedures of 

the City in effect as of the Effective Date. 
 

1.2.10 Concept Plan means the graphic depiction of the Project to be developed on the 

Property as generally shown on Exhibit B attached hereto, and as may be amended or supplemented from 

time to time. 
 

1.2.11 DA means this Development Agreement, including all of its Exhibits. 
 

1.2.12 Default means a material breach of this DA as specified herein. 
 

1.2.13 Denial means a formal denial issued by the final decision-making body of the City 

for a particular type of Development Application, excluding review comments or “redlines” by City staff. 
 

1.2.14 Developer means Cottonwood Geneva LLC, a Utah limited liability company, and 

its assignees or transferees as permitted by this DA. 
 

1.2.15 Developer’s Reimbursable Expenses means all costs incurred by Developer in 

developing, acquiring, or installing Project parking improvements as required by the Zoning, Project 
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common area elements (public or private) improvements, or Project open space (public or private) 

improvements, or Public Infrastructure, as well as other costs and expenses described and allowed under 

the Project Area. 

 

1.2.16 Development means the development of all or a portion of the Property pursuant 

to one (1) or more approved Development Applications. 
 

1.2.17 Development Application means a complete application to the City for 

development of all or a portion of the Project, including a Final Plat, or any other permit (including, but not 

limited to, building permits or conditional use permit), certificate or other authorization from the City 

required for Development of the Project. 
 

1.2.18 Effective Date means the date this DA is approved by the City Council. 
 

1.2.19 Final Plat means the recordable map or other graphical representation of land 

prepared in accordance with Utah Code Ann. § 10-9a-603, or any successor provision, and approved by the 

City, effectuating a subdivision of any portion of the Project. 

1.2.20 Final Unit Count means the total number of Units within the Project, which number 

shall be no more than the Maximum Units. 
 

1.2.21 Ground Floor Area means the square footage measurement of the developable 

portion of each Parcel, which shall exclude roads, rights-of-way, utility easements, surface parking, 

common area elements (public or private), and open space (public or private). Developer will plan and 

designate Ground Floor Area as residential or non-residential/commercial in each Parcel, and a single Parcel 

may contain both residential and non-residential Ground Floor Area. 

 

1.2.22 Ground Floor Commercial Street means a private or public road where the ground 

floor of buildings within the Project facing said road are required to have non-residential/commercial uses 

on the ground floor. Designated Ground Floor Commercial Streets are shown on Exhibit C. 
 

1.2.23 Intended Uses means the use of all or portions of the Property for multifamily 

residential; nonresidential, commercial (including, without limitation, short-term rentals also known as 

short-term residential lease, retail, and associated facilities); and all other uses approved by the City in 

accordance with the City’s Vested Laws. 
 

1.2.24 Maximum Units means the Development of Units on the Property of a maximum 

of one thousand five hundred (1,500) Units. 
 

1.2.25 Notice means any notice to or from any Party to this DA that is either required or 

permitted to be given to another Party. 
 

1.2.26 Parcel means a portion of the Property that is created by Developer for 

Development according to the Concept Plan. 

 

1.2.27 Party/Parties means, in the singular, either Developer or the City; in the plural, 

Developer and the City. 
 

1.2.28 Plan means the Geneva Urban Renewal Project Area Plan. 

 

1.2.29 Private Roadways means roadways constructed throughout the Project that are not 
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Public Infrastructure and which will be owned and maintained by an Association or by the owner of the 

property subject to the Private Roadway.  

1.2.30 Project means the total development to be constructed on the Property pursuant to 

this DA with the associated public and private facilities, and all of the other aspects approved as part of this 

DA. 

1.2.31 Project Area means the Geneva Urban Renewal Area created under Title 17C of 

the Utah Code. 
 

1.2.32 Property means the real property owned by and to be developed by Developer more 

fully described in Exhibit A. 

 

1.2.33 Property Increment means the Tax Increment generated by development within the 

Property and received by City’s Redevelopment Agency and pursuant to an interlocal or other agreement 

to be executed by any applicable taxing entities in the Project Area.  

 

1.2.34 Public Infrastructure means those elements of infrastructure that are planned to be 

dedicated to the City or other public entities as a condition of the approval of a Development Application, 

which may include, but shall not be limited to culinary water and sanitary sewer improvements; storm water 

improvements; utility infrastructure of every type including, without limitation, electric, gas, fiber, and 

other communications utilities; road infrastructure, including without limitation, bridges and underpasses; 

street lighting and landscaping; and dedications of land for excess capacity in system improvements or 

excess capacity in improvements accommodating uses outside of the Project. 

 

1.2.35 Redevelopment Agency or Agency means the Vineyard Redevelopment Agency. 

 

1.2.36 Subdeveloper means a person or entity not “related” (as defined by Section 165 of 

the Internal Revenue Code) to Developer who purchases a Parcel for development. 

 

1.2.37 Tax Increment has the same meaning set forth in Utah Code § 17C-1-102(61) 

which is:   

 

. . . the difference between: 

(i) the amount of property tax revenue generated each tax year by a taxing entity from the 

area within a project area designated in the project area plan as the area from which tax 

increment is to be collected, using the current assessed value of the property and each taxing 

entity’s current certified tax rate; and  

(ii) the amount of property tax revenue that would be generated from that same area using the 

base taxable value of the property and each taxing entity’s current certified tax rate. 

1.2.38 Unit means a structure or any portion thereof designed and constructed for 

multifamily occupancy as a residence or short-term, commercial occupancy, and located in one (1) or more 

buildings within the Project in the locations set forth on the Concept Plan. 
 

1.2.1 Zoning means The Forge Mixed-Use District (FMU) zoning of the Property as 

further set forth in the City’s Vested Laws. 
 

2. Development of the Project. 

2.1 Compliance with this DA. The Zoning and this DA establish and vest the development 
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rights for the Project, including the general use, maximum density, and general configuration for the Project. 

Development of the Project shall be in accordance with the City’s Vested Laws, the City’s Future Laws (to 

the extent that these are applicable as otherwise specified in this DA), the Zoning, and this DA. City agrees 

that Developer shall have the full power and exclusive control of the Property.  

2.2 Parcels Sold to Subdevelopers.  Developer may elect to sell one or more Parcels to a 

Subdeveloper, and any Parcel sold by Developer to a Subdeveloper shall include the transfer of the right 

and obligation to develop such Parcel in accordance with this DA.  

2.3 Phasing; Configuration.  Developer shall have the right to determine the timing, 

sequencing, and phasing of the Project; provided, however, each phase of the Project shall be subject to and 

comply with applicable Zoning standards that are not in conflict with the terms and provisions contained in 

this DA. The Property may be developed for all of the Intended Uses, as well as all uses approved by the 

City in accordance with the City’s Vested Laws. Subject to the terms of this DA and the Zoning, City and 

Developer expressly agree that following acceptance and recordation of this DA, Developer shall have the 

ability to adjust the Concept Plan including variations to the exact locations and densities of the Units, 

building locations, exact locations of open space and parking, roads and rights-of-way and changes to building 

size, but in no event shall the Final Unit Count within the Project exceed the Maximum Units. Developer 

may modify the Private Roadways from what is depicted in the Master Plan to provide adequate 

connectivity throughout the Project. 

2.4 Zoning. City agrees that The Forge Mixed-Use District (FMU) Zoning district 

accommodates and allows the Intended Uses, and development rights to locate the Intended Uses in the 

general areas configured in the Concept Plan, as more particularly set forth below. City agrees that the 

Zoning, as applicable to the Project, shall be modified as set forth in Exhibit D attached hereto. If there is a 

conflict between the Zoning and Exhibit D to this DA, then Exhibit D to this DA shall control.   
 

2.5 Maximum Units.  Subject to this Section 2, at Buildout, Developer shall be entitled to 

have developed Units within the Project up to the Maximum Units. 

 

2.6 Ground Floor Area.  At Buildout, the Ground Floor Area of each Parcel be at least fifty 

percent (50%) non-residential/commercial. The percentage of non-residential/commercial Ground Floor 

Area within the portion of the Project for which Development is completed shall not be less than twenty 

percent (20%) at any point in the timeline of Development of the Project. Notwithstanding the immediately 

preceding sentence, Developer may develop and construct up to three (3) acres of the Project as residential 

Ground Floor Area or three hundred (300) Units, whichever comes first, in an initial phase of the Project 

without first developing or constructing non-residential/commercial Ground Floor Area within the Project. 

 

2.7 Ground Floor Commercial Streets.  The Ground Floor Commercial Streets shall be 

developed and constructed in the locations as set forth on Exhibit C attached hereto.     

 

2.8 Development Standards and Design Guidelines.  Exhibit E attached to this DA 

establishes specific development standards and design guidelines, including, without limitation, the 

locations and design standards for the common area elements or open spaces of the Project, and shall apply 

to all Parcels within the Project. If there is a conflict between the Zoning and Exhibit E to this DA, then 

Exhibit E to this DA shall control. Common area elements or open spaces in a Parcel shall be constructed 

promptly after completion of any adjacent vertical construction of residential or non-residential structures 

in the same Parcel. Upon completion, Developer agrees to subject the portions of the Project common area 

or open space indicated in the Concept Plan to a public access easement, in favor of the City. The form and 

content of such public access easement shall be subject to each of the Parties’ reasonable approval and such 

public access shall be of record with the Utah County Recorder’s Office. The City and Developer 
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acknowledge that a portion of the Project common area or open space, as depicted in the Concept Plan 

(“External Open Space”) may be located outside of the City’s current municipal boundaries. Such portion 

of the External Open Space shall qualify toward the open space requirement under the Zoning, and 

Developer agrees to subject such portion of the External Open Space to an open space deed restriction and 

covenant, in favor of the City, allowing no buildings, structures, parking areas, streets, or roads, and only 

allowing underground utilities and open space uses in compliance with the City’s Vested Laws, except as 

approved by the legislative body. The form and content of such restriction and covenant shall be subject to 

the City’s reasonable approval and such restriction and covenant shall be of record with the Utah County 

Recorder’s Office. Developer also agrees to cooperate with the City, at no more than minimal cost to 

Developer and without Developer incurring any liability, in any City action to include such portion of the 

External Open Space within the City’s municipal boundaries, by municipal boundary line adjustment, 

annexation, or otherwise, if the City elects to pursue such action.   

 

2.9 Signage.  Signs are allowed within the Project pursuant to the processes and standards set 

forth within the sign ordinance section of the City’s Vested Laws or as approved as part of a comprehensive 

sign plan submitted by Developer to the City for administrative approval. The comprehensive sign plan 

shall be approved prior to the issuance of the first building permit within the Project.   

 

2.10 Short Term Residential Lease.  If the City enacts an amendment to the Zoning or City’s 

Vested Laws allowing for the use of the Units as short-term rentals, also known as short-term residential lease, 

as a permitted use, then Developer may convert any Unit to short-term rentals, also known as short-term 

residential lease. 

 

2.11 Roadway and Parking Improvements. Developer shall construct, or cause to be 

constructed, all Private Roadways within the Project that are necessary for the connectivity and 

development of the Project, and parking improvements as required by the Zoning. All amounts expended 

by Developer for the parking improvements as required by the Zoning shall be classified as Developer’s 

Reimbursable Expenses and may be reimbursed to Developer by revenues generated by the Project Area as 

described in Section 4 below. 
 

2.12 Rescission Option.  It is anticipated that vertical construction within the Project will begin 

no later than July 31, 2024. If the City has not issued a building permit, and there has not been 

commencement of vertical construction under such building permit, on the Property on or before December 

31, 2025 (“Outside Date”), then either Party may deliver notice to the other Party and the City and 

Developer shall meet within fifteen (15) business days after the delivery of such notice to discuss in good 

faith the status and circumstances of Project commencement or an extension of the Outside Date. If the 

Parties do not agree at such meeting to an extension of the Outside Date, then either Party may deliver 

notice to the other Party of rescission to the other Party to terminate this DA. Any such rescission must be 

hand-delivered, if at all, no later than thirty-two (32) days after the date of the meeting referenced in this 

subsection. Upon a Party’s delivery of notice of rescission pursuant to this subsection, this DA shall 

automatically terminate whereupon the Parties shall have no further rights or obligations under this DA. 
 

3. Vested Rights. 
 

3.1 Vested Rights Granted by Approval of this DA. To the maximum extent permissible 

under the laws of Utah and the United States and at equity, the Parties intend and agree that this DA grants 

and confirms that Developer is vested with all rights to develop the Project in accordance with and in 

fulfillment of this DA, the City’s Vested Laws, and the Zoning of the Property, except as specifically 

provided herein. The Parties specifically intend that this DA grant to Developer the “vested rights” 

identified herein as that term is construed in Utah’s common law and pursuant to Utah Code Ann. § 10-9a-

509 (2019). As of the Effective Date, City confirms that Developer is vested with the Intended Uses and 
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the uses in the FMU Zoning as in effect and made applicable to Property as of the Effective Date. Subject 

to Section 2.5 above, City further confirms that Developer is vested with the right to locate buildings of the 

type described and generally depicted, along with contemplated configurations, and densities consistent 

with Zoning, this DA, and the City’s Vested Laws. By way of further clarification, Developer is vested with 

the right to develop and locate on the Property the Intended Use(s) and densities, including, among other 

provisions, Developer’s ability to increase Unit density to the Maximum Units, and to develop in 

accordance with dimensional requirements as allowed by City’s Vested Laws. The Parties intend that the 

rights granted to Developer hereunder are contractual vested rights and include the rights that exist as of 

the Effective Date under statute, common law and at equity. The Parties acknowledge and agree this DA 

provides significant and valuable rights, benefits, and interests in favor of Developer and the Property, 

including, but not limited to, certain vested rights, development rights, permitted and conditional uses, 

potential rights for new improvements, facilities, and infrastructure, to assist in the development of the 

Property. 
 

3.2 Exceptions. City’s Future Laws with respect to development or use of the Property shall 

not apply, except as follows: 
 

3.2.1 Developer Agreement. City’s Future Laws that Developer agrees in writing apply 

to the Project; 
 

3.2.2 State and Federal Compliance. City’s Future Laws that are generally applicable to 

all properties in the City’s jurisdiction and that are required in order to comply with state and federal laws 

and regulations affecting the Project; 
 

3.2.3 Codes. The City’s engineering requirements, approval, and supplemental 

specifications for public infrastructure, and any City’s Future Laws that are updates or amendments to 

existing building, plumbing, mechanical, electrical, dangerous buildings, drainage, or similar construction 

or safety related codes, such as the International Building Code, the APWA Specifications, AAHSTO 

Standards, the Manual of Uniform Traffic Control Devices or similar standards that are generated by a 

nationally or statewide recognized construction/safety organization, or by the state or federal governments 

and are otherwise required to meet legitimate concerns related to public health, safety or welfare; 
 

3.2.4 Taxes. Lawful taxes, or modifications thereto, provided that nothing in this DA 

shall be construed as waiving or limiting in any way Developer’s right to challenge taxes imposed by the 

City, which right is hereby reserved; 
 

3.2.5 Fees. Changes to the amounts of fees for the processing of Development 

Applications that are generally applicable to all development within the City’s jurisdiction (or a portion of 

the City’s jurisdiction as specified in the lawfully adopted fee schedule) and that are adopted pursuant to 

state and local law. 
 

3.2.6 Impact Fees. Impact Fees or modifications thereto that are lawfully adopted, 

imposed, and collected by the City or any other lawful agency, district, or public utility. 
 

3.2.7 Compelling, Countervailing Interest. Laws, rules, or regulations that the City’s 

land use authority finds, on the record, are necessary to avoid jeopardizing a compelling, countervailing 

public interest pursuant to Utah Code Ann. § 10-9a-509(1)(a)(ii)(A) as proven by the City by clear and 

convincing evidence, of which jeopardy the City was not reasonably aware of at the time of the execution 

of this DA. 

3.3 Legal Challenge. Should any third party not a Party hereto challenge this DA or the related 

approvals within thirty-one days (31) days of the Effective Date, Developer shall have the right to 
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unilaterally rescind this DA by delivering notice to City no later than one-hundred-eighty (180) days of the 

Effective Date. 
 

3.4 Intent Regarding Administration and Amendment of this DA. The Parties intend that 

the administration, but not the approval, of this DA and any amendments, shall be processed through 

administrative land use applications to be decided by the land use authority, as those terms are defined in 

the Act. 
 

4. Tax Increment Financing and Similar Assistance. 

 

4.1 Project Area / Rescission Option. The Agency and the City have created the Project Area 

through adoption of the Plan and the Budget, which includes the Property and other land. In conjunction 

with the Project Area, the City shall use reasonable efforts to approve an interlocal agreement with the 

Redevelopment Agency whereby the City agrees to contribute a portion of the Tax Increment generated 

within the Property to the Agency for purposes of Development of the Project for a period of up to thirty 

(30) years. The City shall also use reasonable efforts to support the Redevelopment Agency in securing the 

participation of other Taxing Entities under substantially similar terms to those under which the City is 

participating. If the Redevelopment Agency has not approved a participation agreement within one (1) year 

after the Effective Date in a form reasonably acceptable to Developer as contemplated by this DA, 

Developer may elect to terminate this DA by delivering Notice to City and upon delivery of such Notice, 

this DA shall automatically terminate whereupon the Parties shall have no further rights or obligations under 

this Agreement.  The Parties shall work together in good faith to seek a participation agreement that includes 

the following provisions: (i) seventy-five percent (75%) of the Property Increment shall be available for 

reimbursement of Developer’s Reimbursable Expenses and (ii) each budget for Developer’s Reimbursable 

Expenses shall include interest of at least 8%, or such other interest rate as set forth in separate agreement 

with the Redevelopment Agency, from the time the cost was incurred until reimbursed to Developer.  The 

Property Increment collection period for each individual reimbursement period shall be for a period of not 

less than thirty (30) years dating from the day on which the last of Developer’s Reimbursable Expenses is 

incurred. Developer’s Reimbursable Expenses shall be reimbursable from Property Increment and County 

shall use its best efforts to cooperate with Developer in creating such a financing vehicle to provide 

Developer with the maximum amount of financial assistance allowable at law. The Project Area shall not 

be expanded or modified without Developer’s written consent. 

 

4.2 Surplus Revenues. The Parties acknowledge that from time-to-time and over the term of the 

Project Area or any other financing vehicle, there may be revenues generated that exceed the costs of the 

required Public Infrastructure. The Parties further acknowledge that it may be in the interest of both of the 

Parties to use, insofar as permitted by applicable law, some or all of those excess proceeds for Developer to 

bring in high-quality end-users by such means as assistance with tenant improvements, creation of visual 

and physical amenities, and other elements that contribute to the environment of the Project. The Parties 

shall negotiate in good faith for the distribution of any such excess proceeds in a manner that maximizes 

the incentives to generate measurable results such as high-skilled and high-paying employment. Excess 

proceeds may also be utilized, insofar as permitted by applicable law, for the uses described in the Plan 

created in connection with the Project Area. 

 

4.3 Failure of Revenues. The ability of the Project Area or other financing vehicle to generate 

sufficient monies to reimburse or otherwise pay the City and the Developer for costs and expenses incurred 

as provided in this DA is consideration for the Parties to enter into this DA and a material, integral term 

hereto. Should the Project Area or other financing vehicle prove unable to generate sufficient monies, the 

Parties agree it will render performance under this DA impossible or impracticable and pointless and shall 

operate either to discharge all of each Party’s obligations hereunder or, at the Developer’s discretion, allow 
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them to negotiate a mutually satisfactory reformation. 

 

4.4 Public Infrastructure District. Developer may elect to petition the City to create a Public 

Infrastructure District (“PID”) pursuant to Utah Code § 17D-4-101 et seq. for the Property in addition to or 

in place of the Property Increment participation. The City shall review and reasonably consider Developer’s 

petition to create the PID as an option to implement and facilitate the financing, construction, and operation 

of some or all of the Public Infrastructure for the Project. If Developer elects to proceed with the creation 

of a PID, the City shall cooperate in the formation and operation of the PID. 

 

5. Term of Agreement. The initial term of this DA shall be thirty-five (35) years beginning on the 

Effective Date, and will automatically extend for successive periods of five (5) years each, unless either 

Party delivers a Notice of non-renewal within six (6) months prior to expiration of the then current term. 
 

6. Intentionally Omitted. 
 

7. Processing of Development Applications. 
 

7.1 Processing of Development Applications; City Denial of a Development Application. 

City agrees to process the Development Applications needed for the Project as quickly as practicable under 

its existing processes and staffing levels, and on the condition that such Development Applications are 

submitted in complete form at the time of submittal. If any additional conditional use applications are 

required for any portion of the Project, City agrees to process such application simultaneously with any 

other application such as site plan or other Development Application. If the City denies a Development 

Application, it shall provide a written determination advising the Applicant of the reasons for denial 

including specifying the reasons the City believes that the Development Application is not consistent with 

this DA, the City’s Vested Laws (or, if applicable, the City’s Future Laws), or any other applicable law. 

City agrees to table final decision on a Development Application, rather than issuing a Denial, at the request 

of Developer in order to address any issues in the Development Application and to allow for the “Meet and 

Confer” process outlined below. Notwithstanding Vineyard Municipal Code 15.24.110, Developer may 

resubmit a denied Development Application after addressing the reasons for Denial communicated by the 

City. 
 

7.2 Meet and Confer regarding Development Application Denials. Upon written request by 

Developer, the City and Developer or Applicant shall meet within fifteen (15) business days of any tabling 

of a Development Application or Denial to discuss how the Developer may resolve the issues specified in 

the tabling or Denial of a Development Application. 
 

7.3 City Denials of Development Applications Based on Denials from Non-City Agencies. 

If the City’s Denial of a Development Application is based on the denial of the Development Application 

by a non-City agency, if Applicant chooses to appeal such Denial, the appeal shall be through the 

appropriate procedures for such a decision and not through the processes specified herein. 
 

8.  Application Under City’s Future Laws. Without waiving any rights granted by this DA, 

Developer may at any time, choose to submit a Development Application for some or all of the Project 

under the City’s Future Laws in effect at the time of the Development Application. Any Development 

Application filed for consideration under the City’s Future Laws shall be governed by all portions of the 

City’s Future Laws related to the Development Application. The election by Developer at any time to 

submit a Development Application under the City’s Future Laws shall not be construed to prevent or limit 

Developer from submitting under and relying on City’s Vested Laws for other Development Applications. 

 

9. Public Infrastructure and Utilities. 
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9.1 Construction by Developer. Other than for those elements of Public Infrastructure 

otherwise specified in this DA that may be constructed by the City or agencies it controls, Developer shall 

have the right and the obligation to construct or cause to be constructed and installed all Public 

Infrastructure reasonably and lawfully required as a condition of approval of a Development Application. 

Developer shall be responsible for the cost of all Public Infrastructure which is roughly proportionate (as 

determined by law) to the impacts of the Project; the City shall be responsible for the cost of any 

enhancements to such Public Infrastructure that exceed the roughly proportionate (as determined by law)  

impacts of the Project but, for reasons of convenience or efficiency, may be constructed along with the 

Project. For such Public Infrastructure, the City and Developer shall memorialize their mutual 

responsibilities for the costs, the scope and manner of construction, and manner of reimbursement in a 

separate, subsequent reimbursement agreement. The City and Developer agree as follows with respect to 

the following Public Infrastructure: 

 

9.1.1 The East Gateway Linear Park, as identified in the Concept Plan and in Exhibit E, 

will be located along Geneva Road, near the intersection of the Vineyard Connector, and abuts future 

anticipated public improvements for the City’s Geneva trail system. Developer and City shall jointly work 

together in good faith to design the East Gateway Linear Park to provide a minimum width of fifty feet 

(50’) between Geneva Road and the façade(s) of the adjacent buildings within the Project. Developer shall 

provide the features outlined in Section 4(g) of Exhibit E on the Property or, if with City approval any 

portion of the East Gateway Linear Park improvements are located on public-owned property, then 

Developer will reimburse to City or the public entity constructing the East Gateway Linear Park the value 

(as reasonably determined by Developer and the City engineer) of the East Gateway Linear Park 

improvements to be located on public-owned property and that would otherwise be located on the Property 

pursuant to this DA. 

 

9.2 Financial Assurances. If, and to the extent required by the City’s Vested Laws, unless 

otherwise provided by the Act or this DA, financial assurances for any Public Infrastructure is required by 

the City or an agency it controls, then Applicant shall provide it in a form acceptable to the City or the 

agency it controls as specified in the City’s Vested Laws. Partial releases of any such required financial 

assurances shall be made as work progresses based on the City’s Vested Laws. 
 

9.3 Upsizing/Reimbursements to Developer. The Developer shall complete capacity studies 

for all City utilities required to serve this Project. The City shall not require Developer to “upsize” any 

future Public Infrastructure (i.e., to construct the infrastructure to a size larger than required to service the 

Project) or construct system improvements (as defined in Utah Code § 11-36a-102(21) (2020)) unless 

financial arrangements reasonably acceptable to Developer are made to compensate Developer for the 

incremental or additive costs of such upsizing, and the costs of service interruption and incidental property 

damage directly resulting from such upsizing or system improvements. The Developer shall not refuse any 

request from the City to upsize Public Infrastructure if the costs to be paid by the City for such upsizing are 

within industry standards. Furthermore, if approved on a case-by-case basis by the City Council, Developer 

shall be eligible to receive credits against impact fees or any other fees that City may assess, as 

compensation for any such upsizing or system improvements. The Developer shall make like sized 

connections to those utilities as those which are already in place. The City agrees to cooperate with 

Developer, and to take all reasonable actions necessary to provide the utilities to the Project at the minimum 

level of service required by the City Engineer. The Parties agree to comply with all applicable local, state 

and federal laws, rules and regulations for culinary water facilities, services, quality standards and controls. 

All impact fees charged by the City in connection with the development of the Property and the approval 

of Plats or site plans shall be calculated based on the City’s impact fee schedule as in effect on the Effective 

Date. 
 

9.4 Culinary Water and Sanitary Sewer Improvements. Upon payment to the City by the 
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Developer, the City agrees to provide all culinary water and sanitary sewer services to the Property without 

requiring the dedication of water rights from Developer upon payment of the fees associated with the 

approved development designs. City agrees to provide Developer “will serve” commitments with respect 

to the Property. Upon dedication of water and sewer improvements to the City by Developer, City shall 

reserve such developed capacity necessary for the use of the Project on the Property. 
 

9.5 Storm Water Improvements. Developer shall construct, or cause to be constructed, storm 

water retention and detention facilities as may be necessary for the development of the Property as 

contemplated by the vested rights described herein. Developer shall not be required to design and construct 

such retention and detention facilities to address storm water flows originating from outside the Property. 

This City may require the Developer to engage with adjacent property owners to address known adverse 

stormwater conditions. 
 

9.6 Electrical and Natural Gas, and Telecommunication Utilities. The City agrees to 

cooperate with Developer and public utility service providers in their efforts to ensure that sufficient 

electrical capacity and transmission infrastructure and natural gas capacity and transmission is present to 

serve the Property. 
 

9.7 City Services. City shall make available (subject to application for service, issuance of 

applicable permits and payment of connection fees and applicable commodity usage rates) culinary water, 

sanitary sewer, storm water and other municipal services to the Property. Such services shall be provided 

to the Property at the same levels of services, on the same terms and at rates as approved by the City Council, 

which rates may not differ materially from those charged to others in the City’s boundaries. City also agrees 

to cooperate in making available public rights of way and easements for use by utility and service providers 

to development within the Property. 
 

9.8 Transportation. The Developer shall maintain transportation infrastructure to City 

standards and specifications in accordance with City’s Vested Laws. If the Developer proposes a design 

that is not within the City standards or specifications, the Developer shall provide standards and 

specifications which are reasonable within industry standards. Deviations from City standards shall be 

reviewed by the City Engineer and may be approved to be incorporated into the approved Development 

Application. The City shall allow reasonable access to the City public right of way and public utility 

easements as applicable for the development of the approved development plans. The Developer shall 

provide the City applicable access and easements for public transportation within the Development. The 

City cannot dedicate access to non-city rights-of-way or easements; the Developer shall be responsible for 

coordination and approval for those requests. 
 

9.9 Infrastructure Studies. The Developer shall conduct applicable studies to determine the 

development requirements for services and its impacts to the City and other public utility infrastructure. 

These studies shall include water, wastewater, stormwater, electrical, transportation impact studies, parking, 

and other studies as determined by the Community Development Director or City Engineer in accordance 

with the City’s Vested Laws.  
 

9.10 Acceptance of Public Infrastructure and Rights-of-Way. The City intends to accept 

public infrastructure and rights-of-ways that serve the interests of the public. Subject to the vested rights in 

this DA, the Developer shall provide to the City public infrastructure and rights-of-way which meet or 

exceed the City standards and specifications, or which have been conferred as requirements during the 

Development Application. The Developer shall not transfer dedication of public infrastructure or right-of-

way without the direct consent from the City Engineer. If the development improvements are within non-

city jurisdiction, then the City cannot guarantee or coordinate approvals and dedication of those 

improvements not within the City jurisdiction.  
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9.11 Non-City Coordination. The Developer shall coordinate with adjacent City agencies, to 

include City, State, County, local District, and Utility agencies for design reviews, access needs and 

approvals as required for the Developer’s proposed development design. The City shall not coordinate these 

reviews for the Developer. The City may provide mediation between Developer and non-city agency to 

resolve issues which may arise. 
 

10. Default. 

10.1 Notice. If Developer or the City fails to perform their respective obligations hereunder or 

to comply with the terms hereof, the Party believing that a Default has occurred shall provide Notice to the 

other Party. 
 

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

10.2.1 Specific Claim.  Specify the claimed event of Default; 
 

10.2.2 Applicable Provisions. Identify with particularity the provisions of any applicable 

law, rule, regulation or provision of this DA that is claimed to be in Default; 
 

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

10.2.4 Cure. Propose a method and time for curing the Default which shall be of no less 

than thirty (30) days duration. 
 

10.3 Remedies. If the Parties are not able to resolve the Default within the cure period, then the 

Parties may have the following remedies: 
 

10.3.1 Law and Equity. All rights and remedies available at law and in equity, including, 

but not limited to, injunctive relief, or specific performance. 
 

10.3.2 Security. The right to draw on any security posted or provided in connection with 

the Project and relating to remedying of the particular Default. 
 

10.3.3 Future Approvals. The right to withhold all further reviews, approvals, licenses, 

building permits or other permits for development of the Project in the case of a default by Developer until 

the Default has been cured. 
 

10.4 Attorney Fees. The Party prevailing in any action brought to enforce the terms of this 

Agreement shall be awarded its reasonable legal expenses, including its reasonable attorney fees. 
 

10.5 Public Meeting. Before any remedy in Section 10.3 may be imposed by the City the party 

allegedly in Default shall be afforded the right to attend a public meeting before the City Council and 

address the City Council regarding the claimed Default. 

10.6 Extended Cure Period. If any Default cannot be reasonably cured within thirty (30) days, 

then such cure period may be extended at the discretion of the Party asserting Default so long as the 

defaulting Party is pursuing a cure with reasonable diligence. 
 

10.7 Default of Assignee. A default of any obligations assumed by an assignee shall not be 

deemed a default of Developer. 
 

11. Notices. All notices required or permitted under this DA shall, in addition to any other means of 
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transmission, be given in writing by either by certified mail, hand delivery, overnight courier service, or 

email to the following addresses: 
 

To Developer: 
 

Cottonwood Geneva LLC 

299 S Main Street 
SLC, Utah 84111 

Attention: Scott Swallow 

Email: sswallow@dakotapacific.com 

With a Copy to: 
 

Snell & Wilmer L.L.P. 

15 West South Temple, Suite 1200 

Salt Lake City, Utah 84101 

Attention: Craig T. Jenson 

Email: cjenson@swlaw.com 

To Vineyard City: 

 

Vineyard City 

125 South Main Street 

Vineyard, Utah 84059 

Attention: City Manager 

with copy to City Recorder 
Email: refer to City website 

With a Copy to: 

 

Hayes Godfrey Bell, P.C. 
2118 East 3900 South, Suite 300 

Holladay, Utah 84124 

Attention: Jayme Blakesley 

Email: jblakesey@hgblaw.net 

 
 

11.1 Effectiveness of Notice. Except as otherwise provided in this DA, each Notice shall be 

effective and shall be deemed delivered on the earlier of: 
 

11.1.1 Hand Delivery. Its actual receipt, if delivered personally or by courier service. 
 

11.1.2 Electronic Delivery. Its actual receipt if delivered electronically by email and the 

sending Party has an electronic receipt of the delivery of the Notice. 
 

11.1.3 Mailing. On the day the Notice is postmarked for mailing, postage prepaid, by 

Certified United States Mail and actually deposited in or delivered to the United States Postal Service. 
 

11.1.4 Change of Address. Any Party may change its address for Notice under this DA 

by giving written Notice to the other Party in accordance with the provisions of this Section. 
 

12. Headings. The captions used in this DA are for convenience only and a not intended to be 

substantive provisions or evidences of intent. 
 

13. No Third-Party Rights/No Joint Venture. This DA does not create a joint venture relationship, 

partnership or agency relationship between the City or Developer. Further, the Parties do not intend this 

DA to create any third-party beneficiary rights except as expressly provided herein. The Parties 

acknowledge that this DA refers to a private development and that the City has no interest in, responsibility 

for, or duty to any third parties concerning any improvements to the Property unless the City has accepted 

the dedication of such improvements at which time all rights and responsibilities—except for warranty bond 

requirements under City’s Vested Laws and as allowed by state law—for the dedicated public improvement 

shall be the City’s. 
 

14. Assignability. The rights and responsibilities of Developer under this DA may be assigned in whole 

or in part, respectively, by Developer as provided herein. 
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14.1 Related Entity; Subdevelopers.  Developer’s assignment of all or any part of Developer’s 

rights and responsibilities under this DA to any entity “related” to Developer (as defined by regulations of 

the Internal Revenue Service in Section 165), Developer’s entry into a joint venture for the development of 

the Project, Developer’s pledging of part or all of the Project as security for financing, or Developer’s 

assignment or partial assignment to a Subdeveloper, shall each be considered pre-approved by the City.  

Developer shall give the City Notice of any event specified in this sub-section within ten (10) days after the 

event has occurred.  Such Notice shall include providing the City with all necessary contact information for 

the newly responsible party. 
 

14.2 Non-Related Entity. Developer’s assignment of all or any part of the Developer’s rights 

and responsibilities under this DA to any entity not “related” to Developer (as defined by regulations of the 

Internal Revenue Service in Section 165), shall be subject to the City’s approval, which shall not be 

unreasonably withheld, conditioned or delayed. Developer shall give Notice to the City of any proposed 

assignment and provide such information regarding the proposed assignee that the City may reasonably 

request in making the evaluation permitted under this Section. Such Notice shall include providing the City 

with all necessary contact information for the proposed assignee. Unless the City objects in writing within 

twenty (20) business days of Notice, the City shall be deemed to have approved of and consented to the 

assignment. The City may object if the City is not reasonably satisfied of the assignee’s financial ability to 

perform the obligations of Developer proposed to be assigned or there is an existing breach of a 

development obligation owed to the City by the assignee or related entity that has not either been cured or 

is in the process of being cured in a manner acceptable to the City, or the proposed assignee or related entity 

has a documented history of failing to meet its obligations in prior agreements with the City or other 

governmental entities, or any similar reason. 
 

14.3 Partial Assignment. If any proposed assignment is for less than all of Developer’s rights 

and responsibilities, then the assignee shall be responsible for the performance of each of the obligations 

contained in this DA to which the assignee succeeds. Upon any such partial assignment, Developer shall 

be released from any future obligations as to those obligations that are assigned. 
 

14.4 Assignees Bound by DA. Any assignee of all or any part of Developer’s rights and 

responsibilities under this DA shall consent in writing to be bound by the assigned terms and conditions of 

this DA as a condition precedent to the effectiveness of the assignment. 

 

14.5 Sale of Parcels. The Notice, approval, and consent provisions set forth in this Section 14 

do not apply to Developer’s sale or lease of Parcels. Developer may sell or pledge part or all of the Project 

as security for financing without requiring City’s approval. 
 

15. 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. 
 

16. Severability; Invalidity. If any immaterial provision of this DA is held by a court of competent 

jurisdiction to be invalid for any reason, the Parties consider and intend that this DA shall be deemed 

amended to the extent necessary to make it consistent with such decision and the balance of this DA shall 

remain in full force and affect. If any of the City’s Current Laws are declared to be unlawful, 

unconstitutional or otherwise unenforceable then Developer will, nonetheless comply with the terms of this 

Agreement to the extent not precluded by law. In such an event, Developer and City shall cooperate to 

have City adopt a new enactment which is materially similar to any such stricken provisions and which 

implements the intent of the Parties under this Agreement. 
 

17. Force Majeure. Any prevention, delay, or stoppage of the performance of any obligation under 
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this DA that is due to strikes, labor disputes, inability to obtain labor, materials, equipment or reasonable 

substitutes therefor; acts of nature, governmental restrictions, regulations or controls, judicial orders, enemy 

or hostile government actions, wars, civil commotions, fires or other casualties, pandemic, quarantine, 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. 
 

18. Time is of the Essence. Subject to the contrary provisions of this DA, time is of the essence to this 

DA and every right or responsibility shall be performed within the times specified. 
 

19. Appointment of Representatives. To further the commitment of the Parties to cooperate in the 

implementation of this DA, the City and Developer each shall designate and appoint a representative to act 

as a liaison between the City and its various departments and the Developer. The initial representative for 

the City shall be the City Community Development Director. The initial representative for Developer shall 

be Steve Borup. 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 DA 

and the development of the Project. 
 

20. Applicable Law. This DA is entered into in Utah County in the State of Utah and shall be construed 

in accordance with the laws of the State of Utah irrespective of Utah’s choice of law rules. 
 

21. Venue. Any action to enforce this DA shall be brought only in the Fourth District Court for the 

State of Utah in Utah County. 
 

22. Entire Agreement. This DA, and all Exhibits thereto, is the entire agreement between the Parties 

and may not be amended or modified except either as provided herein or by a subsequent written 

amendment signed by all Parties. 
 

23. Mutual Drafting. Each Party has participated in negotiating and drafting this DA and therefore no 

provision of this DA shall be construed for or against any Party based on which Party drafted any particular 

portion of this DA. 
 

24. Recordation and Running with the Land. This DA shall be recorded in the chain of title for the 

Project. This DA shall be deemed to run with the land. The data disk of the City’s Vested Laws shall not 

be recorded in the chain of title. A secure copy of such data disk shall be filed with the applicable City 

Recorder and each party shall also have an identical copy. 
 

25. Exclusion from Moratoria. The Property shall be excluded from any moratorium adopted 

pursuant to Utah Code Ann. § l0-9a-504 unless such a moratorium is found on the record by the City Council 

to be necessary to avoid a physical harm to third parties and the harm, if allowed, would jeopardize a 

compelling, countervailing public interest as proven by the City with clear and convincing evidence. 
 

26. Authority. The Parties to this DA each warrant that they have all of the necessary authority to 

execute this DA. City is entering into this DA after taking all necessary actions to enter into the agreements 

and understandings set forth herein. City’s enactment of the resolution approving this DA, and entering into 

this DA, are legislative acts allowed and authorized by Utah Code Ann. § 10-9a-101, et seq., including 

specifically Utah Code Ann. § 10-9a-102(2). 

 

[Signature Pages Follow] 
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IN WITNESS WHEREOF, the Parties hereto have executed this DA by and through their 

respective, duly authorized representatives as of the day and year first herein above written. 
 

DEVELOPER: 
 

COTTONWOOD GENEVA LLC, 

a Utah limited liability company 

 

By:  

Name:  

Its:     
 

 
DEVELOPER ACKNOWLEDGMENT 

 

STATE OF UTAH ) 
:ss. 

COUNTY OF  ) 
 

 

On the            day of  , 2022, personally appeared before me  , who 

being by me  duly sworn,  did say that  he/she is the  of Cottonwood Geneva LLC, a 

Utah limited liability company, and that the foregoing instrument was duly authorized by the company at a 

lawful meeting held by authority of its operating agreement and signed in behalf of said company. 
 

 

 

 

NOTARY PUBLIC 
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CITY: 
 

 
Approved as to form and legality: 

 

 
 

Jayme Blakesley 

City Attorney 

 
 

Attest: 
 

 
 

Pamela Spencer 
City Recorder 

VINEYARD CITY, 
a Utah political subdivision 

 

By:  

Name: Julie Fullmer 

Its: Mayor 

 

 
 

CITY ACKNOWLEDGMENT 
 

STATE OF UTAH ) 

:ss. 

COUNTY OF UTAH ) 

 
 

On  the            day of  , 2022 personally appeared before me Julie Fullmer 

who being by me duly sworn, did say that she is the Mayor of Vineyard City, a political subdivision of the 

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

said Julie Fullmer acknowledged to me that the City executed the same. 
 

 

 

 

NOTARY PUBLIC 
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EXHIBIT A 

[Legal Description of the Property] 
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EXHIBIT B1 

[Concept Plan] 
 

 

 
 

 

*Building footprint is shown for conceptual purposes only. Building plans to be approved through site plan approval 

process.   

 

 

  

 
1 NTD: Subject to updates.  
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EXHIBIT C2 

[Ground Floor Commercial 

Streets] 
 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
2 NTD: Subject to updates. 
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EXHIBIT D3 

[Modifications to Zoning] 
 

1. 4.04 Uses: Commercial electric vehicle (EV) charging station is an allowed use on Block H. 

  

2. 4.08.3 Residential Intensity.  This section is replaced by the terms of the DA, including the provisions related 

to Maximum Units, Ground Floor Area, and Ground Floor Commercial Streets.    

 

3. 4.08.4 Non-Residential Intensity: This section is replaced by the terms of the DA, including the provisions 

related to Ground Floor Area and Ground Floor Commercial Streets.    

 

4. 4.08.6 Setbacks: Setbacks along Mill Road, Vineyard Connector, and Geneva Road may be approved for 

common area open space as shown in the Concept Plan, Exhibit B. Block H shall be allowed minimum rear and 

side setbacks of 10 feet.   

 

5. 4.08.8 Mixed Use Requirements: City acknowledges and agrees that the Concept Plan, Exhibit B, complies 

with the mixed use requirements. 

 

6. 4.08.9.b Open Space:  This section is replaced with provisions related to open space and common area 

elements set forth in Section 2 of Exhibit E.  

 

7. 4.08.10.a Parking: Add Commercial Lodging to the table: Commercial Lodging, 1 space per guest room.   

 

8. 4.08.10.b: Replace the current text which states  

 

“All parking stalls associated with a land use, whether shared or individually reserved, shall be located 

on the same block as the use for which they are intended”  

 

with  

 

“Shared parking on adjacent blocks may be utilized for commercial parking requirements, provided 

the route of travel from the nearest parking space to the commonly used entrance of the principal use 

served is within 750 linear feet.   

 

9. 4.10.4 Block Structure: City acknowledges and agrees that the Block Structure and intent of the building 

frontage in the Concept Plan shown in Exhibit B is approved.   

 

10. 4.10.4.d.ii Building Height and Stepbacks: Modify as follows (additions in underline):  

 

Buildings can range from a minimum of twenty feet (20’) to a maximum of one hundred-twenty five 

feet (125’) for flat roofs or one hundred forty feet (140’) for pitched roofs. Staff may administratively 

approve a minimum fifteen-foot (15’) building height for retail stand-alone buildings less than 10,000 

square feet. Any stories above the fourth story should stepback a minimum of ten feet (10’) from the 

right of way line (Figure: Building Stepback) for no less than 50% of lineal feet of those building 

facades that face a Commercial Street or Stroll Street. 

 

11. 4.10.10.iii: Staff may approve the removal of parallel parking along Frontage Street sections.   

 

12. 4.10.12.c: Block H may utilize surface parking, subject to screening requirements in 4.10.11.f.   

 

 

 

 

 

 

 

 
3 NTD: Subject to updates. 
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EXHIBIT E4 

[Development Standards and 

Design Guidelines] 
 

 
 

 

 
4 NTD: To be provided.  
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FORGE MIXED USE ZONING EXCERPTS

4.02 Purpose

The Forge Mixed Use (“MU”) District is intended to 

encourage a mixture of commercial, office and 

residential uses within an urban neighborhood 

atmosphere. Development in the Forge MU District is 

intended to provide a pedestrian oriented, safe and 

attractive streetscape, and a controlled and compatible 

setting for residential and commercial development. 

The standards are intended to achieve established 

objectives for urban and traditional design, pedestrian 

amenities and land use regulation.

4.08.3

Residential Intensity. The quantity of residential uses approved or constructed shall never exceed one 

half (1/2) of the quantity of non-residential uses approved or constructed, as measured in total floor 

area (square feet).

https://vineyard.municipalcodeonline.com/book?type=districts#name=4.02_Purpose
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FORGE CURRENT STATE

Commercial Office Challenges

Office build-to-suit has been marketed for ~3 

years by a Utah County top office broker  

No viable market interest to-date due to 

1) Work from home

2) Location (not Lehi)

3) Required viable lease rates-based 

construction costs

• Construction cost growth of 30%-40% since 

2020 has exceeded office rent growth.

• Structured parking adds $75-$90/rentable 

square foot to the office investment.  This in 

turns requires $5-$6 more per foot in annual 

rent vs a surface parked office building.  This 

market cannot achieve sufficient rents in the 

early phases.  

• COVID created a structural shift in office 

demand. Based on current market trends, it will 

take 20+ years to absorb the 1M sqft of office 

anticipated in the current entitlement. 

Leasing and Inquiry Activity

Other uses such as big-box retail and neighborhood commercial were evaluated as ways to backfill the gap left by lower 

office demand. These uses are not viable without removing the setback and structured parking zoning requirements.  

After discussing with the Mayor and Staff, it was recommended we provide a master plan framework whereby a developable 

solution, which meets key City’s objectives, can be agreed to through a development agreement.  
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OBJECTIVES

MASTER PLAN AND DEVELOPMENT AGREEMENT SCHEDULE

4

High level alignment from 
concepts and sketches -

Complete

Planning Commission 

Work Session

11/16 - complete

City Council

Work Session

1/11

Planning Commission 
Recommendation

1/18

City Council 
Approval 1/25

• Master planned open space, pedestrian connectivity, and thematic elements to ensure a cohesive, impactful experience

• Create flexible framework that enables multiple uses, resulting in a destination, mixed-use project that will attract economic 

drivers for the city

• Provide pedestrian focused design, encourage active street environment, and enable larger gatherings such as festivals

• Establish a sense of arrival along Vineyard Connector

• Enable early phases to gain momentum for the project 

ANTICIPATED TIMELINE
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INSPIRATION

MASTER PLAN

5
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PLAN VIEW

MASTER PLAN

6

• 7 acres of programmed open and green 

space, inclusive of a 2.2-acre central plaza 

and urban park 

• 23 acres of building pads

• Ability to close Cauldron at middle blocks, 

creating approx. 5-acre area for festivals 

and events

• Strong presence on entirety of Vineyard 

Connector, including corners

• Inviting pedestrian pathway from the 

theater and entertainment district (south)

• Attract quality dining, name brand retailers, 

and experiential services to the 

commercial mix

• Mix of hardscapes and softscapes for a 

variety of experiences and types of places

• Quality and quantity assured through the 

development agreement design 

requirements

1) Building footprint is shown for conceptual purposes only. Building plans to be approved 

through site plan process, subject to the development agreement.  

2) Frontage road along Vineyard Connector and greenspace buffer along Mill Road / 

Vineyard Connector removed in response to Planning Commission comments.   

3) Added greenspace / open space allocation in Block H (behind theater) in response to 

Planning Commission comments.
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PLAN VIEW

MASTER PLAN

7

* Building footprint is shown for conceptual purposes only. Building plans to be approved through site plan process, subject to the development agreement.   

Block H  
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CONCEPT ELEVATION OF CENTRAL PLAZA AND SHARED STREET

MASTER PLAN

8

Artist’s sketch of Central Plaza facing NW
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CONCEPT ELEVATION OF CENTRAL PLAZA AND SHARED STREET

MASTER PLAN

9
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FACING NORTHEAST

MASTER PLAN

10

• Vertical structures shown for massing purposes only. Actual vertical structures to be approved through site plan process, subject to the development agreement and zoning.
• Greenspace along Mill Road reduced and frontage road removed in response to planning commission comments (see plan view on slide 7)
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FACING EAST

MASTER PLAN

11

• Vertical structures shown for massing purposes only. Actual vertical structures to be approved through site plan process, subject to the development agreement and zoning. 
• Greenspace along Mill Road reduced in response to planning commission comments (see plan view on slide 7)
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CURRENT REQUESTED CHANGE

KEY CHANGES REQUESTED TO ZONING

12

TOPIC

Residential 

Intensity

The quantity of residential uses approved or 

constructed shall never exceed one half (1/2) of the 

quantity of non-residential uses approved or 

constructed, as measured in total floor area (square 

feet).

Ground floor area shall be at least  50% non-residential. 

The non-residential to residential ground floor ratio shall 

not be less than 20% at any point in the development 

timeline.  However, up to 3 acres or 300 dwelling units, 

whichever comes first, may be constructed in an initial 

phase without constructing non-residential.

Key streets will be required to have non-residential on 

both sides of the ground floor.  

Maximum residential dwelling units is 1,500

Open Space A minimum of twenty percent (20%) of the net site 

area of the development shall be set aside for open 

space with the possibility of reducing it to not less 

than ten percent (10%) through open space 

enhancements. Such areas shall be used for plaza 

areas, outdoor seating areas, pedestrian ways, 

landscape areas, recreation areas, or other similar 

uses as approved by the Vineyard Planner.

Master plan provides 7 acres (23%) of programed open 

space.  This exceeds the 3 to 6 acres currently required 

in code and includes open space enhancements.  



Confidential Information – Not for Distribution or Circulation

CURRENT REQUESTED CHANGE

KEY CHANGES REQUESTED TO ZONING
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TOPIC

Parking Parking structures are envisioned as the primary 

parking strategy for The Forge MU District

Conversion of Parking Lots to Structures: It is 

anticipated that surface parking lots may be 

provided in the initial phases of development, in 

many cases to eventually be replaced by structured 

parking.

Maintain use of parking structures as primary 

parking strategy.  Allow surface lot at Mill Road / 

650 N in support of a ground floor grocer and 

other detached commercial buildings.  

*Developer shall submit a parking management 

plan for city approval prior to the first site plan 

approval (permitting, monitoring, enforcement)

Tax Increment Financing No Tax Increment Financing is in place.  However, in 

2018 TIF was approved by the RDA for parking 

structure (estimated $9.9M).  

TIF commitment for performance-based increment 

(75%) which will be made available for 

reimbursement of publicly accessible common 

areas and parking structures to enable the Urban 

program.   
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RESIDENTIAL INTENSITY PROPOSAL

MASTER PLAN – RESIDENTIAL INTENSITY

14

• Ground floor commercial at main 

streets and other key areas (blue 

dashed line)

• Ground floor area shall be 50% or 

more commercial. Ground floor 

area does not include roads, 

surface parking, or common area 

open space

• The commercial-to-residential

ground floor ratio shall not be less 

than 20% at any point in the 

development timeline

• However, up to 3 acres or 300 

dwelling units, whichever comes 

first, may be constructed in an 

initial phase without constructing 

commercial.

Example Layout based on current 
vertical development  framework

Concept shown 

yields

55% Commercial
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CURRENT FRAMEWORK FOR RESIDENTIAL VS NON-RESIDENTIAL PROGRAM

MASTER PLAN

15

* Vertical structures shown for massing purposes only. Actual vertical structures to be approved through site plan process, subject to the development agreement.   

Red = Non-Residential 
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OTHER VARIANCES TO CURRENT ZONING

16

4.08.10.a Parking: Add Commercial Lodging to the table: Commercial Lodging, 1 space per guest room.  

4.08.10.b: Replace the current text which states 

“All parking stalls associated with a land use, whether shared or individually reserved, shall be located on the same 

block as the use for which they are intended” 

with 

“Shared parking on adjacent blocks may be utilized for commercial parking requirements, provided the route of travel 

from the nearest parking space to the commonly used entrance of the principal use served is within 750 linear feet.

4.10.4.d.ii Building Height and Stepbacks: Modify as follows (additions in underline): 

Buildings [height] can range from a minimum of twenty feet (20’) to a maximum of one hundred-twenty five feet (125’) 

for flat roofs or one hundred forty feet (140’) for pitched roofs. Staff may approve a minimum fifteen-foot (15’) building 

height for retail stand-alone buildings less than 10,000 square feet. Any stories above the fourth story should stepback

a minimum of ten feet (10’) from the right of way line for no less than 50% of lineal feet of those building facades that 

face a Commercial Street or Stroll Street.
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AFFORDABLE HOUSING

The HUD standard for housing affordability is no more than 30% of 

household income goes toward housing.  

HUD 2022 Area Medium Income (AMI) for Provo/Orem is $96k. 

AMI Rents for Provo / Orem are:

Targeted Approach for First Responders and 

Emergency Services

Est. Income Per 
Salary.com

Affordable Rent*

Fire Fighters $53k to $72k $1,175  - $1,650 

Paramedics $40k to $50k $850 - $1,100

Police Officers $50k to $66k $1,100 - $1,500 

*30% of gross income, less $150 for utilities
Source: Confirmed with Utah Housing Authority

At 60% AMI rents, a single-income household, first responder 

will be able to afford a 1-2 bedroom unit by HUD standards

Proposal: 25 units to be 60% AMI rents with first right given 

to first responders and 2nd right to teachers (if restriction is 

proved legal). 

Minimum of 5 units per residential project, until obligation is 

met

Vineyard City has 1,500 + units in 70%-80% range for Utah 

County.
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CENTRAL SHARED STREET AND PLAZAS

MASTER PLAN DESIGN CONCEPTS

18

CENTER  |  ART  |  GATHER  |  RELAX  |  PARTY  |  PARK  |  SUN  |  SHADE  |  PLAY  | MEET  |  EAT  | SHOP  | WALK
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CENTRAL PLAZAS - INSPIRATION

MASTER PLAN DESIGN CONCEPTS

19

RELAX REST PLAY

GATHERVARIETY AND INTERESTPLAY
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CENTRAL PLAZAS - INSPIRATION

MASTER PLAN DESIGN CONCEPTS

20

SEATING INTEGRATED WITH LANDSCAPING SHADE

EATRELAX | SUN

VARIETY 

WALK
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CENTRAL SHARED STREET

MASTER PLAN DESIGN CONCEPTS

21

woonerf

noun

• a road that is designed with special features to reduce the amount of traffic using it, or to make the traffic go slower
• Woonerf is Dutch for "living street," and refers to a new way of designing streets to be people-friendly open spaces

Dakota Pacific's South City Project
South Salt Lake City, Utah
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RETAIL PLAZA

MASTER PLAN DESIGN CONCEPTS

22
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INTERNAL ALLEY

MASTER PLAN DESIGN CONCEPTS

23
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EAST GATEWAY

MASTER PLAN DESIGN CONCEPTS

24

Provide a minimum width of 50’ for the 

linear park from the facade of the 

adjacent building(s) towards Geneva 

Road.  
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WEST GATEWAY

MASTER PLAN DESIGN CONCEPTS

25
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BLOCK H (LOCATED BEHIND THEATER)

26

REQUESTED ZONING VARIANCES

4.04 Uses: Commercial EV charging station is an allowed use on Block H

4.08.6 Setbacks: Setbacks along Mill Road, Vineyard Connector, and Geneva Road 

may be approved for common area open space as shown in Master Plan. Block H/Lot 

10 shall be allowed rear and side setbacks up to 10 feet.  

4.10.12.c: Block H may utilize surface parking, subject to screening requirements 

4.10.11.f.  

PARK LAND DONATION

Developer will donate 1 acre of land in this block for a city park along Geneva trail.  

Location and site layout to be integrated into the first site plan submission for this 

block.  



Stewardship. Integrity. Commitment.

(801) 365 – 6200     /     dakotapacific.com 


