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List of Stakeholders

Focus Group #1 Local Development Community

THINGS TO THINK ABOUT? Developers and other real estate professionals with a vested interest in the region

MName | Title- Organization
Nathan Boyer Boyer

Brian Hobbs SALT

Brad Mackay hory Homes
Nathan Ricks Stack Development
John Bankhead Gardner Company
Matt Swain Perry Commercial

Focus Group #2 Local Business Community

THINGS TO THINK ABOUT? Business/nonprofits within and near the project area including but not limited to
Thanksgiving Point, Young Living, Silicon Slopes, Utah Valley University, Brick Canvas, Megaplex, Hotels,
Dancing Moose, Primary Children’s Haospital, lvory Homes/Holbrook HOA, Thanksgiving Meadows HOA,

Thanksgiving Village HOA, Adobe; Outlets at Traverse Mountain, Mountain Point Medical Center, Boyer, Lime,

Bird

Mame |Title- Organization
McKay Christensen Thanksgiving Point
RJ Willing Utah Valley University
Clay Christensen Mountainland Technical College
John Allison Young Living
Clint Betts Silicon Slopes
Julia and Wayne Mangelson Family Search
Alex Smith Megaplex
Skye Payne Springhill Suites
Katie Malbica Hilton Home2
Mike Sibbet Dancing Moose
Jimmy Nielsen Primary Children's Hospital
Maxim Zakharov (Max) Adobe
Teri Sunderland Outlets at Traverse Mountain
Kent Loosle Administrator - Mountain Point Medical Center
Mark Welker Point of the Mountain Chamber of Commerce
Tammy Brown True Hotel
Larry Dotson Camp Williams
Paul Raymond Camp Williams

Brick Canvas
Jared Smart Read Bird Investment Groun

Lehi Frontrunner Station Area Plan
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Focus Group #3 Neighberhood Groups
THINGS TO THINK ABOUT? Golf course, local community adjacent to area

Mame [Title- Organization

1 Bret Lacey Holbrook Farms HOA

2 Sadie Reid Thanksgiving Meadows HOA

3 Carolyn Morris Thanksgiving Village HOA

4 lake Packard Cranberry Farms HOA

5 Bill Hereth Pointe Meadows Townhomes HOA

6 Tim Tullis Sunset Hollow HOA

9 Carl Moelier Davencourt HOA
Focus Group #4 UTA Transit-Oriented Communities, Planning, and Capital Development
THINGS TO THINK ABOUT? How does UTA intend to operate service in the next 5-
Name [Title- Organization |

1 Eric Callison Service Planning Manager

2 Alex Beim Strategic Planning Manager

3 Jaron Robertson Innowvative Mobility Manager

4  Brandon Heath Civil Engineer

5 Marcus Bennett BRT Project Manager

6 Paul Drake Real Estate & TOD Manager

9 Sean Murphy TOD Project Manager
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PARCEL MAP

Figure 40: Parcel Map

Lehi Frontrunner Station Area Plan
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Hypothetical Site Plan

HANKSGIVING =~ | 1 R ~ =
PARK '%_i ! g N, \ N\
BN Y  INTERSTATE 15
e St

I_ e m“
_FUTURE TOD
"o SRR

HANKSGIVIN
POIN 4

SITE SUMMARY

OFFICE: +/-350,000 SF

RETAIL: +/-47,700 5F

RESIDENTIAL: +/-1,300 DU

AMENITY: +/-43,000 5F

PARKING TOTALS: :
MNEEDED: +/-3,550 spaces \
PROVIDED: +/-3,770 spaces \
Structured: +/-3,570 spaces

+/-200 spaces

On-Street Parking:

Final project may differ from site plan shown
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Introduction

The Thanksgiving Point Area Plan is established to create a
self-sustaining, walkable & bikable community, in which

residents, employees, and visitors have multiple

transportation options to access neighborhood amenities,

employment, open space, and mass transit. The

Thanksgiving Station area is located in Lehi, Utah and
consists of approximately 800 acres which includes the

following development types:

Development Type
Thanksgiving Station TOD
Mixed-Use

Commercial

Educational

Business Park

Golf Course/Gardens/River
Existing Single Family Residential
Railroad (UTA)

Public ROMWV.

Total

Land Use

TS TOD
MIXED-USE

COMMERCIAL
EDUCATIONAL

BUSINESS PARK

GOLF COURSE / GARDENS
SINGLE-FAMILY RESIDENTIAL
RAILROAD (UTA)

JORDAN RIVER

w= LEHI STATION

au

Map

Note: Open Space will be
provided as required by the
Thanksgiving Point Area Plan




Thanksgiving Station Transit Oriented Development (TOD) is an
approximately 51.5 acre neighborhood in Lehi, Utah. This
neighborhood is an important gateway development linking the
FrontRunner Station, Thanksgiving Park, and Thanksgiving Point. The
FrontRunner Station provides access to commuter rail

(Route 750), bus, and future transit corridors. Route 750 offers direct
access to Provo and Ogden, Utah with a full UTA system providing
access to such destinations as Downtown Salt Lake City, Salt Lake City
International Airport, Brigham Young University (BYU), and University
of Utah. Thanksgiving Park is an employment hub in North Utah
County consisting of 850,000 square feet of Class A office space.
Thanksgiving Point is a premier indoor and outdoor farm, garden, and
museum complex with venues and programs designed to build
curiosity about science and the natural world. Thanksgiving Point is a
major destination not only for the region but for the whole state.

The Thanksgiving Station TOD’s proximity to FrontRunner, future bus
rapid transit (BRT) or light rail, Thanksgiving Point, and significant
employment base presents an opportunity to create a unique and
sustainable TOD neighborhood within Lehi. The Thanksgiving Station
TOD Design Standards and Requirements collectively ensure the
function, physical form, and overall character of development
enhance the human experience, neighborhood identity, and are
complementary to Thanksgiving Point.

The addition of both the Thanksgiving Station TOD and the 2,000
residential units further enhances the overall area plan by making it
a true mixed-use development with live, work and entertainment
options all of which are enhanced themselves by accessible transit.

This area plan should build upon the community’s existing identity
and serve as a mechanism for communicating that identity to others.
The development should create a community focus at which people
will be present at all times of the day, creating a stimulating and
meaningful public environment. New development should create a
sustainable neighborhood, in which residents and business owners
make a long-term investment in the community.
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Vibrant

\Walkable

Bikeable

Live, Work and Play

Rendering of Front Climbing Gym
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Character of Place

Precedent imagery. Not renderings of actual project.



Character of Place

Precedent imagery. Not renderings of actual project.



Character of
Multifamily

Precedent imagery. Not renderings of actual project.
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Completion of 2100 North Freeway
Interchange and Extension

This Thanksgiving Point Area Plan made in
partnership with Thanksgiving Point, STACK
Real Estate, Gardner Group, UTA, and Lehi
City.

10
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Land Use Map



LAND USE MAP

Updated on 11/29/2022

Estimate of Land Use Acreages at Built-out

Thanksgiving Station TOD 81 5
Mixed-use +98.0
Commercial +123.9
Educational +46.3
Business Park +24 8
Golf Course / Gardens / River + 340.3
Single-family Residential (existing) + 536
Railroad (UTA) + 155
Public R.O.W. +46.4
Total 800.3
Note:

- Open Space will be provided as required by the
Thanksgiving Point Area Plan.

TS TOD
MIXED-USE

COMMERCIAL

EDUCATIONAL

BUSINESS PARK

GOLF COURSE / GARDENS
SINGLE-FAMILY RESIDENTIAL
RAILROAD (UTA)

JORDAN RIVER

m= | EHI STATION

600 1,200(ft)
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Resort Community Map and
Residential Allocations



RESORT COMMUNITY ZONE
ALLOCATIONS

Updated on 11/29/2022

New Multi-family Residential Locations

Location Min. Density (du)  Max. Density (du)
A Cornbelly’s 1,250 1,350
B Soccer Field 200 350
C UTA 200 200
D NSO 200 200

Ashton &Triumph

Total Max. Density: 2,000 DU

Development Triggers:

- No more than 1,220 multifamily units will be
constructed prior to the completion of the Club
house Drive Extension or the 2100 North
Freeway (Per the Traffic Triggers Analysis).

- No more than 800 multifamily units, or 610 multi-
family units and one 350,000 SF office building,
shall be built prior to the completion of power
upgrades

Note:

- Land uses percentages are determined by
acreage.

- Resort uses shall not decrease below 45% of land
area.

- Non-Resort Commercial uses shall not exceed 35% of
land area.

- Residential uses shall not exceed 20% of land area.

- Total new residential units for the Thanksgiving Point
Area Plan will not exceed 2,000 (notincluding units
existing prior to 2022)

- UTA Parcel will receive 200 multifamily units. See
Station Area Plan.

- Estimated Percentages at full project build-out: Resort:
55%, Commercial: 32%, Residential: 13%

RESORT
BN COMMERCIAL

RESIDENTIAL

JORDAN RIVER
== | EHI STATION

600 1,200(ft)
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Private and Public Street
Designation Map



=T PRIVATE AND PUBLIC STREET
20N DESIGNATION MAP

Updated on 11/8/2022

Jrﬁ;-.--—‘\ .t

FUNCTIONAL CLASS

PRINCIPAL ARTERIAL 7772722722227
MAJOR ARTERIAL 7272272222227
MAJOR COLLECTOR 7777272222227,

SEE LEHI CITY MASTER TRANSPORTATION
PLAN FOR DEFINITION OF FUNCTIONAL CLASS

Note:

- Location of streets are diagrammatic for planning
purpose. Final location of private streets to be
determined by plat. All roads and access
locations shall meet Lehi City connectivity
standards.

mesm PRIVATE STREET
mmm POTENTIAL PRIVATE STREET
wesss PUBLIC STREET

mEm | EHI STATION

.
ot
=)

0

1,200(ft)
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SEE LEHI CITY MASTER TRANSPORTATION PLAN FOR DEFINITION OF FUNCTIONAL CLASS 
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THANKSGIVING POINT 2023 AREA PLAN UPDATE DESCRIPTIONS

/Lfg,,

TPARK TOD ONE LLC
TAX 1D: 53:485: 0005
1.25 acres

\ /

TP LAND HOLDINGS LLC
TAX ID: 53:333:0004
3.64 qcres

. WHISTLE STOP
DEVELOPMENT CORPORATION
TAX ID: 53:573:0016
0.168 acres

/" UTAH COUNTY
( TAX ID: 53:573:0015
\ 3.547 acres P

EXECUTIVE PARKWAY

%

an1d INOLHSY

UTAH TRANSIT AUTHOR\TY
TAX ID: 53:264:0021
11.01 acrles

THANKSGIVING POINT
DEVELOPMENT COMPANY LLC
TAX ID: 53:573:0002

3.229 acres /—\/

/

WHISTLE STOP DEVELOPMENT
CORPORATION TAX ID:
53:573: 0001
30.724 acres

THANKSGIVING STATION LLC
TAX ID: 11:032: 0481
TAX 1D: 11:032:0488 \

3.735 acres AN

2

—

.

THANKSGIVING PARK FIVE LLC
TAX ID: 12:028:0069
57.979 acres

TAX ID:
TAX ID:

TP _LAND HOLDINGS LLC TAX ID: 53:333:0004

LOT 4, PLAT C, THANKSGIVING POINT BUSINESS PARK SUBDIVISIOIN.

TPARK TOD ONE LLC TAX ID: 53:485:0005

LOT 5, PLAT F, THANKSGIVING PARK SUBDIVISION.

WHISTLE STOP DEVELOPMENT CORP TAX ID: 53:573:0001

LOT 1, PLAT G, THANKSGIVING POINT AMENDED SUBDIVISION.

WHISTLE STOP DEVELOPMENT CORP TAX ID: 53:573:0016

LOT 16, PLAT G, THANKSGIVING POINT AMENDED SUBDIVISION.

UTAH COUNTY TAX ID: 53:573:0015

LOT 15, PLAT G, THANKSGIVING POINT AMENDED SUBDIVISION.

THANKSGIVING POINT DEVELOPMENT COMPANY LLC TAX ID: 53:573:0002

A portion of Lot 2, Plat G, Thanksgiving Point Amended Subdivision described as follows:

Beginning at the Southeasterly corner Lot 1 of said Subdivision, which is South 00°01'25"” East 1242.93 feet
along the section line and West 180.36 feet from the East Quarter corner of Section 36; thence North
41°44°04" West 530.39; thence North 4819'51" East 100.58 feet; thence North 19°51'19” East 133.79 feet;
thence South 4114’04" East 165.86 feet; thence North 76°01'07" East 15.03 feet; South 41°44’30" East
199.50 feet; thence North 48'15'31" East 45.67 feet; thence South 53'05'44” East 233.57 feet to the
North corner Lot 4 of said subdivision; thence South 49°35'06" West 321.90 feet along said Lot 4 to the
point of beginning.

UTAH TRANSIT AUTHORITY SPECIAL WARRANTY DEED ENTRY NO. 102490:2007 TAX ID: 53:264:0021

SURVEYED BOUNDARY:

A parcel of land located in the Southeast Quarter of Section 36, Township 4 South, Range 1 West, Salt
Lake Base and Meridian, Including all of Lot 4, Lot 5 and a portion of Lot 6, Thanksgiving Point Business
Park Plat "A" Amended, as recorded in the Office of the Utah County Recorder, more particularly described
as follows:

Beginning at the common corner of said Lot 4 and Lot 3 of said plat, which is 299.22 feet South
00'01'17" East along the section line and 2370.75 feet North 89'58'00” West from the East Quarter corner
of said Section 36 (the basis of bearing is South 00°01°17" East 2638.95 feet measured between the Utah
County Survey monuments found marking the East Quarter corner and Southeast corner of said Section
36); and running thence Easterly 380.42 feet along the arc of a 530.00 foot radius curve to the left,
through a central angle of 41°07°32” (chord bears South 6924’14 East 372.31 feet) to a tangent line:
thence South 89'58'00” East 285.00 feet to a point o curvature with a 32.00 foot radius curve to the
right; thence Southeasterly 49.43 feet along the arc of said curve through a central angle of 88°30'01”
(chord bears South 4542°59” East 44.66 feet) to o tangent line; thence South 01°27'59" East 427.15 feet;
thence South 50°41°45” West 479.97 feet; thence North 3918’15" West 877.39 feet, thence North
49°27°46" East 329.95 feet to the point of beginning.

THANKSGIVING PARK FIVE LLC TAX ID: 12:028:0069

Commencing at a point South 00714°20" East 178.34 feet along the Section line and East 689.01 feet from
the Northwest Corner of Section 6, Township 5 South, Range 1 East, Salt Lake Base and Meridian; thence
along the right—of—way line of Ashton Blvd. the next three courses: East 285.83 feet; thence North
00°00°03" West 11.0 feet; thence 540.88 feet along the arc of a non—tangent 635 foot radius curve to
the right (chord bears: South 65°35'55” East 524.68 feet); thence South 41°11°49” East 211.15 feet;
thence 658.90 feet along the arc of 715 foot radius curve to the left (chord bears: South 67°35°49" East
635.83 feet); thence 973.52 feet along the arc of 735 foot radius curve to the right (chord bears: South
56'03'08" East 903.90 feet); thence 22.83 feet along the arc of 96Q foot radius curve to the right (chord
bears: South 17°24'17" East 22.83 feet) to Meadow Pointe Plat "B" Subdivision; thence dlong said
Subdivision the following four courses 1) North 89'59°08” West 13.21 feet; 2) South 21°58'38" West 30.23
feet; 3) North 89°59'08" West 249.58 feet; 4) South 00°05'17” East 0.52 feet; thence North 89744°51"
West 1987.26 feet along the following Subdivisions Pointe Meadows Phase IX, Pointe Meadows Phase VI,
Pointe Meadows Phase Il and Pointe Meadows Phase Il; thence 16.43 feet along the arc of a 26 foot
radius curve to the right (chord bears North 16°02’00" West 16.16 feet); thence 253.73 feet along the arc
of a 840 foot radius curve to the left (chord bears North 07°40'06" East 252.77 feet); thence North
00'59°06" West 280.96 feet; thence North 00°58'24” West 606.37 feet to the point of beginning.

THANKSGIVING STATION LLC TAX ID: 11:032:0481 & 11:032: 0488 WARRANTY DEED ENTRY 139479:2019

Beginning at a point which is South 76.34 feet and East 688.04 feet from the Southwest Corner of
Section 31, Township 4 South, Range 1 East, Salt Lake Base and Meridian; thence North 00°58’24" West
262.72 feet; thence Northeasterly 434.86 feet along the arc of a 722.00 foot radius curve to the right,
through a central angle of 34'30'34”, the chord of which bears North 16716'53" East 428.32 feet: thence
Northeasterly 75.28 feet along the arc of a non—tangent 652.50 foot radius curve to the right, through a
central angle of 06°36°39”, the chord of which bears North 3820°57" East 75.24 feet along Warranty Deed
Entry No. 5212:2018; thence South 57'24°34" East 121.26 feet; thence Southwesterly 109.94 feet along the
arc of a non—tangent 199.00 foot radius curve to the left, through a central angle of 31°39'15”, the chord
of which bears South 16°43'39" West 108.55 feet: thence South 00°54'02” West 54.92 feet; thence
Westerly 13.22 feet along the arc of a non—tangent 425.00 foot radius curve to the right, through a
central angle of 01°46'58", the chord of which bears North 87°37°40" West 13.22 feet: thence South
00"16°42” West 402.88 feet; thence East 181.87 feet; thence South 126.07 feet; thence Westerly 111.99
feet along the arc of a non—tangent 715.00 foot radius curve to the left, through a central angel of
08'58’26", the chord of which bears North 85°30°48”" West 111.87 feet: thence North 00°00°03" East 11.00
feet; thence West 287.54 feet to the point of beginning.

Basis of Bearing: North 00°01'25" West along the section line from the Southwest Corner to the West
Quarter Corner of Section 31, Township 4 South Range 1 East Salt Lake Base and Meridian.

THANKSGIVING STATION LLC TAX ID: 12:029:0050 & 12:029:0023

Beginning at the intersection of the southwesterly highway right of way line of the southwesterly frontage
road of 1-15 as per Quit Claim Deed Entry No. 19286:2020 which point is 696.47 feet South 0014°20”
East along the section line and 2876.11 feet South 83°59'34" East from the Northwest Corner of Section
6, Township 5 South, Range 1 East, Salt Lake Base and Meridian; thence South 44°29'21” East 298.01 feet
along said Quit Claim; thence South 18°00°25” West 322.21 feet aclong Meadow Pointe Plat "B” Subdivision;
thence along ASTON BLVD. ROAD DEDICATION PLAT the following five courses 1) Northwesterly 405.88 feet
along the arc of a non—tangent 815.00 foot radius curve to the left, through a central angle of 28°32°02",
the chord of which bears North 36°04'02” West 401.70 feet 2) Northerly 21.57 feet along the arc of a
15.00 foot radius curve to the right, through a central angle of 8223'25", the chord of which bears North
09'08'21" West 19.76 feet 3) North 32°03'22" East 170.80 feet 4) Northeasterly 35.13 feet along the arc
of a 160.00 foot radius curve to the right, through a central angle of 12°34'46”, the chord of which bears
North 38°20'45” East 35.06 feet 5) Northeasterly 19.51 feet along the arc of a 15.00 foot radius curve to
the right, through a central angle of 74°32'18”, the chord of which bears North 81°54°17" East 18.17 feet
to the point of beginning.

REVISIONS
sl e ——wmes——o— TRANE ENGINEERING, P.C. THANKSCIVING POINT
: Y o CONSULTING ENGINEERS AND LAND SURVEYORS LERI, UTAH AREA PLAN DESCRIPTIONS AREA PLAN UPDATE SHEET NO.
J‘:‘\lpbp ricks\AREA PLAN UPDATE\01_Cover.dwg COCCHLE 27 EAST MAIN LEHI’ UTAH 84043 (80 1) 768-4544 l‘
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UTAH VALLEY UNIVERSITY TAX ID: 53:264:0025 10.0 acres
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TP LAND HOLDINGS LLC TAX ID: 53:333:0004 LOT 4, PLAT C, THANKSGIVING POINT BUSINESS PARK SUBDIVISIOIN.  TPARK TOD ONE LLC TAX ID: 53:485:0005 LOT 5, PLAT F, THANKSGIVING PARK SUBDIVISION. WHISTLE STOP DEVELOPMENT CORP TAX ID: 53:573:0001 LOT 1, PLAT G, THANKSGIVING POINT AMENDED SUBDIVISION. WHISTLE STOP DEVELOPMENT CORP TAX ID: 53:573:0016 LOT 16, PLAT G, THANKSGIVING POINT AMENDED SUBDIVISION. UTAH COUNTY TAX ID: 53:573:0015 LOT 15, PLAT G, THANKSGIVING POINT AMENDED SUBDIVISION. THANKSGIVING POINT DEVELOPMENT COMPANY LLC TAX ID: 53:573:0002 A portion of Lot 2, Plat G, Thanksgiving Point Amended Subdivision described as follows: Beginning at the Southeasterly corner Lot 1 of said Subdivision, which is South 00°01'25" East 1242.93 feetalong the section line and West 180.36 feet from the East Quarter corner of Section 36; thence North 41°44'04" West 530.39; thence North 48°19'51" East 100.58 feet; thence North 19°51'19" East 133.79 feet;thence South 41°14'04" East 165.86 feet; thence North 76°01'07" East 15.03 feet; South 41°44'30" East199.50 feet; thence North 48°15'31" East 45.67 feet; thence South 53°05'44" East 233.57 feet to theNorth corner Lot 4 of said subdivision; thence South 49°35'06" West 321.90 feet along said Lot 4 to thepoint of beginning. UTAH TRANSIT AUTHORITY SPECIAL WARRANTY DEED ENTRY NO. 102490:2007 TAX ID: 53:264:0021 SURVEYED BOUNDARY: A parcel of land located in the Southeast Quarter of Section 36, Township 4 South, Range 1 West, Salt Lake Base and Meridian, Including all of Lot 4, Lot 5 and a portion of Lot 6, Thanksgiving Point Business Park Plat "A" Amended, as recorded in the Office of the Utah County Recorder, more particularly described as follows:  Beginning at the common corner of said Lot 4 and Lot 3 of said plat, which is 299.22 feet South 00°01'17" East along the section line and 2370.75 feet North 89°58'00" West from the East Quarter cornerof said Section 36 (the basis of bearing is South 00°01'17" East 2638.95 feet measured between the UtahCounty Survey monuments found marking the East Quarter corner and Southeast corner of said Section 36); and running thence Easterly 380.42 feet along the arc of a 530.00 foot radius curve to the left, through a central angle of 41°07'32" (chord bears South 69°24'14" East 372.31 feet) to a tangent line:thence South 89°58'00" East 285.00 feet to a point o curvature with a 32.00 foot radius curve to theright; thence Southeasterly 49.43 feet along the arc of said curve through a central angle of 88°30'01"(chord bears South 45°42'59" East 44.66 feet) to a tangent line; thence South 01°27'59" East 427.15 feet;thence South 50°41'45" West 479.97 feet; thence North 39°18'15" West 877.39 feet; thence North49°27'46" East 329.95 feet to the point of beginning.THANKSGIVING PARK FIVE LLC TAX ID: 12:028:0069 Commencing at a point South 00°14'20" East 178.34 feet along the Section line and East 689.01 feet from the Northwest Corner of Section 6, Township 5 South, Range 1 East, Salt Lake Base and Meridian; thence along the right-of-way line of Ashton Blvd. the next three courses: East 285.83 feet; thence North 00°00'03" West 11.0 feet; thence 540.88 feet along the arc of a non-tangent 635 foot radius curve to the right (chord bears: South 65°35'55" East 524.68 feet); thence South 41°11'49" East 211.15 feet;thence 658.90 feet along the arc of 715 foot radius curve to the left (chord bears: South 67°35'49" East 635.83 feet); thence 973.52 feet along the arc of 735 foot radius curve to the right (chord bears: South 56°03'08" East 903.90 feet); thence 22.83 feet along the arc of 960 foot radius curve to the right (chord bears: South 17°24'17" East 22.83 feet) to Meadow Pointe Plat "B" Subdivision; thence along said Subdivision the following four courses 1) North 89°59'08" West 13.21 feet; 2) South 21°58'38" West 30.23feet; 3) North 89°59'08" West 249.58 feet; 4) South 00°05'17" East 0.52 feet; thence North 89°44'51"West 1987.26 feet along the following Subdivisions Pointe Meadows Phase lX, Pointe Meadows Phase Vlll, Pointe Meadows Phase lll and Pointe Meadows Phase ll; thence 16.43 feet along the arc of a 26 foot radius curve to the right (chord bears North 16°02'00" West 16.16 feet); thence 253.73 feet along the arc of a 840 foot radius curve to the left (chord bears North 07°40'06" East 252.77 feet); thence North 00°59'06" West 280.96 feet; thence North 00°58'24" West 606.37 feet to the point of beginning. THANKSGIVING STATION LLC TAX ID: 11:032:0481 & 11:032:0488 WARRANTY DEED ENTRY 139479:2019 Beginning at a point which is South 76.34 feet and East 688.04 feet from the Southwest Corner of Section 31, Township 4 South, Range 1 East, Salt Lake Base and Meridian; thence North 00°58'24" West262.72 feet; thence Northeasterly 434.86 feet along the arc of a 722.00 foot radius curve to the right, through a central angle of 34°30'34", the chord of which bears North 16°16'53" East 428.32 feet: thenceNortheasterly 75.28 feet along the arc of a non-tangent 652.50 foot radius curve to the right, through a central angle of 06°36'39", the chord of which bears North 38°20'57" East 75.24 feet along Warranty DeedEntry No. 5212:2018; thence South 57°24'34" East 121.26 feet; thence Southwesterly 109.94 feet along thearc of a non-tangent 199.00 foot radius curve to the left, through a central angle of 31°39'15", the chordof which bears South 16°43'39" West 108.55 feet: thence South 00°54'02" West 54.92 feet; thenceWesterly 13.22 feet along the arc of a non-tangent 425.00 foot radius curve to the right, through a central angle of 01°46'58", the chord of which bears North 87°37'40" West 13.22 feet: thence South00°16'42" West 402.88 feet; thence East 181.87 feet; thence South 126.07 feet; thence Westerly 111.99feet along the arc of a non-tangent 715.00 foot radius curve to the left, through a central angel of 08°58'26", the chord of which bears North 85°30'48" West 111.87 feet: thence North 00°00'03" East 11.00feet; thence West 287.54 feet to the point of beginning. Basis of Bearing: North 00°01'25" West along the section line from the Southwest Corner to the WestQuarter Corner of Section 31, Township 4 South Range 1 East Salt Lake Base and Meridian. THANKSGIVING STATION LLC TAX ID: 12:029:0050 & 12:029:0023  Beginning at the intersection of the southwesterly highway right of way line of the southwesterly frontage road of 1-15 as per Quit Claim Deed Entry No. 19286:2020 which point is 696.47 feet South 00°14'20"East along the section line and 2876.11 feet South 89°59'34" East from the Northwest Corner of Section6, Township 5 South, Range 1 East, Salt Lake Base and Meridian; thence South 44°29'21" East 298.01 feetalong said Quit Claim; thence South 18°00'25" West 322.21 feet along Meadow Pointe Plat "B" Subdivision;thence along ASTON BLVD. ROAD DEDICATION PLAT the following five courses 1) Northwesterly 405.88 feet along the arc of a non-tangent 815.00 foot radius curve to the left, through a central angle of 28°32'02",the chord of which bears North 36°04'02" West 401.70 feet 2) Northerly 21.57 feet along the arc of a15.00 foot radius curve to the right, through a central angle of 82°23'25", the chord of which bears North09°08'21" West 19.76 feet 3) North 32°03'22" East 170.80 feet 4) Northeasterly 35.13 feet along the arcof a 160.00 foot radius curve to the right, through a central angle of 12°34'46", the chord of which bearsNorth 38°20'45" East 35.06 feet 5) Northeasterly 19.51 feet along the arc of a 15.00 foot radius curve tothe right, through a central angle of 74°32'18", the chord of which bears North 81°54'17" East 18.17 feetto the point of beginning.
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Traffic Improvements
and TOD Street Design



Year Occupled.PrOJect
Phasing
[ 2023 |

2026
2027

1,220 DU's, 1,030.5 ksf comm.

CTEEN 2,000 DU's, 1,380 ksf comm.

Waterbury Dr / 3600 West: Signalize
2450 North / 3600 West: Signalize
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Lehi Thanksgiving Station — Improvement & Trigger Summary
Updated 03/17/2023

None

Triumph Blvd / 2100 North: Install SB and NB RT pockets Lehi
Triumph Blvd / 2100 North: Install EB dual LT lanes and side-by-side LT lanes in center, and extend WB storage length uboT
Triumph Blvd: Widen to 5 lanes south of 2100 North (Lehi/MAG - 2024) Lehi/MAG
Ashton Blvd / Triumph Blvd: Install EB and WB dual LT and a 3" SB thru lane (Project — 2024) Project
Triumph Blvd / 2100 North: Install WB dual LT lanes (UDOT — 2024) UDOT
2150 North / Triumph Blvd: Install raised median on Triumph Blvd to restrict NB and EB LTs Lehi
2100 North: Construct east access directly onto 2100 North Lehi
2100 North: Construct west access directly onto 2100 North Lehi
Ashton Blvd / Triumph Blvd: Add SB and WB RT pockets, dual EB RT lanes, and coordinate Lehi
Sycamore Ln / Ashton Blvd: Signalize Project
None -
SB Frontage Road / S.R. 92: Install second SB RT lane, remove inside thru lane UuDOT
Station Main St / Ashton Blvd: Signalize Project
2100 North: Build freeway uUDOT
None -
NB Frontage Road / Triumph Blvd: Install SWB right-turn pocket uboT
None -

2700 North / 3600 West: NB approach to a shared thru/LT lane and thru lane

3600 West / 2100 North: Add 2™ NB and SB thru lanes through middle and EB and WB dual LT lanes

Ashton Blvd / Clubhouse Dr: Convert SB RT pocket into shared thru/RT pocket

Ashton Blvd / Clubhouse Dr: Coordinate signal E-W, add WB and SB RT pockets and SB dual LT lanes, and implement NB and EB PM/PT LT phasing
2700 North / 3600 West: Signalize (with Clubhouse Drive extension)

Clubhouse Drive: Extend to the west over the Jordan River

North Lehi Interchange: Build interchange with west connections

Thanksgiving Point Completed (Lehi/MAG/UDOT Projects beyond 2031)
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1.

DRAFT: Thanksgiving Station TOD Design Standards

Executive Pkwy.

B Perimeter Street U Neighborhood Street
| Urban Promenade Street I neighborhood Street with fire access

Figure 1. Conceptual street type locations.

Perimeter Streets. Perimeter Streets provide context and identity; these streets use a

design aesthetic rooted in the Resort Community Aesthetic to harmonize with surrounding
development, while also incorporating unique design features that identify Thanksgiving Station
as a place. Perimeter streets emphasize ground level plantings as an enhancement to a traditional
tree lawn approach to street design and incorporation of multi-use trails that connect to existing
and future regional trails.

. Neighborhood Streets. Neighborhood Streets draw the ‘green’ of the perimeter streets into

the development, but in a stylized way that shows a distinct transition to urban patterning.

These streets are the intermediate link between plant-intensive perimeter streets and the urban
aesthetic of the ‘Urban Promenade Streets. Ground level uses on these streets may vary, but there
is a significant presence of ground floor residential uses that reinforces the gentler, greener feel of
the streets.

Urban Promenade Streets. Urban Promenade Streets are expected to have higher pedestrian
activity and active ground floor uses may incorporate more detailing and upgraded paving
materials. Main Street focuses on an activated, intensely pedestrian-scale retail environment.
Where perimeter streets draw from the low-key character of adjacent parkways, ‘main street’
draws from the high energy of the transit station and downtown connectivity. Vibrant retail uses
ensure a high level of street life, while significant upper-level residential uses contribute to the
urban feel.

Urban Design Standards

21


GRowett
Note
Marked set by GRowett

mewest
Note
Marked set by mewest

mewest
Note
Marked set by mewest

mewest
Note
Marked set by mewest


DRAFT: Thanksgiving Station TOD Design Standards

A menu of conceptual street sections is proposed to guide streetscape design based upon their
intended function within the TOD. The intent is to balance the desire for a more urban and walkable
human-scaled street network; vehicular circulation; pedestrian and last mile connectivity, fire access
and utility requirements. These sections propose a street hierarchy that will guide conceptual R.O.W.
widths and building setbacks based upon anticipated adjacent use while allowing for the creation

of developable, four-sided blocks. Ultimate design may vary from these sections as long as the final
design meets or exceeds the intent. See section IV Design Requirements for requirements regarding

amenity zone widths and tree spacing.

| -
\ aq .'
'f \l' | [k\. f
I Wil
; = x 0D |
s |
1
{ |
m | [N (
i [
| ! -IllI
pi
! |
g |
[ AW
W RN
E b ¥ W
[ a
- R |
- "I | ||||I
4 |
) /|
| Y |
" P 1 |||'
k ] ' l_L_nl..._.rJ : .'.'l||I
Y11 ¥] 0 W W VA
== |
05 +8 | +E42] +7 | 100 +10° | +7 k3] +100 | s6 | +8 BO-g
BUILD] SIDE "AME- BARKING DRIVE ' DRIVE PARKINGA' URBAN 'AME-" SIDE BUILD
TO | WALK NITY LANE LANE PROME- NITY WALK | TO
ZONE ZONE i MADE ZONE ZONE
CURB-TO-CURB STEP-OUT ZONE/
BUFFER
+77"
R.OW.

Figure 2: Urban Promenade Street adjacent to Commercial Ground Floor Use

Urban Design Standards
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DRAFT: Thanksgiving Station TOD Design Standards
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Figure 3. Urban Promenade Street adjacent to park/open space
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Figure 4. Urban Promenade Street adjacent to Residential Use

Urban Design Standards
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DRAFT: Thanksgiving Station TOD Design Standards
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Figure 5. Mixed-Use Street 1: adjacent to Commercial Ground Floor Use with fire access
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Figure 6. Mixed-Use Street 2: adjacent to Residential with fire access

Urban Design Standards
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DRAFT: Thanksgiving Station TOD Design Standards
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Figure 7. Mixed-Use Street 3: typical street
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Figure 8. Perimeter Street: Trail side of Ashton Blvd.

Urban Design Standards
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DRAFT: Thanksgiving Station TOD Design Standards

EXISTING PROPERTY LINE

PROPOSED
PROPERTY LINE

OFFICE LV3

| OFFIGELV2

| OFFICGE LVi
=

+/-10.00 0.00-10.00
LANDSGAPE | SIDEWALK '| BUILD TO ZONE
JAMENITY ZONE
+/- 18.50"
PEDESTRIAN ZONE

Figure 9. Perimeter Street: South side of Executive Pkwy
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- I Y
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1
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+/- 6.00' .00 +/- 17.00 +/-6.00 6.00-10.00
TBIKE LANE. EXISTING TREE LAWN  |SIDEWALK BULD
TO REMAIN TO ZONE

Figure 10. Perimeter Street: North side of Sycamore Lane w/bike lanes

Urban Design Standards
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DRAFT: Thanksgiving Station TOD Design Standards

RESIDENTIAL Lv4
RESIDENTIAL LV3
| RESIDENTIAL Lv2
L |
| ]
a2
g l RESIDENTIAL LV1
i

+- 600 |, 6.00-10.00" 4
| SIDEWALK' BUILD
TO REMAIN TO ZONE

BIKE LANE

Figure 11. Perimeter Street: North side of Sycamore Lane w/ cycle-track

C. Streetscape /Landscape. The TOD landscape should create a comfortable, cohesive and
sustainable urban environment. The landscape should be designed to unify the TOD over time
so that individually designed parts of the TOD relate properly to one another, regardless of

when they are built. The design of streets and parks should consider the aesthetics of design, as
well as placemaking, intended function of the space, ecology, water conservation, and long-term
maintenance.

a. The landscape design for the public realm should primarily use a water-wise landscape palette.

b. Trees should be located in public parks and the amenity/landscape zone to provide shade and
contribute towards an urban forest. Tree species should be selected that is appropriate in an
arid, urban environment.

¢. Landscaping shall be maintained in good condition according to an approved landscape plan.
Typical maintenance shall include mowing of grass, removing weeds, pruning and replacing
dead plants.

d. The park strip may utilize wood mulch, rock mulch, and water-wise shrubs and grasses to
reduce irrigation requirements.

Urban Design Standards
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DRAFT: Thanksgiving Station TOD Design Standards

Section 7. Implementation

A. Exceptions from the Thanksgiving Station TOD Design Standards. In the process of
approving a development, the Planning Commission may approve exceptions from these standards
provided that the following conditions are met:

a. The applicant shall show clear and convincing evidence that the TOD standards significantly
negatively impact the ability to conduct the proposed use on the subject property.

b. The applicant shall provide justification on how the proposed project fits in with the purpose
and vision of these Standards.

c. As part of the consideration for an exception, the applicant shall provide an alternative
conceptual plan showing how it is not practical to meet a requirement of these Standards.

B. Exceptions from City of Lehi Code.

a. The number of street trees required shall be based upon 1 tree per 30’ of parcel frontage, as
measured along the right-of-way line. To allow for innovative street design and placemaking
strategies, trees may be grouped together, spaced at less than 30" on center, or located in
other publicly accessible open space such as parks, plazas, or easements along multi-use
paths.

b. One typical tree per unit is not required for development within Thanksgiving Station.

Implementation
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Commercial

P
1tial

Table of Bulk and Intensity Requirements - Thanksgiving Point South Parcels (Non-TOD) Business Park High Density

Minimum Lot Area N/A N/A N/A
Maximum Dwelling Units Per Acre (as allowed by the Area Plan) N/A N/A None
Minimum Lot Width/Frontage N/A N/A N/A

Minimum Front Yard and Corner Yard

No minimum but must comply with the IBC

No minimum but must comply with the IBC

No minimum but must comply with the IBC

Minimum Rear Yard (Corner Lots)

No minimum but must comply with the IBC

No minimum but must comply with the IBC

No minimum but must comply with the IBC

Minimum Side Yard

No minimum but must comply with the IBC

No minimum but must comply with the IBC

No minimum but must comply with the IBC

Minimum Side Yard (Corner Lot)

No minimum but must comply with the IBC

No minimum but must comply with the IBC

No minimum but must comply with the IBC

Maximum Height of Occupied Structures 38' No maximum but must comply with the IBC None
Maximum Height of Unoccupied Structure 38' No maximum but must comply with the IBC None
Minimum Ground Floor Area Per Residential Unit N/A N/A N/A
Minimum Living Area Per Residential Unit Where Allowed Above Commercial N/A N/A N/A
Minimum Landscape Requirement 5% 5% 5%

Minimum Open Space (including urbanized open space) 10% 10% 10%
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Thanksgiving Station TOD Area Requirements
Updated on December 6%, 2022

I Purpose and Intent 1
I TOD Area Description 2
I Required OPeN SPaCe 2
IV Design ReqUitemMents 3
V  Parking Requirements 12
VI Implementation 13

I. Purpose and Intent

The Thanksgiving Station Transit Oriented Development (TOD) area is established to create a self-sustaining,
livable neighborhood prioritizing the use of transit, walking and biking to connect amenities, employment,
services, entertainment, and open spaces. The neighborhoods’ proximity to Frontrunner, future BRT,
Thanksgiving Point, and significant employment base could create a unique and sustainable urban center for
Lehi along Frontrunner. TODs benefit the general health and welfare of the inhabitants of Lehi City by supporting
increased transit service; providing increased safe walking and biking routes to transit, services, shopping,
employment, recreation, and neighborhoods; encouraging sustainable living by reducing car dependency, reduced
water use per capita, reduced pollutions emissions; providing housing options for a greater part of the life-cycle
housing spectrum. While a TOD does not preclude the choice of using an automobile, it prioritizes an alternative for
those who cannot drive or prefer not to use personal vehicles for every trip. It also balances street design to
accommodate driving, walking, biking, and utilizing transit. The purpose and intent of the TOD Zone is to:

A. require a complementary mix of land uses, including moderate and/or high density residential, horizontally or
vertically mixed, within a half mile walking distance of transit stations to increase accessibility to the region;

B. to create an urban center for the city of Lehi that facilitates productive economic activity and greater access
to employment, shopping, dining, recreation, and culture;

C. foster a sense of place through the creation of mixed-use centers that combine residential uses with diverse
economic activity;

D. create a human-scale environment to prioritize and encourage walking, bicycling and transit use, and reduce
automobile dependency;

E. provide an alternative to traditional development by emphasizing mixed use, compact site design, and land
uses oriented to people walking and biking;

F. provide a more environmentally sustainable development type;

G. create a neighborhood identity that promotes pedestrian activity, social interactions, safety, and long-term
livability;

H. reduce auto dependency and roadway congestion by locating multiple destinations and trip purposes within
walking distance and biking of one another; and

I. provide a range of housing options for people of different income levels and at different stages of life.
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J. Safe and comfortable bike routes shall connect to existing planned bicycle facilities, neighborhoods, open spaces,
and employment areas to further promote alternative modes of transportation and reduce auto dependency.

A TOD should build upon the community’s existing identity and serve as a mechanism for communicating that
identity to others. The development should create a community focus at which people will be present at all times
of the day, creating a stimulating and meaningful public environment. New development should create a sustain-
able neighborhood, in which residents and business owners make a long-term investment in the community.

II. TOD Area Description

Thanksgiving Station TOD includes a cohesive mix of complementary land uses, including retail, office,
institutional, entertainment, restaurant and other neighborhood-oriented uses, which will provide service and
employment opportunities to residents within the community (see Figure 1). The highest densities shall be located
in proximity to transit stops or to the extent where it is feasible while balancing market demand and absorption,
phasing strategies, significant views, and strong urban design principles.

Residential development shall employ a variety of urban housing, sizes and price-points, and shall be designed in
a manner that promotes human-scale neighborhoods and streetscapes. Open spaces shall be designed to enhance
the pedestrian experience, linking Lehi Station to existing and future amenities, and shall be designed in coordination
with ground floor uses in the adjacent buildings. The incorporation of one or two of these elements does not
make the TOD; the combination of all these elements is necessary for the TOD.

Figure 1. A mix of uses and intensity of development is focused along the primary connection
to the transit station.

Im. Required Open Space

A minimum of 10 percent of the total gross acreage in a TOD shall be developed as open space. The open space
areas within a TOD must be constructed and paid for by the developer as a part of the TOD project and shall
include “urbanized” open spaces, in addition to more traditional open spaces areas such as parks and
playgrounds. Each landowner within the TOD district shall provide proportionate share of open space unless
another arrangement is agreed upon by all landowners.
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A. Urbanized open spaces are defined in this section as built open spaces for public congregation and
recreational opportunities, as opposed to natural open spaces consisting mainly of plantings. Urbanized open
spaces may be located on the roofs of buildings or an interior courtyard located at ground level and directly
accessible to the public realm. All open spaces shall be easily observed and accessed from the street or
pedestrian areas and should be improved with seating, plantings, plazas, fountains, pavilions, gardens, or
other similar amenities. Urbanized open spaces shall be designed in a way to prioritize pedestrian travel and
the pedestrian experience. An urbanized open space should be designed to increase the comfort, safety, and
visibility of pedestrians.

B. Urbanized open spaces shall be included in the Thanksgiving Station TOD area and should include the following:
1. consist of a minimum two percent of the overall acreage.

2. include a central prominent gathering space with a focal feature such as a statue, water feature, shade
structure, clock tower, public art, signature architectural element, or other feature as approved by the
Thanksgiving Station Architectural Review Committee. The central feature should be commensurate with
the size and scale of the gathering space.

3. A mix of differing scale spaces include planters, benches, trees, pedestrian scale lighting, firepits, and
durable paving.

C. Open spaces within a TOD should be engaging, high quality public spaces (e.g. small parks or plazas) as
organizing features and gathering places for the neighborhood.

D. The open space may be heldincommon, administered by a metro district, Business Improvement District (BID),
General Improvement District (GID) or other similar governance and maintenance entity. Maintenance of the
open space is the responsibility of the owner of the development if held in single ownership, or a metro
district, BID, GID or other similar entity.

IV. Design Requirements

The public realm design (streets and public spaces) shall be of a consistent character utilizing high quality,
durable, and lasting material palette that creates a unifying element for the entire district. The scale, form and
programmatic function of public space shall be considered in the larger context of creating a central “place” for
the TOD as well as the greater Lehi community.

Building form, scale, massing, and orientation across the district shall provide variety within a context of
architectural compatibility, rather than an aggregation of individual, unrelated buildings located on separate lots.
The Thanksgiving Station TOD Design Standards (provided under a separate section of the Thanksgiving Station
Area Plan) are intended to create a pedestrian friendly environment by ensuring good building and overall site
design, good architectural design and visual appearance, street layout, parking design, pedestrian design, lasting
value, and other provisions of this Code relating to public health, safety, and general welfare of the overall
community.

Each building should orient the primary facade towards a street, open space, or plaza. Facades should be
designed using high quality, durable material and articulated at a human scale. Architectural variety and scale
through minor variations in the facade and building massing, including expression of the buildings structure,
changes in wall plane or height, patterns of window, door, or other openings.

All buildings and structures, including residential buildings and dwellings, shall conform to the Thanksgiving
Station Design Requirements.

A. Architecture

1. Orientation. The primary facade of all principal buildings shall face the primary street, public open space
or plaza, and shall not be oriented towards a parking lot or parking structure. (see Figure 2).
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2. Roof Design. Multi-family apartment and mixed use residential/commercial buildings shall utilize flat
roof designs. (See Figure 3 and Section 1,2 and 3 in the Design Standard).

| i AR %
Figure 2. The building is oriented with the entrance facing the street and the parking located to the side and
rear of the building.

1% "'\-

=

Figure 3. The apartment building includes a flat roof design with varying parapet heights and an architectural
hierarchy to the street corner.

3. Entries. Primary public entries shall be defined by roof overhangs, awnings, recessed entry ways, or other
architectural fagade elements. Ground floor residences/apartments along local streets shall have
porches and front doors that provide direct access to the streets. Exceptions may be at site development
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plan process in order to accommodate special circumstances with regard to site grading, mechanical
equipment location, or utility easements. A combination of vertical separation (stoops/porches), low
architectural fencing, and landscape buffer zones may be utilized to designate a distinction between
private and public space. Residences/apartments along arterial streets may have porches and front
doors if designed in a context sensitive manner.

4. Non-residential Street Frontage. For non-residential, retail, and office buildings, a minimum of 50 percent
of the ground level facade shall be transparent, consisting of true window or door openings allowing views
into and out of the interior of the building (see Figure 4).
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Figure 4. Retail building with clear windows on the ground floor exceeding 50% of the front fagade.

5. Form and Massing. Varied form and fagade articulation shall be used to break up long wall faces. Upper-
level step-backs are encouraged to break down the vertical scale of the building and promote a pedestrian
scale streetscape. Retail and commercial spaces shall utilize a higher ceiling bay. (see Figure 5)

6. Building Facade Features. Building facades shall be designed in a manner that breaks down the overall
vertical and horizonal mass of the building. The ground floor fagade shall be designed in a manner that
provides human scale, interest, and variety along the sidewalk experience.

7. Architectural Style. Architectural style, colors, and materials shall be harmonious within each building and
select signature architecture located judiciously at prominent locations and visual termini. A palette of
colors and building materials should be submitted with the concept plan.
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Figure 5. The ground floor for mixed use buildings should have greater height and massing, and larger windows
proportional to the use.

8. Mechanical Equipment Screening

In an urban environment with smaller blocks and streets on all sides, there are challenges to fully
screening utility equipment, such as transformers, meters, utility boxes, and other equipment. If
possible, while maintaining NESC clearance, electrical equipment may be screened by landscape.

a) Utility equipment shall be located in a manner that does not impede view triangles at intersections
nor impede bicycle or pedestrian routes.

b) Utility equipment shall be screened by landscape elements or artfully located and treated to blend
in with the environment and adjacent uses.

¢) Primary public utility equipment, such as switch-gates, shall be located, when applicable, along
Ashton Boulevard and Executive Way to protect more pedestrian-oriented internal streets.

d) Utility equipment on private property servicing a specific building should be in areas where
buildings have deeper setbacks and away from primary pedestrian areas, such as retail frontages,
public spaces, resident amenities, promenades, and lobbies, or should be located withing parking
garages.

e) Public Utility structures and boxes shall be screened from public view with landscaping or low walls
and shall be located in a manner that does not impede pedestrian movement or site triangles at
intersections.

f) Private Utility equipment shall be located at the rear of buildings, internal to buildings or screened
from public view with landscape, low walls, or decorative fence.

B. Street Patterns

Street patterns shall be oriented along a grid, as opposed to cul-de-sac and curvilinear street designs. Within the
grid are sidewalks and streetscapes that encourage walking and biking. Narrow streets and other traffic calming
features shall be utilized that favor pedestrian activities. Traffic calming features may include curb extensions,
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pedestrian refuges within arterial medians, raised bike and pedestrian crossings, raised intersections, continuous
sidewalks and bike paths, brick pavers or other textured street surface materials, chokers, or other features.

C. Streetscapes

1. Parking lots shall not be located between a building primary facade and primary street, but at the rear
of buildings. Parking lots and ground floors of parking structures shall be screened from street view with
landscaping, buildings, or other screening features.

2. Street Trees. Street trees shall be provided on all street frontages and located in manner that works
with street lighting requirements, tree canopy spread, vehicular site triangles and separation from fire
hydrants. Street trees may be clustered and need not be evenly spaced. Trees shall be placed within
the landscape/amenity zone located adjacent to the curb. Any street tree may be located in a cut-out
planter with a minimum dimension of 6 feet by 10 feet. Structural soil shall be used adjacent to the tree
planter to increase root zone to a minimum of 7’ wide. Trees located within a tree grate or other
hardscape condition shall be planted in appropriate structure soils or modular suspended pavement
system.

3. Clear View Area at Street Intersections. No obstruction to public or private street views in excess of
three feet in height above the finished road grade shall be placed on any corner within a triangular area
formed by face of curbs and/or curb-extensions and a line connecting them 35 feet from the
intersection.

4. The number of street trees required shall be based upon 1 tree per 30’ of parcel frontage, as measured
along the right-of-way line. To allow for innovative street design and placemaking strategies, trees may
be grouped together, spaced at less than 30’ on center, or located in other publicly accessible open
spaces such as parks, plazas, or easements along multi-use paths.

5. Residential / Non-Residential Street Design
a) General Treatments.
i.  All streets shall include sidewalks with a minimum of six feet in width.

ii. Sidewalks shall be a minimum of eight feet in width along the primary street connection to the
Frontrunner station and streets with retail frontages.

iii. Amenity zones and tree planter areas shall be placed along all public and private streets. Trees
shall be planted in a cut-out planter area with a minimum dimension of 6 feet by 10 feet.
Structural soil shall be used adjacent to the tree planter to increase root zone to a minimum of
7’ wide.

iv. Landscape or amenity zones and sidewalks are not required on alleys. Alleys should be a minimum
of 20 feet in width and only provide access to building service areas, garages, or parking areas.

b) Non-Residential Street Design. Streets that include non-residential and mixed uses shall include
three elements within the side treatments. These elements are as follows:

i. Pedestrian Through Zone — This is a sidewalk area that serves as the primary pathway for
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pedestrians. The pedestrian through zone must not be impeded by street furniture, landscaped
beds, signage, displays, or sidewalk cafes. The minimum pedestrian through zone width shall be
eight feet. It is encouraged that pervious materials be used.

ii. Amenity Zone (Furniture/Landscape/Curb Zone, etc.) — This is the area located between the
sidewalk and the street curb. Features may include street furniture, trees, planter areas, light
poles, bike racks, signage, and curb extensions at crosswalks. The minimum
street furniture/curb zone width shall be six feet, measured between the face of curb and
Pedestrian Zone, which does not include the additional width required for curb extensions.
This is the minimum distance allowed for ADA accessible ramps.

iii. Build-to Zone — A section of streetscape located between the R.O.W and adjacent building
frontage that allows building entry, sidewalk cafes, sales displays, and raised planter beds. The
build-to zone shall be between zero and five feet commensurate with the building use. Planter
areas may be allowed between the frontage zone area and the building.

iv. Arterial Streets that include protected, dedicated bike lanes, or paths shall place the bike
facility behind the landscape zone. The minimum separated bike lane or path width shall be
six feet for a one- way facility and 10 feet for a two-way facility.

v. Curb-management zones may be utilized to balance the desire for delivery areas, drop-off
areas, outdoor dining, or outdoor “living room” amenities.

Alleys and Interior Block Spaces. Alleys and interior block spaces are allowed and encouraged in all TODs.
Alleys serve as alternate routes to garages and loading docks that are unseen by the public and therefore
contribute to a pedestrian-friendly environment. The private, interior portions of the lots (toward the
alley) allow commercial operators to utilize these spaces as efficient working environments unseen by
the public and allow residents to have private and semi-private gardens and courtyards. Alleys are to
be the primary access to parking areas and garages. Alley access should be designed to minimize
pedestrian and bicycle conflicts.

D. Street Design

1.

Traffic Calming. Traffic calming is intended to slow or reduce motor-vehicle traffic to improve
pedestrian safety. TODs shall provide traffic calming measures, which may include curb-extensions,
chokers, special paving at crosswalks, special paving at intersections, elevated
intersections, sharrows, narrow lanes, and pedestrian refuge islands. Directional pedestrian ramps and
crosswalks located at street grade shall be utilized as opposed to rollover curbs. Directional ramps
including curbs that assist visually impaired cross streets perpendicular to traffic and slow traffic by
creating tighter turning radii. Final design of intersection will be determined during site design plat.

Bicycle Parking. Outdoor short-term bicycle parking facilities shall be located in well-lit areas in proximity to
building or common facility entrances. Bicycle parking locations shall not impede pedestrian traffic or
open space. Strategically located bicycle parking zones, either on or off-street, may be considered in lieu of
bike racks at every building entry. Long-term secure bicycle parking is required for office, institutional, and
multi-family residential uses (see Figure 6). Long-term bicycle parking shall have dedicated and convenient
access.

39


mewest
Note
Marked set by mewest

mewest
Note
Marked set by mewest

mewest
Note
Marked set by mewest

mewest
Note
Marked set by mewest


gl - T

Figure 6. Secure bike parking provided within an apartment building.

3. Bike Facilities. Bike facilities shall be provided to ensure safe and convenient local transportation
options. At buildout, bike infrastructure should connect to the regional bike and trails network. Bike
infrastructure should be designed based on the design speed and volume of a street. The following types
of bike facilities should be provided with the given street criteria:

a. Shared bicycle and vehicular lanes and bike boulevards (see Figure 7) may be used where the street’s
posted speed is 20 miles per hour or less and the existing or projected vehicular traffic volumes are
2,500 average annual daily trips or less.

Figure 7. Bike boulevards include shared lanes on a low-volume, low speed street with bike and pedestrian
prioritization features.
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b. Protected bike lanes or shared use paths should be provided along roadways with a posted and
designed speed greater than 25 miles per hour or where the existing or projected vehicular traffic
volumes are greater than 2,500 average annual daily trips. Streets with two or more travel lanes in
a single direction should provide two-way multi-use path on both sides of the street. Streets with
one travel lane in each direction may design a two-way protected bike lane (see Figure 9) on one
side of the street or include single direction protected bike lanes on both sides of the street.

c. Shared use paths may be used to provide bike connectivity in an independent right-of-way or
easement through the center of a block if it interconnects with the local and regional network of bike
facilities. Shared use paths are appropriate in areas with lower amounts of foot traffic to limit bike
and pedestrian user conflicts or built wider or with separate sidewalks.

4. Medians. Street medians are encouraged for all major collector and arterial rights-of-way. Medians serve
to improve the aesthetic quality of the area, provide traffic calming, and create pedestrian refuges for
street crossings, as well as a mid-block resting place for street crossings. Medians should be a minimum
of six feet wide at intersections and crosswalks and a minimum of three feet wide at other portions of
the road. Where medians are not included in the design of an arterial or major collector street, bike and
pedestrian crossings should include refuge islands at intersections and mid-block crossings. Center
medians and crossing islands should be designed with plowable end sections to ensure ease of winter
maintenance.

E. Sidewalks and Pedestrian Circulation

1. Pedestrian Circulation. Convenient and safe pedestrian circulation systems shall be provided to minimize
pedestrian-auto conflict and shall be provided continuously throughout the Thanksgiving Station TOD.
All streets, except for alleys, should include sidewalks and landscape/amenity zones on both sides of the
right-of-way as described here-in.

2. Walkway Connections. Pedestrian walkways should interconnect all building entrances, sidewalks,
parking areas, open spaces, public and private streets, and transit stations.

3. Urban Promenade. An urban promenade shall be developed through a TOD to collect pedestrians and
bicyclists and direct them to the transit station and should meet the following requirements:

a) The promenade should include, at minimum, a 10-foot-wide walkway constructed of concrete or other
durable paving material.

b) the corridor must be visible from adjacent buildings, parking areas, and the transit station.

¢) wayfinding signs should be placed judiciously and at strategic locations to direct users to the transit
station and to other nearby destinations.

d) benches and trash receptacles should be placed along the walkway.
e) the walkway should be well lit with pedestrian scale lighting.

f) crime prevention through environmental design (CPTED) standards should be considered to increase
natural surveillance and deter crime. The following should be incorporated in the design of the
walkway:

1. the walkway should not be obstructed with opaque fencing,

ii. entrapment zones (areas with low visibility and no alternative exits) should not be created
with the placement of fencing, buildings, or other features; and

iii. windows facing the walkway should have clear glass.

g) the walkway should connect directly to the transit station and interconnect adjacent buildings,
streets, open spaces, and parking areas.

h) sidewalks from adjacent buildings and streets should connect to the walkway.
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Pedestrian Crossings. Raised mid-block pedestrian crossings or walkways should be constructed of a
material differing in texture, material, or color.

Continuous Sidewalks and Bike Facilities. Drive approaches that ramp up to the sidewalk and bike path
level or other raised crossing should be used where local private streets, alleys, driveways, commercial
accesses, and any other private access crosses a sidewalk, trail, protected bike lane, or other bike path.
The paving material and color for sidewalks and bike facilities are maintained through the crossing to
establish priority. Crossings along arterial roads shall be deflected by a single car length to provide a
waiting area for vehicles entering or exiting so they do not block the sidewalk, bike path, or travel lanes
of the arterial roadway.

F. Signage

4.

General Signage Concepts. Proper design and placement of signs and their lighting should be compatible
with structures and uses. Signs will need approval from the Thanksgiving Station Architectural Review
Committee.

Number of Signs. The number of signs on a structure shall be limited and placed in areas that contribute
to the architecture of the building. Signs shall not overpower a storefront nor obscure display windows
or significant building features.

Encouraged Signs. Wall signs, awning signs, canopy signs, projecting signs (see Figure 8), and suspended
signs should be encouraged.

o
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Figure 8. Projecting sign is pedestrian oriented and contributes to the character of the building.

Discouraged Signs. Monument signs and directional signs are discouraged and must be approved by the
Thanksgiving Station Architectural Review Committee. Directional signs should be used to direct
vehicles to public parking, where upon arriving, pedestrian signage shall be used to direct people to
specific destinations. A well thought out and coordinated wayfinding and branding strategy should be
created for the project.

Pylon Signs. Pylon signs shall not be permitted in the TOD area.
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V. Parking requirements.

A. A successful TOD can significantly reduce per capita motor vehicle travel, thus parking requirements within a
TOD may be reduced from the minimum standards as required by Table 37.090 of the city of Lehi Code. Asthe
intent of a TOD is to encourage walking, biking, and transit ridership, a developer may request a reduction in
the number of parking spaces by City approval, providing that the developer submit information as to the
forecasted trips generated in contrast to what is forecasted for transit ridership for the TOD. Requests for a
reduction in parking may be approved by the Planning Commission, following review of a parking study by the
DRC.

B. Shared parking agreements should be encouraged between all uses within the TOD.

C. On-street parking is permitted and encouraged and shall be included in the total development required
parking calculations, if incorporated. On-street parking shall be included in the required parking calculations
for a use or structure that is directly adjacent to the on-street parking stall.

D. Ingress and egress for parking lots should be from side streets or alleys.

E. All parking lots should be located behind or on the side of the primary building. Parking and maneuvering
areas should not be located between the primary entrance to a building and the abutting street unless its
purpose is to provide a direct life-safety function. [f parking is located on the side of the building, rather
than at the rear, screening and buffering shall be provided to minimize the visual impact.

F. Parking stall shall be approximately 9’ x 18’ for 90-degree parking. Drive isles shall be approximately 24’ wide.

G. A parking lot or garage may not be adjacent to or opposite a street intersection, nor may any portion of a
parking lot front a collector-size or larger classified street.

H. Temporary parking lots shall be allowed during build-out to allow for construction worker parking and to
support early phase retail until full parking requirements are satisfied in permanent parking lots and/or
structures. Temporary parking lots should do their best to minimize visual impact but are not subject to
permanent parking lot screening requirements.

I. For all parking structures within a TOD, the physical and visual presence of garages and parking structures
shall be minimized. Particular attention should be given to the design of all structured parking garages, so
they offer convenience and accessibility to residents and visitors alike. All structures shall be wrapped with
active uses or architectural screening along public streets, plazas and public spaces and places. Parking
structures shall be wrapped with occupiable building uses or utilize screening to block view of parked vehicles.
Particular attention should be given to screening vehicular headlights and ceiling lighting from adjacent uses.
Where aparking structure facade is exposed to the street, it shall be designed in a similar architectural
character and quality of the building.

J. To help reduce parking demand, increase use of transit and active transportation, and increase social equity to
moderate- or low-income households, unbundled parking strategies are allowed. If this strategy is used, on-
street parking should be metered to avoid over parking of streets by tenants that do not pay for structured
parking. Parking fees may be charged separately for residents who would like to have a designated parking
space. It is encouraged that annual transit passes be provided to all residents within a multi-family residential
project toencourage greater transit use. This option is intended toreduce the number of needed parking spaces
and should be approved with a reduction to required parking.

K. The uses of existing parking lots may be shared as part of a phasing plan or longer-term parking agreement if
within 300 feet of the intended building.

43


mewest
Note
Marked set by mewest

mewest
Note
Marked set by mewest

mewest
Note
Marked set by mewest

mewest
Note
Marked set by mewest


Figure 9. The prlmary residential structure conceals the parking structure

VI. Implementation

A. Exceptions from the Standards

In the process of approving a development, the Planning Commission may approve variations from these
requirements provided that the following conditions are met:

1. The applicant shall show clear and convincing evidence that the TOD Standards significantly negatively
impact the ability to conduct the proposed use on the subject property.

2. The applicant shall provide justification on how the proposed project fits in with the purpose and vision
of the TOD Standards.

3. As part of the consideration for an exception, the applicant shall provide an alternative conceptual plan
showing how it is not practicable to meet a requirement of the TOD Standards.

B. Variations from City of Lehi Zoning Code

1. The Thanksgiving Station TOD shall be exempt from the Lehi City Code tree requirement. The number of
street trees required shall be based upon 1 tree per 30’ of parcel frontage, as measured along the right-
of-way line. To allow for innovative street design and placemaking strategies, trees may be grouped
together, spaced at less than 30’ on center, or located in other publicly accessible open space such as
parks, plazas, or easements along multi-use paths.

2. Thanksgiving Station TOD shall be exempt from the requirement to provide one tree per dwelling unit.

3. The Thanksgiving Station TOD area requirements shall replace Lehi City Code Chapter 38: Transit
Oriented Development Zone (TOD).
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Section 1. Introduction

A. Purpose and Intent. The Thanksgiving Station Transit Oriented Development (TOD) area is
established to create a self-sustaining, walkable neighborhood, in which residents, employees, and
visitors have multiple transportation options to access neighborhood amenities, employment, open
space and mass transit. The neighborhood'’s proximity to FrontRunner, future bus rapid transit (BRT)
or light rail, Thanksgiving Point, and significant employment base presents an opportunity to create
a unique and sustainable TOD neighborhood within Lehi. The purpose of the Thanksgiving Station
TOD Design Standards (‘Standards’) is to provide a road map for new retail, office and residential
development set within a public realm framework that collectively ensure the function, physical
form, and overall character of development, enhance the human experience, neighborhood
identity, and are complimentary to Thanksgiving Point.

B. Site Area & Context. Thanksgiving Station TOD is an approximately 50-acre neighborhood in
Lehi, Utah. This neighborhood is an important gateway development linking the FrontRunner
Station, Thanksgiving Park, and Thanksgiving Point. The FrontRunner Station provides access to
commuter rail (Route 750), bus, and future bus rapid transit (BRT). Route 750 offers direct access to
Provo and Ogden, Utah with a full UTA system providing access to such destinations as Downtown
Salt Lake City, Salt Lake City International Airport, Brigham Young University (BYU), and University of
Utah.

Thanksgiving Park is an employment hub in North Utah County consisting of 850,000 square feet of

Class A office space. Thanksgiving Point is a premier indoor and outdoor farm, garden, and museum
complex with venues and programs designed to build curiosity about science and the natural world.
Thanksgiving Point is a major destination not only for the region but for the whole state.

C. Guiding Principles. The urban design and built environment blend time-tested placemaking
practices with sustainable and healthy city building strategies to create a unique and authentic
Thanksgiving Station TOD. The guiding principles establish an overarching vision which reflects the
input from various landowners, city staff, and elected officials.
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1. Create an authentic TOD for Lehi and Thanksgiving Point for the current and future citizens
of Lehi that will be cherished for generations.

Pan oo

Create a flexible plaza/open space that can be activated year-round.

Create a hierarchy of public and private spaces.

Provide density necessary to support a TOD.

Create a neighborhood that will last generations.

Activate the ground floor of buildings along plazas and promenades with commercial uses
and entrances of residential uses.

2. Create a signature TOD that is unique to Lehi and Thanksgiving Point.

Design the public space and buildings in a harmony with one another to create a truly special
experience unlike any other along the Wasatch Range.

Utilize durable materials in the public realm and architecture that ground the community in
our time and place in history.

Curate a successful mix of retail/restaurants to support the TOD and wider community.
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Locate and design public spaces in a manner that is central to Thanksgiving Point and the
broader TOD Area.
Incorporate special architecture at prominent locations that create identity and visual interest.

3. Establish an interconnected and pedestrian friendly network of streets, promenades, trails
and public spaces that knit Thanksgiving Station into the surrounding community.

"o o0 DT

Provide safe and intuitive pedestrian and bicycle connections to the existing and planned
network.

Connect to the regional public spaces and places network.

Create safe pedestrian street crossings.

Provide intuitive and direct access to public parking facilities.

Provide direct and intuitive access to Lehi Station.

Integrate space for contemporary personal mobility technologies seamlessly into the design
(e.g.; scooters, e-bikes, ride-hail, carshare, etc.) in a manner that is congruent with a walkable
urban experience.

4, Create a built environment that encourages a healthy lifestyle and community.
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Develop well-connected street networks that encourage walking and biking.

Design pedestrian-scale streetscapes with an emphasis on scale, comfort, safety, amenities,
and connectivity.

Design for all ages and abilities

Employ principles of universal design.

Create a variety of scale and types of public spaces and places.

Locate, orient, and design lobbies, stairways, and interior public spaces to be visible,
comfortable, and connected from inside to outside.

Incorporate multiple opportunities for food, drink, entertainment and gathering that may
include casual dining, sit down dining, pub, coffee shop, restaurant, food truck, and farmers
markets.

Emphasize visibility and access to nature and outdoor spaces.

Facilitate social engagements through an interconnected public realm with multiple
gathering places.

Create a public realm lighting strategy that respects dark skies, circadian rhythm of humans,
and bio-diverse habitats. Lighting strategies should include adaptive dimming; limits on
backlight, uplight and glare; light source spectrum; and light trespass.

Design the public realm to be comfortable and safe during all four seasons.

Affordable housing should be offered on site. Diversity of dwelling unit sizes and price points
will allow for an inclusive community.

5. Create a district that embodies resilient and environmentally sustainable strategies into
the construction and function of the public realm and built environment.

a.
b.
C.

Utilize low carbon, durable, high performance materials that will stand the test of time.
Source material locally and with low embedded energy.

Work toward the incremental development of district systems for stormwater, parking, low
energy lighting, fiber infrastructure, and energy.
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d. Work toward the development of car share and bike share facilities, electric vehicle plug-in,
coordinated BRT and/or shuttle systems, and district parking strategies.

e. Site and building design should strive to meet LEED Gold Criteria.

Allow for a mix of office, residential, neighborhood retail, restaurant uses to locate in the TOD.

g. Encourage buildings that reduce energy consumption and have user-friendly features such
as operable windows, light handling and shading devices, natural daylighting, low VOC
materials, and other materials and systems that support healthy indoor air quality.

bana)

D. Related Controls and Documents. The Thanksgiving Station TOD Design Standards are
designed to supplement the regulations established in the Thanksgiving Station TOD Area
Requirements (‘Requirements’). The regulations set forth in the Requirements replaces Chapter 38
Transit Oriented Development Zone (TOD) and the Standards replace Chapter 37 Design Standards
in the Lehi City Development Code. This document provides detailed design criteria on urban
design, landscape, and architecture to guide a comprehensive approach to the aesthetic quality,
functionality, and livability of the overall development. These Standards will ensure Thanksgiving
Station TOD becomes a special place for Lehi residents and functions as a true TOD by leveraging
the benefits of alternative modes of transportation to shape an urban neighborhood focused on the
pedestrian experience.

All developments within Thanksgiving Station are subject to review by the Thanksgiving Station

Architectural Review Committee (ARC) for final approvals to ensure that proposed building design
satisfies the requirements set forth in this document.
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Section 2. Multi-Family Residential Design Standards

A. Purpose and Application. This section is intended to create multi-family developments that

will establish a distinct neighborhood for Thanksgiving Station, with sustained quality and adequate
amenities, and will enhance a sense of community. Reference imagery contained in this section is
emblematic of farm/agrarian industrial, contemporary farm/agrarian industrial, and contemporary
architectural style and character. This style and character should influence the design of multi-family
development within Thanksgiving Station.

B. Architectural Standards

1. General Design Concepts. New development should be designed for its specific context within
Thanksgiving Station. Each building should be designed such that the overall development is
cohesive. Building architecture, exterior materials and colors should be coordinated to prevent
repetitive design and give the impression of a neighborhood built over time.

2. Side and Rear Facades. These Standards shall be applicable to all sides of a building fronting a
street, public or private, or public park, with each applicable facade required to meet the terms of
this section.
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(Left). Lighter more contemporary palette with dark accents. (Right). Warmer material palette with dark accents. Both buildings
utilize similar building materials but are varied to give diversity and variety.

3. Building Materials. The majority of each facade, meaning 51 percent or more of the wall
area excluding windows and doors, shall be constructed of brick, stone, architectural textured
concrete, fiber cement siding, wood, metal, luxury EIFS, or other durable building material.
Stucco and EIFS shall not be used on prominent corners or hierarchal architectural features.
Building materials should coordinate; however, materials should be varied to give diversity and
variety to the project.

Multi-Family Residential Design Standards
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4, Color. Each building should have a coordinated color scheme, however not every building
should be constructed from the same color scheme. Building colors should be selected to
establish diversity and variety within the project.
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(Left). Townhome style ground floor units include stoops and raised planters to create privacy through a grade separated
entrance in the base of a multi-family building. (Right). These townhome style units ground floor entrances that orient to a
publicly accessible open space.

5. Townhome Building Entrances. The primary entrance and front fagade of individual
townhomes or townhome-style ground floor units within a development shall be oriented
toward streets, parks, courtyards, or public open space.

Left). Lobby entrance facing the street is recessed and articulated with more glass, awning, signage, and lighting to clearly
distinguish within the architectural treatment of the base. (Right). Ground floor unit is elevated slightly above the street but has
direct access via a stoop to the street as well as from a corridor internal to the building access from a shared building lobby.

6. Building Entrances. Multi-family buildings, whether apartments or condominiums, shall provide
the following building entrances facing a street:

a. One primary street entrance connecting to interior hallways, stairwells, and elevators for all
residents to use.

Multi-Family Residential Design Standards
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b. Individual street entrances, patios, porches, and stoops shall connect ground floor units to
sidewalks to the best extent possible. Exceptions are ground floor units facing Ashton
Boulevard or Executive Parkway, or where topographic conditions create physical limitations.
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Left). Even with a simple material and color palette, the building utilizes a central massing break to create two symmetrical but
smaller building frontage elements to avoid a monolithic frontage. (Right). Building utilizes an asymmetrical break and change
in material to provide variation in the facade plane.

7. Architectural Variation. Multi-family buildings, apartment or condominium style, shall be
designed so that a single building frontage should not be longer than 200 feet without a change
in plane of at least 2 feet deep and 15 feet wide.

(Left). Sawtooth treatment of the roofline gives a distinct form to the building. (Right). Building design uses smaller building
forms, step downs, and low-rise building forms to create visual interest and movement in the collective roofline of the building.

8. Form and Massing. Building form should be considered when designing multi-family dwellings to
create visually engaging compositions. The following architectural features shall be incorporated
into the design of all multi-family buildings:

a. Varied Roof Lines. Buildings shall be designed with variations in building roof lines to create
visual interest and a distinctive street frontage. The dominant building height should not
exceed 70% of a building frontage. This may be done through varied parapet heights, recessed

Multi-Family Residential Design Standards
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elements, articulated rooftops, step downs, hip and/or vaulted roofs, loft-style units with
higher ceilings on highest floor, framed elements, or any other similar building features that
vary roof profiles.

(Left). Building utilizes both a var/atlon in size of WlndOWS and staggered window spacing to create V/sual interest within the
facade, while highlighting the resident entrance through more glass vertically expressed. (Right). Building utilizes a more regular
grid pattern for windows but groups windows to emphasize vertical expressions in the building facade.

b. Architectural Window Articulation. Each facade should be designed to create visual interest
and distinctive buildings through variation in opening size, varied and/or orderly grouping of
windows, articulation of windows (sills, mullions, fins, etc.), or the use of recessed windows.

| _\mhllll lm '

i lli

(Left). Building composition includes recessed elements and a step back on the top floor for a corner rooftop amenity covered
with a unique canopy structure. These features bring visual interest and enhance the overall public realm experience providing
an elevated amenity space with an outward public expression. (Right). The break in the building creates small building massing
of differing material compositions while introducing natural light by exposing the corridor and creating visual connections
with the external environment.

¢. Facade Articulation. Each facade shall have variation in plane depth, accomplished through
elements such as: variation in footprint setbacks, upper-level step backs, recessed entries, or
offsets in the general plane of the facade, including columns, pilasters, fins, or ribs.

Multi-Family Residential Design Standards
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(Left). Recessed base, increased use of glass, and material change helps to distinguish the lower level from the upper floors of the
building. (Right). While material changes and how the building expresses itself through the full height of the building to create
the impression of a collection of smaller urban buildings, the increased use of glass compared to the smaller window openings
on the upper floors of the building help distinguish the base and ground the building.

d. Vertical Separation. Buildings in excess of 2 stories in height should generally exhibit
architectural detailing that establishes a vertical separation between lower and upper stories.
This may be accomplished by a change in material, style or color, recessed base, enhanced
floor-to-floor dimensions, or other methods. Upper floor building treatments are permitted
to express themselves to grade, so long as the ground floor use is articulated as follows:

i. Storefront or increasing glazing, awnings or more glazing for retail, amenity, lobby, and
other common building areas.

ii. Articulated individual entries for residential, such as stoops, patios, or porches.
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(Left). Recessed balconies are utilized to create unique patterning within the building facade. (Right) Building uses projecting
balconies to create depth and articulation within the building facade.

e. Balconies, Porches, and Patios. Balconies, porches, and patios shall be incorporated to
articulate building facades and activate the ground floor. Balconies, porches and patios may

Multi-Family Residential Design Standards
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be recessed and/or projecting with a minimum depth of 5 feet and at least 50 square feet in
size. Incorporation of Juliet balconies may also be considered.
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(Left). Corner feature includes enhanced materials and recessed entry to help emphasize the entry to the building. (Right)
Building uses a recess in building massing, awning, and signage to highlight the entrance.

f. Entrances. Primary entries of each building shall be emphasized through changes in wall
plane and building massing. Exterior stairs and other entry accesses shall be integrated into
the overall building design.

(Left). The angled facade planes create unique massing and building forms that create visual movement in how light, shade
and shadow change throughout the day influencing how the building is perceived from various perspectives. (Right). Building
setback at the corner creates a small plaza that is activated by ground floor commercial uses and public art.

g. Public Street Orientation. Large windows, porches, entryways, and other entry features shall
be oriented toward public streets and active common spaces. Prominent corners shall receive
special treatment to create visual focal points. Corner treatments may include but are not
limited to:

i. Tower elements

ii. Variations in height (step downs or low-rise building elements)
iii. Larger scale windows, openings, and entry ways

iv. Enhanced or articulated massing/materials

v. Setbacks for public spaces and/or public art

Multi-Family Residential Design Standards
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(Above). Mechanical and utility equipment is located away from perimeter building edges and/or behind low parapet walls to
not only screen from view but create opportunities for rooftop amenity spaces.

9. Screening. Mechanical and utility equipment on the roofs of buildings shall be located or
screened so as not to be visible from public and private streets. Screens shall be aesthetically
incorporated into the design of the building and may include such treatments as balustrades and
parapet walls. If visible from public view, screening materials should be compatible with those of
the building.

Multi-Family Residential Design Standards
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Section 3. Retail Design Standards

A. Purpose and Application. This section is intended to guide the development of an urban,
walkable, pedestrian-oriented retail destination for Thanksgiving Station TOD, Thanksgiving
Point, and Lehi as a whole. Reference imagery contained in this section is emblematic of farm/
agrarian industrial, contemporary farm/agrarian industrial, and contemporary architectural style
and character. This style and character should influence the design of retail development within
Thanksgiving Station, especially for free standing retail structures that provide the opportunity to
create distinct placemaking moments through their design.

B. Architectural Standards

e L = =~ ¥ § A
(Top Left). Enhanced fenestration, operable windows, and outdoor dining areas gives the building a strong relationship to the
sidewalk experience both day and night. (Top Right). Ground floor retail in the base of a residential building includes operable
storefronts to increase glass along street frontage and outdoor dining space. (Bottom Left). Barn structure is a restaurant fronting
onto a public plaza with a minimum of 40% of frontage being glass. (Bottom Right). Grocery store with operable windows for
the cafe function of the store.

1. Street Facades.

a. Retail uses should maintain a strong physical and visible relationship with the sidewalk
experience.

b. The facade facing the street frontage shall include large windows with transparent, non-
reflective glass. Opaque, heavily tinted, or reflective glass should not be used on the first

Retail Design Standards
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floor of a building facing the street. When glass is tinted, it should allow for a minimum of 60
percent light to pass through the windows into the building.

¢. A minimum of 40 percent of the facade area on the first floor facing the street shall consist of
glass. Where a building is located on a corner lot, a minimum of 40 percent of each retail
facade on the first floor should consist of glass.

d. Where appropriate, retail uses should include an operable storefront to allow encourage
stronger indoor/outdoor relationships with the public realm (streets, parks, plazas, paseos,
etc).

(Top Left and Bottom Right). Hierarchal massing features should be designed with adjacent buildings in mind to highlight
entrances, create focal points, and visual interest through layer massing elements within public spaces. (Top Right and Bottom
Left). Buildings utilize different materials, textures, facade plane changes, and roof pitch angles to highlight storefront entries.

2. Architectural Features.

a. The hierarchal architectural features at building entrances shall include at least two of the
following features:

i. differing exterior materials;

ii. awnings or canopies;

iii. decorative lighting;

iv. increase amount of glass such as side or transom windows; and
v. articulations in the facade.

Retail Design Standards
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b. Buildings with multiple entrances should have at least two separate hierarchal features to
distinguish entrance locations.
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(Top Left and Top Right). Freestanding retail building illustrating different ways in which to artlculate a similar building form
to create visually attractive retail buildings. (Bottom Left). Mixed use buildings that integrate retail and active storefronts into
the overall design of the building. (Bottom Right) Unique building form for an ice cream shop that creates a unique building
form that helps activate an urban plaza.

3. Massing:

a. Buildings shall be designed as three-dimensional forms with articulations in each facade.
Facade articulations are typically included at building entrances, hierarchal building features,
and to breakup long sections of wall area on the ground floor. In a mixed use building,
ground floor retail should be clearly defined, have an increased floor-to-floor height, and
designed in conjunction with the broader building.

Retail Design Standards
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(Left). Freestanding retail building on a park space designed with operable windows and outdoor seating areas. (Right) Retail

base includes operable windows, outdoor dining, and an accessible rooftop terrace offering views and additional pedestrian
spaces overlooking a plaza.

—

b. Free-standing retail buildings should be designed with rooflines utilizing stepped parapets,
hip and/or vaulted roofs, domes, and/or other distinct roof forms.

c. Free-standing retail buildings located on a park or plaza space should be designed in a

manner that helps activate those spaces, such as operable windows, rooftop decks, unique
building forms, or similar treatments.

; : . S
(Left). Grocery store is accessed from a pedestrian paseo that has direct access to the street sidewalk. (Right). Multiple retail
tenants within the facade have individual entries with the corner retail use having its entry at the corner.

ey = — 2 !,

4. Building Entrances:

a. Public entrances shall be developed on all buildings to face streets, paseos, courtyards, plazas,
or other public spaces.

b. Buildings located on a street corner should either provide a corner entrance or provide two
individual entrances facing each street.

Retail Design Standards
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(Above). Allimages show examples of buildings appropriately applying approved exterior building materials.

5. Building Materials:

a. Brick, stone, architectural grade metal, fiber cement, concrete, and wood are required as
primary building materials. Stucco and EIFS shall not be used on architectural features and
pop-outs in a facade, but are allowed on recessed wall areas, walls between entrances, and
between hierarchal architectural features for no more than 25% of the facade.

Retail Design Standards
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(Left). Freestanding retail frontage uses varying parapet heights to screen mechanical and utility equipment on the roof.

(Right) Retail village with farm-style shed roofs with clerestory roof projections create voids within roof forms to discretely hide
mechanical and utility equipment

6. Screening:

a. Mechanical and utility equipment on the roofs of buildings shall be located or screened so as
not to be visible from public and private streets. Screens shall be aesthetically incorporated
into the design of the building and may include such treatments as balustrades and parapet

walls. If visible from public view, screening materials should be compatible with those of the
building.

Retail Design Standards
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Section 4. Office Design Standards

A. Purpose and Application. This section is intended to guide the development of urban office
building(s) within the Thanksgiving Station TOD. Office is an important part of creating true live-
work environment by transit and is envisioned for a prominent corner within the TOD neighborhood.
Reference imagery contained in this section is emblematic of farm/agrarian industrial, contemporary
farm/agrarian industrial, and contemporary architectural style and character. This style and character
should influence the design of office development within Thanksgiving Station and presents the
potential to create a distinct visual gateway into the neighborhood from the transit station.

B. Architectural Standards
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(Left). Office building utilizes larger clear glass on base and smaller windows on the upper floors. (Right). Building
compositionally consists of two architectural treatments to create the appearance of two smaller buildings. A portion of the
building is predominantly all glass with horizontal metal panels and spandrel glass juxtaposed alongside a more solid facade
with punched openings.

1. Street Facades.

a. Thefacade facing the street frontage shall include large clear glass windows on the street
level and smaller windows may be allowed on the upper floors. Opaque, heavily tinted, or
reflective glass should not be used on the first floor of a building facing the street. When glass
is tinted, it should allow for a minimum 60 percent light to pass through the windows into the
building.

b. Buildings fronting a street shall provide glass at a minimum of 30 percent of the facade area
on the first floor facing the street. Where a building is located on a corner lot, a minimum of
30 percent of each facade facing the street on the first floor shall consist of glass.

Office Design Standards
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(Left). Building uses a central recessed element to create articulation in the facade combined with more glass, awning, and
signage to identify building entrance. (Right). Increase fenestration, material changes, and a projecting trellis structure creates
a portal to highlight the building entrance and provides articulation in the building facade.

2. Architectural Features:

a. Buildings shall have hierarchal massing at building entrances. Building entrances shall
include at least one of the following features:

i. roof tower feature;

ii. pitched roof feature;

iii. parapet extensions or height variation;

iv. articulation in the facade; and

v. other comparable features as approved by the ARC.
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(Left). Glass is used to contrast more solid facade planes, create feature elements compositionally that illuminate differently at
night, and to bring focus to primary building entries. (Right). Rooftop step back creates movement in the roofline of the building.

b. The hierarchal architectural features at building entrances shall include at least two of the
following features:

i. differing exterior material types;
ii. awnings or canopies;

Office Design Standards
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iii. decorative lighting; and
iv. increased amount of glass.

c. When applicable and/or grade changes allow, through-lobbies should be considered to
connect internal courtyards to streets.

(Top Left) Office design included covered walkways made with perforated metal screens to reduce solar heat gain from the
southern exposure. (Top Right). The unique form of the building gives the impression a ‘shed’ structure floating over a glass
box, with vertical circulation (elevator and stair tower) being celebrated with a mural as well as breaking down the horizontal
scale of the building. (Bottom) Office building with a flat roof line utilizes vertical fins, cantilevered upper floors, recessed wall
areas, and angled facades to create facade articulations and visual interest.

d. An office building facade shall include at least three of the following features:

i. awnings or canopies;

ii. covered walkways;

iii. decorative lighting;

iv. string course;

v. spandrel glass or curtain wall systems;

Office Design Standards
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vi. fins, louvers, or other shade devices;

vii. angled, cantilevered, curved building forms;

viii.projecting and/or recessed building elements;

ix. wainscot of a minimum 30 inches in height except for under windows; and
X. other comparable architectural features as approved by the ARC.

(Left) Office utilizes distinct fenestration patterning on the upper floor, recessed base, and enhanced glazing at the entry that

connects to a rooftop amenity to create building articulation. (Right). Building composition includes several changes in facade
plane creating movement and depth while emphasizing the corner condition.

3. Massing:

a. Buildings shall be designed as three-dimensional forms with articulation in each facade.
Facade articulations are typically included at building entrances and hierarchal building
features to break up long sections of wall area.

b. Buildings shall be designed so that a single building frontage does not exceed 200 feet
without a change in plane of at least 2 feet deep and 15 feet wide.

c. Office buildings may have flat roof lines with architectural variations occurring through other
means as required by this section.

d. Sites that have changes in grade should integrate the grade change into the design of the
building. The building and its foundation may be used as a method of retaining grade.
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(Left) In addition to holding a perimeter street, office building actively engages a central plaza. (Right). Office building
frames an active courtyard space with a covered walkway that links the lobby directly to an adjacent parking facility.

4. Building Entrances:

a. Public entrances shall be developed on all new buildings to face streets. Entrances are
optional along Executive Parkway and Ashton Boulevard to prioritize internal streets to
promote better connectivity within the broader development and associated parking areas.

b. Where a building(s) orients around a courtyard or plaza space, through lobbies are
encouraged to create secondary entrances and facilitate better connectivity between open
space amenities and streets.

(Left) Darker material palette consists of architectural grade metal panel and glass with two recessed elements, one to highlight
the lobby entrance and the other to highlight a rooftop deck. (Right). Lighter material palette consisting of brick, wood
metal, and regular window pattern. A building recess provides a common outdoor balcony on each floor, breaking up the
buildings massing to create smaller facade elements and creates movement in the roofline.

5. Building Materials:

a. Brick, stone, architectural grade metal, fiber cement, spandrel or curtainwall glass, wood, or
luxury EIFS are required for primary exterior building materials.

b. Stucco and split face CMU may be used as a secondary material only. These materials shall not
be used on main architectural features.

Office Design Standards
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¢. Luxury EIFS and architectural grade metal should not be used on the ground floor of a
building near entries or heavily trafficked pedestrian areas.

(Above) Mechanical and utility equipment is screened behind tall parapet walls with materials and colors designed to blend into
the overall buildings design and composition.

6. Screening:

a. Mechanical and utility equipment on the roofs of buildings shall be located or screened so as
not to be visible from public and private streets. Screens shall be aesthetically incorporated
into the design of the building and may include such treatments as balustrades and parapet
walls. If visible from public view, screening materials should be compatible with those of the
building.
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Section 5. Parking Structure Design Standards

A. Purpose and Application. Parking structures allow for the consolidation of parking in order to
shape a more pedestrian-oriented experience within a TOD. This section is intended to guide the
development of freestanding parking garages that expose edges to a street versus being lined by
another land use. Parking structures when treated like a building or artfully screened have the ability
to be integrated into urban environments in a manner that can enhance the human experience.
Reference imagery contained in this section is emblematic of the type of treatments that should be
explored to treat exposed parking garage edges within the TOD.

B. Architectural Standards
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(Left) Ground floor retail use in the base of the parking structure would follow the Retail Design Standards in the document.
(Right). Example of a liner condition on a parking garage and the intent of limiting the parking structure from project no more
than one floor above the liner building, which factors in the appearance of a step back to the building on the upper floor.

1. Street Facades.

a. Above grade parking structures shall incorporate liner buildings, or liner, with active uses (i.e.
residential, office, and/or retail land uses). For residential buildings, where parking serves
predominantly residential uses, a liner is required on all sides of an above grade garage facing
a street, paseo, or park. For shared office/residential parking structures, liner is required on at
least two sides at a height no less than one story, or 10 feet, below the top surface level
of parking structure. Example, if a parking structure parks on the roof at level 7, the roof of
a liner residential building would need to be at level 6, which is equivalent to a 5-story liner
building.

b. When two sides of a parking garage are exposed, facade treatments should screen while
allowing for natural ventilation, to the extent possible.

c. Liner buildings shall utilize the appropriate combination, as applicable, of architectural
standards from this section. For example, ground floor retail frontages shall meet the Retail Design
Standards and upper floors for residential uses shall meet the Multi-family Design Standards.

Parking Structure Design Standards
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(Top 2 Images) Example of when a parking structure is treated artful it can be a terminus or focal point contributing to the
overall placemaking experience. (Bottom 3 Images). Parking structure was designed in a manner that integrates with the
mixed use campus that it serves utilizing the elevator and stair to create a tower feature and opportunity for signage and
branding.

2. Architectural Features (Exposed Parking Structure):
a. Design shall clearly identify lobbies and entrances not associated with liner buildings or uses.

b. Parking structure pedestrian and vehicular entrances and/or access points should consider
the following features to improve access and wayfinding:

Parking Structure Design Standards
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i. differing exterior material types;

ii. awnings or canopies;

iii. decorative or enhanced lighting; and

iv. increased amount of glass, as applicable.

c. Street-oriented parking structure facades should conceal or effectively reduce the impact of
parked cars and light sources from the exterior view for the full height of the structure.

(Left) Example of exposed parking structure in pedetrian-oriented urban neighborhood that utilizes a series of decorative panels,
feature walls, and changes in facade plane to create a visually attrative parking structure. (Right). Parking structure facade is
organized compositionally like a building with a distinct base, fenestrations, and a series of features walls of varying materials,
one of which was use for signage.

d. A parking structure facade shall include screening elements for at least 30 percent of exposed
parking structure, designed to coordinate or compliment the design of liner buildings and/or
associated buildings. Parking structure facades shall include at least one or a combination of
the following screening elements, as appropriate:

i. patterned and/or dimensional metal perforated screens;

ii. decorative concrete panels;

iii. awnings or canopies;

iv. feature walls with punched opening and/or murals;

v. spandrel glass or curtain wall systems;

vi. fins, louvers, or other shade devices;

vii. plant materials (vines, etc.); and

viii. other comparable architectural features as approved by the ARC.

Parking Structure Design Standards
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(All Above Images) Examples of exposed parking structure using appropriate materials.
3. Building Materials:
a. Brick, stone, architectural textured concrete, architectural grade metal, perforated metal

panels, fiber cement, spandrel or curtainwall glass, plant materials, and wood shall be used for
exterior parking structure materials.

Parking Structure Design Standards
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Section 6. Urban Design Standards

A. Public Spaces and Places. The public spaces and places network is comprised of a variety
of public spaces and places, of different sizes and scales, connected to each other by highly
pedestrianized streets, trails, and pedestrian walkways.

Each park, plaza, or promenade has a distinct character and function within the overall network and
are intended to be enjoyed at various times of the day and week by residents, employees, and visitors
alike. Each space should be intentionally designed to provide a unique experience and program
elements intended to allow people to gather, play, stroll, relax, dine, and shop.

1.

The Urban Promenade.

The Urban promenade will be a linear park/promenade that links the Lehi Front Runner station,
new development, Thanksgiving Point, and existing office development to one-another. This
should be designed in a manner that allows for a variety of low-speed, personal mobility
options (pedestrians, bicycles, e-scooters, etc.) to co-exist in an off-street environment.

. The Central Green.

The Central Green will provide a mix of both soft and hardscape environments that allows for a
variety of programmed and non-programmed events to take place. This should be designed in
a manner that promote its use by residents, employees, visitors, and the greater Lehi
Community.

. The Plaza.

The Plaza will be the heart of the TOD for generations to come. Designed as primarily a
hardscape urban plaza, this will be where the Christmas tree is lit, farmers markets and art fairs
are held, families bring relatives, and the community comes together. This will include the
highest concentration of neighborhood retail, restaurants, and active ground floor uses both
adjacent to and within the piazza.

Streetscape. Streetscape design will establish the overall character of the TOD creating rhythm
and visual impact and highlighting areas of significance. Because there will be multiple users in the
TOD, the streetscape and open spaces are intended to provide a common thread that ties all the
various land uses and user groups together. Common materiality, furnishings, and wayfinding helps
visitors understand they are within the Thanksgiving Station TOD.

A hierarchy of Streetscape design varies based upon specific street functions. Due to the mixed-use
nature of the project, mixing uses vertically and horizontally, streets are classed not on specific uses
on them, but on the role each street will play in the development and how the streets will interact
with each other. The street network forms a coordinated whole, where each is different but carries
common threads that create a unified development.

Urban Design Standards
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Water Dedication Conditions — Utah Transit Authority Property
Thanksgiving Point Area Plan

03/02/2023

Water dedications will be provided, in the required amounts, at Area Plan recording for all 1,800
multifamily residential units not located on the parcel currently owned by the Utah Transit Authority
("UTA"). Water dedication for all 200 multifamily residential units to be located on the UTA parcel shall
be required prior to site plan approval by the Planning Commission for any portion of the UTA property.
All water dedications for existing developed property in the area have been satisfied.
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Chapter 28 Resort Community Zone

CHAPTER 28

RESORT COMMUNITY ZONE (RC)
(Amended 09/11/18; 08/09/22)

Section 28.010.
Section 28.020.
Section 28.030.
Section 28.040.
Section 28.050.
Section 28.060.

Purpose and Intent.

Resort Description.

Minimum Eligibility Requirements.
Allowed Uses.

Public Support Requirements.
Procedures for Establishment of a
Resort Community Zone.
Development Standards.
Residential Design Standards.
Development Approvals and Per-
mits.

Hospitality Incentives.

Inspection and Occupancy.
Variations from Development Code
and Design Standards.

Section 28.070.
Section 28.080.
Section 28.090.

Section 28.100.
Section 28.110.
Section 28.120.

Section 28.010. Purpose and Intent.

The intent of the Resort Community Zone and this
Chapter is to recognize and provide for the orderly de-
velopment of certain properties as a tourist, convention,
hospitality, business, and gathering destination and to
provide for the implementation of the Lehi City Gen-
eral Plan. Furthermore, this ordinance and the stand-
ards for development contained herein are intended
specifically to accomplish the following:

A.  Recognize and promote the potential of Lehi
City as the premier destination community in Utah and
the Western States, with its strategic locale centralized
among major population centers, public transit, and
interstate transportation ways.

B.  Recognize the uniqueness of Lehi’s position in:
Utah’s technology sector, family-oriented tourist desti-
nation, and proximity to public transit. Encourage the
development and operation of facilities catering to tour-
ists, businesses, employees, local families, and conven-
tion/group-related events which will ultimately bring all
levels of consumers to the City.

C.  Capture previously unreachable tax revenues by
providing an incentive for business owners, new resi-
dents, and retail operators from outside the state to lo-
cate in the new destination community of Lehi City.

D.  Accommodate the mixed and progressive devel-
opment of land, facilities, and buildings that inter-
mingle various uses while maintaining a harmonious
relationship, and while protecting the health, safety, and

Adopted 08/08/01

long-term welfare of the community.

E.  Enhance local property values by creating a
property use zone that is completely unique to the State
and surrounding states, and that attracts world-class
business operators.

F.  Support public service entities such as Police
and Fire Departments by dedicating land or utilizing
certain space within the Resort Community Zone at no
cost to the City.

G.  Allow the City to more quickly realize retail tax
revenues by providing for the timely development of
the resort property through an expedited approval and
permit process of individual projects.

H.  Allow the City to encourage and facilitate more
detailed and specific planning and analysis for certain
areas of the City.

I Establish provisions and requirements which en-
able the City to address unique areas of the City or
where other characteristics exist that warrant a compre-
hensive set of land use policies and standards which
will encourage an efficient and imaginative develop-
ment pattern.

An application for approval of a Resort Community
Zone is a request by the applicant for additional flexi-
bility beyond that allowed by the traditional zones
within the City. Itis the sole responsibility and burden
of the applicant to convince the Planning Commission
and City Council that the proposed Resort Community
Zone is preferable to traditional zoning. Approval for
use of the Resort Community Zone lies at the discre-
tion of the City Council.

Section 28.020. Resort Descriptions.

A Resort Community Zone may include a cohesive and
complimentary mixture of land uses, including com-
mercial, residential, recreational, and/or business park.
A Resort Community Zone shall largely include facili-
ties and venues that have a destination orientation,
commercial uses and residential projects that encourage
use by tourists and visitors from outside the City as
well as residents and employees that live and work in
the Resort Area. Uses should focus on services for tour-
ists, visitors, and the local community.

A unifying design and operating theme should unite the
varied and mixed uses. Development should promote
creative property configuration with usable public and
private recreation areas, parks, pedestrian areas, and
open space.

Lehi City Development Code
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Chapter 28 Resort Community Zone

Section 28.030. Minimum Eligibility Require-
ments.
A property that is eligible for establishment as a Resort
Community Zone must meet the following require-
ments:

A.  The property must include a minimum area of
seven hundred (700) contiguous acres.

B.  Forty-five (45%) of the property shall be used
for facilities and venues that are considered tourist,
hospitality, or resort destinations. 35% of the property
may be used as non-resort commercial. 20% of the
property may be used as residential (residential uses not
to exceed 20% of total property by acreage) as defined
in an approved Area Plan.

Definitions:

Residential — Residential is a parcel used for perma-
nent dwelling. Residential designation includes pri-
vate roads, single family residences, multifamily
dwellings, condominiums, apartments, townhomes,
etc.

Commercial — Commercial uses shall be parcels
whose use includes commercial office, convenience
stores, and non-food service retail uses.

Resort — Resort uses are parcels used for hospitality
and tourism. Hospitality is defined as the reception,
housing and entertainment of visitors or guests. The
following uses may be considered: hospitality, food
service, convenience stores, educational, entertain-
ment, parks, golf course, civic uses, and museums.

C.  The property in a Resort Community Zone is
considered highly dependent upon traffic and visitors
from outside the City and shall be located in the 1-15
corridor, being immediately adjacent to the Interstate or
adjacent to a major arterial transportation corridor. If
the arterial corridor is not an existing corridor, the de-
veloper of the proposed Resort Community Zone shall
be responsible for the construction of the corridor.

Section 28.040. Allowed Uses.

Each requested use must be authorized through an Area
Plan that has been approved and adopted by the City
Council pursuant to the provisions of Chapter 15, Area
Plans, of this Code. Proposed uses will be reviewed for
compatibility within the Resort Community Zone as
well as compatibility with allowed uses in adjacent
zones.

Section 28.050. Public Support Requirements
The large scale and public nature of a Resort Commu-
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nity Zone requires the specialized support of various
public services. As part of the approval process, the
City may require the property owners to make certain
allowances within the Resort Community Zone proper-
ty for public facilities and public support operations as
follows:

A.  Fire/EMS Sub-station. One half (1/2) acre of
property shall be dedicated to the City, if deemed nec-
essary by Lehi City, without cost whereon a Fire Sub-
station may be constructed and operated by the City.

B. Police Sub-station. A facility or space within
a facility shall be provided to the City, if deemed nec-
essary by Lehi City, without cost wherein a Police Sub-
station may be operated.

Section 28.060. Procedures for Establishment
of Resort Community Zone. (Amended 07/28/09)

A.  General Plan Amendment. All areas proposed
for development as a Resort Community Zone shall
require a General Plan Amendment in accordance with
Chapter 4, Amendments, of this Code.

B.  Master Development Concept Plan. Concurrent

with any request to amend the Land Use Element of the
General Plan to a Resort Community designation, a
Master Development Concept Plan shall be submitted.
A Master Development Concept Plan must be reviewed
by the City Council, following Planning Commission
and Reviewing Departments’ evaluation, prior to prop-
erty being designated as a Resort Community Land
Use.

1. The Master Development Concept Plan gives
the applicant, Reviewing Departments, Planning
Commission, and City Council an opportunity to
discuss the development prior to the General Plan
land use being established and prior to the prepara-
tion of a more detailed Area Plan. The applicant
can use the Master Development Concept Plan
meetings to ask questions and receive direction on
project layout, as well as discuss the procedure for
approval, specifications and requirements for lay-
out of streets, drainage, water, sewerage, fire pro-
tection, mitigation of environmental impacts, and
similar matters, and the availability of existing ser-
vices.

2. The Master Development Concept Plan shall
cover the entire area proposed as a RC Zone and
shall identify in general terms the following:

(a) proposed land uses.
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(b) overall layout and locations of uses in-
cluding potential civic/religious uses.

(c) major infrastructure improvements that
may be necessary.

(d) proposed site-planning standards includ-
ing architecture and materials of buildings.
(e) park areas, open space areas, trails and
other community amenities.

(f) proposed landscaping, buffering, and
transitioning treatments.

(9) location of any critical lands.

(h) all other issues that must be addressed to
allow a thorough informed review by the Re-
viewing Departments, Planning Commission,
and City Council of the proposed Master De-
velopment Concept Plan.

3. To accommodate requests for changes to the
Master Development Concept Plan, the City may
allow the Master Development Concept Plan to be
amended. Amendments shall follow the same re-
quirements for initial review of a Master Devel-
opment Concept Plan including review by the Re-
viewing Departments, Planning Commission, and
City Council.

4. A Master Development Concept Plan shall be
effective for a period of two years from the date
that the Master Development Concept Plan is re-
viewed by the City Council, at the end of which
time an application for a Zoning Map amendment
and Area Plan shall have been submitted and under
review by the City. If an application for Area Plan
approval in conjunction with an application for a
Zoning Map Amendment to the Resort Community
Zone has not been filed within the two year period,
the Master Development Concept Plan shall be
void. The City Council may grant an extension of
the Concept Plan according to the provisions of
Section 10.120.

5. Properties designated as a Resort Community
Land Use for which the Master Development Con-
cept Plan has become void shall require the appli-
cant to submit a new Master Development Concept
Plan for review subject to the then existing provi-
sions of this Code and General Plan.

C.  Zoning Map Amendment and Area Plan. Fol-
lowing approval of a General Plan Amendment and
review of a Master Development Concept Plan by the
City Council, the applicant may prepare a Zoning Map
Amendment and an Area Plan pursuant to the provi-
sions of Chapter 4 and Chapter 15 of this Code. The
establishment of a Resort Community Zone requires
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the City Council to review, approve, and adopt an Area
Plan for those properties proposed for a Resort Com-
munity Zone, following receipt of a Reviewing De-
partments and Planning Commission recommendation,
prior to approval and adoption of an Area Plan, the Re-
viewing Departments, Planning Commission, and City
Council shall verify that the Resort development fol-
lows the general layout of the Master Development
Concept Plan. The Area Plan must comply as closely
as possible with the Master Development Concept Plan
and shall cover the entire Resort Community Zone.

D.  Effectof AreaPlan Approval. If aproposed Ar-
ea Plan is adopted by the City pursuant to Chapter 15 of
this Code, all permits, licenses, and development must
comply with the adopted Area Plan. Additionally, de-
velopers and builders must comply with the Lehi City
General Plan, the Lehi City Development Code, and all
other codes and ordinances of the City unless modified
by the adopted Area Plan.

Section 28.070. Development Standards.
Where a Resort Community Zone proposes a mix of
recreational and commercial or business park uses, the
following development standards shall apply in addi-
tion to any other commercial development standards
and TOD standards contained in this Code or the De-
sign Standards and Public Improvement Specifications
Manual, unless modified through an approved Area
Plan:

A.  Building Design. The proposed structures shall
be complimentary to the surrounding architecture in
terms of scale, massing, and exterior materials. Build-
ings adjacent to single family detached units shall be
limited to 2 stories or 38 feet.

B.  Parking. Large expanses of asphalt shall be re-
duced and broken into smaller parking areas through
the use of parking lot landscaping. Parking lots shall
include ample landscaping to buffer cars from neigh-
boring properties including the use of berms and land-
scaped islands (see Section 12.090(C).

C.  Accessand Traffic. Adequate vehicular and pe-
destrian access must be provided. A traffic impact
study shall be required as part of the Area Plan, in order
to project auto and truck traffic generated by the uses
proposed.

D. Roof Design. Roof design may be further de-
fined as part of an approved Area Plan.

E.  Materials. New buildings shall blend with the
materials of surrounding buildings. Building materials
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may be further defined as part of an approved Area
Plan.

F.  Signage. Signage of buildings shall be part of a
coordinated signage system for the entire Resort devel-
opment. Signage shall help unify the development and
provide a positive image. Natural materials such as
wood, stone, rock and metal with external illumination
shall be used. The size and location of signage shall
conform to the requirements and design guidelines of
Chapter 23, Signs, of this Code.

G.  Lighting. Outdoor lighting shall be screened by
shields or hoods to prevent glare onto adjacent proper-
ties. The intensity of large fixtures shall be reduced by
utilizing a larger number of smaller light poles of
twelve (12) to eighteen (18) feet. Incandescent lights
shall be used in smaller pedestrian spaces where quality
light is especially important.

Section 28.080. Residential Design Standards.
The following design standards shall apply to any resi-
dential developments within a RC Zone including any
defined sub-area or pod, or any residential project or
development or any portion of a residential project or
development. These standards are considered as mini-
mum requirements for residential areas.

A.  Single Family Design Standards. For all single
family detached units, the following standards shall

apply:

1. Product Mix. Single family detached areas
shall provide a variety of home styles to ensure a
diverse and interesting street scene. Neighbor-
hoods that have nearly identical homes and streets
without variation in product placement and form
are not allowed. In order to ensure that the neigh-
borhood is non-repetitive, the same home elevation
or homes with the same color scheme shall not be
built on adjacent lots on the same street or on lots
directly or diagonally across the street from one
another.

2. Corner Lots. Attention should be paid to cor-
ner lots. At least one home plan per neighborhood
shall be designed specifically for corner home
sites. This home plan is required to include wrap-
around architecture to provide visual interest on
both the front and corner side yard of the home,
and the ability to turn the garage for side entry. An
example would be continuing a full-wrap of mate-
rial accent onto the side facade, adding a wrapa-
round porch, or facing the home on a diagonal to-
wards the intersection.
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3. Garages. The home and front yard rather than
the garage shall be the primary emphasis of the
front elevation. The garage shall not extend for-
ward of the main architecture of the home. The
use of side load/swing-in type garages is highly
encouraged.

4. Wall Variations. Each exterior wall of the
home shall have architectural variations. At least
four (4) or more of the following architectural fea-
tures shall be incorporated into the design: a
change in building materials, building projections
measuring at least three (3) feet in depth, roof line
variations measuring at least three (3) feet in
height, awnings and lighting, or another architec-
tural variation that creates visual interest.

B.  Multi-Family Design Standards. The standards
found in Section 37.040 of this Code shall apply to all
multi-family attached residential projects, unless the
Area Plan provides alternative standards.

Section 28.090. Development Approvals and
Permits.

Following the establishment of a Resort Community
Zone, and approval and adoption of an Area Plan by the
City Council, the applicant may prepare and submit
applications for development approval including subdi-
vision and site plan approval pursuant to Chapter 11,
Application Requirements, of this Code with the excep-
tions to the review and approval procedures as noted
below. The Applicant must make a complete submittal
according to the requirements specified in Chapter 11
and the City’s current application form(s) prior to the
review of any development request by the City.

The City recognizes the importance of timely reviews
when dealing with large scale resort projects. In order
to facilitate and expedite the review process, the fol-
lowing review provisions shall apply to site plan and
subdivision applications within the Resort Community
Zone:

A. Expedited Subdivision Review Process.

1. Minor subdivisions. Subdivision review and
approval may be granted by the Zoning Adminis-
trator and Public Works Director if all of the fol-
lowing provisions apply:
(@) The subdivision includes less than ten
(10) lots.
(b) The subdivision does not require the con-
struction of any public improvements or the
dedication of any public right of way.
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The Preliminary and Final plans may be submitted
and reviewed simultaneously, and the Zoning Ad-
ministrator and Public Works Director are desig-
nated by the City Council as the officers having
authority, on behalf of the City Council, to approve
and sign the final Document(s) or plat. The lotsin
a minor subdivision can be divided by a metes and
bounds document or a plat. The Zoning Adminis-
trator or the Public Works Director may request
input from the Reviewing Departments, Planning
Commission, or City Council as deemed neces-
sary. The requirement for a public hearing and no-
ticing shall be waived for all minor subdivisions.

2. All other subdivisions shall require the City’s
standard procedures for review and approval of a
subdivision plat.

B. Expedited Site Plan Review Process.

1. Site Plans with a total valuation, including
building and all associated site improvements, less
than 20,000,000 dollars may be granted review and
approval by the Zoning Administrator and Public
Works Director. The Zoning Administrator or the
Public Works Director may request input from the
Reviewing Departments, Planning Commission, or
City Council as deemed necessary.

2. Site Plans with a total valuation, including
building and all associated improvements, greater
than 20,000,000 dollars shall follow the City’s
standard procedures for review and approval of a
site plan including approval by the Planning
Commission, following a review by the Reviewing
Departments.

C.  Subdivision and Site Plan submittals which qual-
ify for review and approval by the Zoning Administra-
tor and Public Works Director should be reviewed
within one week of the date a complete submittal is
filed with the City, and in no case shall the time to re-
view the submittal exceed two (2) weeks.

Section 28.100. Hospitality Incentives.

The universal success of the City and the private devel-
oper within the Resort Community Zone is considered
largely dependent upon the participation and use of
certain hospitality services within the Zone.

One half (1/2) of the City Innkeeper Tax from the Re-
sort Community Zone will be used to support advertis-
ing and promotional activities as mutually agreed upon
by the City Council and principal owner in the Resort

Adopted 08/08/01

Community Zone or their designees.
Section 28.110. Inspection and Occupancy.

A.  All development and construction shall be sub-
ject to inspection approval by City Building Officials.
The applicant must make a complete submittal accord-
ing to Lehi City Building Department’s building permit
submittal checklist prior to review of any building per-
mit by the City.

B.  If development exceeds the capacity of the City
Inspection Staff, independent professional inspection
services may be secured. The hiring of the independent
professional shall be the responsibility of the City and
the cost of inspection services shall be borne by the
owner(s) of the Resort. The hiring of the independent
professional shall be done in mutual agreement be-
tween the City and the owners of the resort.

C.  All development and construction shall be sub-
ject to occupancy approval by City Building Officials.

Section 28.120. Variations from Development
Code and Design Standards.

In the process of approving an Area Plan for a Resort
Community Zone, the Planning Commission may rec-
ommend, and City Council may approve variations
from applicable standards of this Code or the Lehi City
Design Standards and Public Improvements Specifica-
tions Manual if all of the following conditions are met:

A.  That the granting of the variation will not ad-
versely affect the rights of adjacent landowners or resi-
dents.

B.  That the variation desired will not adversely af-
fect the public health, safety or general welfare.

C.  Thatthe granting of the variation will not be op-
posed to the general spirit and intent of this Chapter or
the General Plan.
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THANKSGIVING POINT AREA PLAN
CULINARY WATER (Amended)

Introduction

Lehi City performed a water model analysis of the Thanksgiving Point Area. The provided
information and documents represent a water system analysis specific to the amended
Thanksgiving Point Area plan. For this analysis the following assumptions have been made:

1. Water source from connection to existing Lehi City water system

2. Future water source of Lehi City connection to Central Utah Water Conservancy District
(CWP) pipeline.

3. Tank elevation of 4762 (Sand Pit Tank)

Design Criteria

-Minimum Pipe Size 6" Pipe (Roughness Coefficient = 130)

-ERU (Capita per Unit) = 3.8

-Average Flow 100 gallons per day per person

-Peak Instantaneous Flow 400 gallons per day per person (Peaking Factor = 4)
-Peak Hourly Flow 0.8 GPM/ERU

-Storage 400 gallons per day per connection ERU

-Source 800 gallons per day per connection or ERU

-Minimum Pressure 50 psi at peak flow at Junction J8892

Summary of Results

-Design Peak Hourly Flow = 1,600 gallons per minute
-Source Required 1,111 gallons per minute
-Storage Required, Tank 800,000 gallons (2.45 ac-ft)

Peak Instantaneous flow
Minimum Pressure 50.0 psi @ Junction 8892

91



Legend

Waterline

Parcels

g

1
Wap'$ 61N
LooP WTR

Turnberry

o >
= S&
z &
z
E 2 =K
©=

S
>
%

4
Wy,

2
&
4
f\
7]
T
(=]
=]
@
§<%
£7

x
E S 7
Y
z NN
o~ fo&” ,>9/l/ [

6IN

WTR

2100

THANKSGIVING POINT

1,000 1,500

1inch = 500 feet

EXISTING CULINARY WATER SYSTEM F
92




CULINARY JUNCTION MAP

J8914
J10406

E%%‘Z%m 8328

J1032R

J8684
y 18]
A \ 190462 J9048
F 71820
46 5

J2598

J8706
J9054 J10€12 48692
336

J2600
é

1an7a
Jo084 {J9078 J8708

EPANET 2

93


Tony
Typewritten Text
CULINARY JUNCTION MAP


CULINARY PIPES MAP

P1971
3610

6080
P1967
P19
3605
P10k1.
o P1953
4216 P194
P1759p
P1763 P 761 3308 3596
P176
2233

P38 2;257 584697t4690P1 31 P17

P1327, P194eSa

P1325 3590 P 937

2616
P132]184 P1319 Pis
P1931

P1881

36,
P725 1648
13 1363

828

EPANET 2

94


Tony
Typewritten Text
CULINARY PIPES MAP


CULINARY SYSTEM PRESSURE TABLE

Node ID Elevation Base Demand Pressure
(ft) (gpm) (psi)

Junc J10014 4611.45 0.00 62.51
JuncJ10216 4552.17 0.00 90.76
Junc J10220 4552.17 0.00 90.76
Junc J10326 4595.14 0.00 67.71
Junc J10342 4566.76 0.00 80.01
Junc J10406 4580.05 0.00 75.57
Junc J10410 4570.01 0.00 80.19
JuncJ10414 4568.47 1.42 81.09
Junc J10442 4547.24 0.04 91.17
JuncJ1304 4524.67 0.44 103
Junc J1308 4526.71 2.50 102.12
JuncJ1312 4550.13 0.00 90.33
JuncJ1314 4549.57 0.68 90.57
JuncJ1316 4508.23 1.50 108.23
JuncJ1322 4559.02 0.00 85.34
JuncJ1732 4568.18 0.00 81.23
Junc J1736 4583.10 1.19 74.66
Junc J1892 4548.98 0.00 90.08
Junc J1894 4548.95 0.00 90.09
Junc J1918 4623.52 0.00 57.06
Junc J1938 4563.12 0.00 83.89
Junc J1942 4580.09 0.82 75.52
Junc J1950 4572.87 0.00 79.57
Junc J2030 4556.00 0.00 86.68
Junc J2034 4550.85 0.00 89.57
Junc J2160 4531.10 0.27 99.27
JuncJ2222 4573.10 0.00 77.26
Junc J2252 4561.78 0.00 83.77
Junc J2524 4566.01 25.41 81.98
Junc J2534 4606.92 4.98 64.37
Junc J2538 4567.26 0.00 81.4
Junc J2598 4544.85 0.00 94.39
Junc J2600 4522.41 0.00 104.43
Junc J2878 4568.73 2.54 80.66
Junc J2882 4562.40 0.17 83.49
Junc J2916 4562.86 1.65 83.63
Junc J3086 4568.64 0.29 80.7
JuncJ3324 4524.41 0.00 102.23
JuncJ3328 4518.11 0.37 104.96
Junc J3330 4525.75 0.82 101.6
JuncJ3332 4524.48 0.00 102.21
Junc J3334 4539.86 1.19 95.74
JuncJ3916 4524.87 0.10 103.02

95

Node ID  Elevation ase Deman Pressure
(ft) (gpm) (psi)
Junc J6518 4574.08 0.00 78.43
Junc J6520 4590.85 1.07 71.68
Junc J6524 4567.19 0.00 81.91
Junc J6528 4567.59 0.00 815
Junc J6532 4552.43 0.00 88.07
Junc J6534 4566.04 0.00 81.92
JuncJ718 4552.30 0.00 90.69
Junc J8316 4581.96 0.14 75
Junc J8320 4578.87 0.00 76.34
Junc J8322 4587.11 0.00 72.77
Junc J8324 4568.04 1.23 81.05
Junc J8328 4591.73 7.32 70.75
Junc J8332 4577.59 0.00 76.99
Junc J8336 4575.10 0.84 78.06
Junc J8338 4565.75 0.00 82.05
Junc J8342 4584.55 0.00 74.01
Junc J8344 4585.24 0.00 73.72
Junc J8346 4569.68 0.00 80.38
Junc J8680 4599.05 0.00 66.02
Junc J8684 4594.00 0.00 68.21
Junc J8688 4583.04 0.00 72.95
Junc J8692 4573.75 0.00 76.98
Junc J8706 4574.38 0.00 76.71
Junc J8708 4568.60 0.00 79.22
Junc J8710 4599.97 0.00 68.24
Junc 18724 4608.50 0.00 64.31
Junc J8726 4603.35 0.00 66.68
Junc J8732 4600.30 0.03 68.09
Junc J8734 4609.71 0.00 63.76
Junc J8736 4569.09 0.00 81.36
Junc J8738 4589.07 0.02 72.71
Junc J8864 4611.68 0.00 62.87
Junc J8866 4610.70 0.00 63.32
Junc J8870 4615.32 0.00 61.19
Junc J8872 4615.16 0.00 61.26
Junc J8876 4614.57 0.00 61.53
Junc J8878 4614.50 0.00 61.56
Junc 8882 4607.22 0.00 64.29
Junc J8886 4615.52 0.00 60.9
Junc J8888 4638.58 0.00 50.42
Junc J8892 4640.68 0.00 49.42
Junc J8906 4636.02 0.00 51.53
JuncJ8914 4580.54 0.00 75.33
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Junc J3936
Junc J3938
Junc J3940
Junc J3942
Junc J3944
Junc J4604
Junc J4610
Junc J4614
Junc J4618
Junc J4620
Junc J4622
Junc J4626
Junc J4628
Junc J4630
Junc J5008
Junc J5010
Junc J5012
Junc J5016
Junc J5020
Junc J5022
Junc J5028
Junc J5032
Junc J5036
Junc J5040
Junc J5042
Junc J5044
Junc J5046
Junc J5048
Junc J5050
Junc J5052
Junc J590
Junc J592
Junc J594
Junc J596
Junc J598
Junc J640
Junc J642
Junc J6488
Junc J6490
Junc J6492
Junc J6494
Junc J6498
Junc J6500
Junc J6502
Junc J6508
Junc J6512
Junc J6516

4531.43
4524.80
4536.84
4541.24
4531.30
4535.89
4540.06
4540.45
4536.88
4524.87
4524.80
4528.38
4536.29
4548.52
4528.51
4499.31
4548.52
4533.73
4516.63
4520.01
4538.65
4539.14
4525.72
4546.46
4543.64
4549.11
4530.61
4531.92
4525.46
4530.61
4553.31
4607.94
4607.91
4607.91
4607.94
4584.42
4584.38
4566.83
4566.70
4566.86
4566.86
4614.57
4558.60
4552.89
4554.89
4559.38
4616.60

2.18
0.92
1.50
1.03
1.23
1.16
0.94
0.70
2.02
0.29
5.14
0.34
1.94
0.13
0.50
0.04
0.31
0.90
0.60
1.04
3.26
1.98
0.12
1.42
0.00
0.00
2.37
1.44
0.53
1.94
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
1.54
0.00
0.00
0.00
288.00
0.48
2.01
0.00
0.00

100.2
103.06
96.79
94.95
99.19
98.24
96.34
95.81
96.77
101.92
101.95
100.45
96.88
91.38
99.45
112.11
91.38
97.22
104.59
103.12
95.02
94.84
100.66
92.31
92.8
90.25
98.54
97.98
100.77
98.54
87.64
63.9
63.91
63.91
63.9
74.06
74.07
82.06
82.12
82.05
82.05
61.42
85.62
87.9
86.92
84.86
60.54
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Junc J8932
Junc J8968
Junc J8978
Junc J8982
Junc J8986
Junc J8990
Junc J8994
Junc J8998
Junc J9006
Junc J9012
Junc J9016
JuncJ9020
Junc J9022
Junc J9026
Junc J9032
Junc J9036
Junc J9038
Junc J9042
Junc J9044
Junc J9046
Junc J9048
Junc J9054
Junc J9058
Junc J9062
Junc J9076
Junc J9078
Junc J9084
JuncJ9330
Junc J9424
Junc J9426
Junc J9556
Junc 9648
Junc J980
Junc J9966
Junc J9970
Junc 335

Junc 336

4637.14
4631.10
4629.66
4556.04
4556.10
4559.78
4559.71
4559.71
4577.20
4576.54
4577.17
4562.11
4554.59
4563.48
4547.51
4547.90
4547.64
4549.67
4554.66
4554.23
4555.81
4558.07
4547.57
4598.39
4558.53
4556.92
4553.87
4558.96
4550.92
4548.72
4614.93
4614.24
4545.01
4581.99
4587.11
4564.00
4566.00

1.39
3.49
0.78
2.15
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
32.00
1.04
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.04
0.00
0.00
0.00
0.00
0.97
0.00
0.00
0.00
0.00
0.00
0.00
1.81
1.03
0.00

51.07
53.73
54.36
86.51
86.48
84.89
84.91
84.91
77.85
78.14
77.87
85.71
89.43
85.08
91.85
91.41
91.56
91.12
89.36
89.55
84.75
83.77

91.6
68.98
83.57
84.27
85.58
85.05
89.54
90.54

61.1
61.38
92.93
74.99
72.77

81.2
80.34



THANKSGIVING POINT AREA PLAN

Pressure Irrigation (Amended)
Introduction
Lehi City performed a water model analysis of the Thanksgiving Point Area. The provided
information and documents represent a Pressure Irrigation system analysis specific to the
amended Thanksgiving Point Area plan amendment. For this analysis the following assumptions

have been made:

1. Water source from connection to existing Lehi City Pressure Irrigation system.
2. Pond elevation of 4750 (Sand Pit Reservoir)

Design Criteria

-Minimum Pipe Size: 8" Pipe (Roughness Coefficient = 130)

-Average Daily Flow: 3.5 gallons per minute per acre

-Peak Hourly Flow: 7 gallons per minute per acre (Peaking Factor = 2)
-Fire Flow: 1500 gallons per minute

-Storage: 5040 gallons per acre

-Source: 3.5 gallons per minute per acre

-Minimum Pressure: 50 psi at peak flow, 20 psi at peak flow with fire flow .

Summary of Results

-Design Peak Hourly Flow: 2729 gallons per minute

-Source Required: 70 gallons per minute

-Storage Required: Tank 105,840 gallons + 180,000 gallons fire storage = 258,840 gallons (0.88
ac-ft)

Model: Peak Hourly with 1500 GPM Fire Flow
Minimum Pressure 43.6 psi at JuncJ13782

Notes

1: All other areas outside the amendment descriptions to remain as currently defined
with the original area plan. Some areas such as the North American Museum of Ancient Life
(NAMAL) were defined with the approval of the individual building.
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PRESSURE IRRIGATION PIPES
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Pl Nodes

Node ID Elevation Demand Pressure Node ID Elevation Demand Pressure

(ft) (gpm) (psi) Junc J2370 4541.7 1.6 83.0

Junc J12688 4587.4 16.5 65.0 Junc J2372 4541.5 1.6 83.1
Junc J13056 4574.1 2.6 713 Junc J2374 4534.9 1.4 85.9
Junc J13058 4573.9 0.0 71.4 Junc J2376 4534.5 0.0 86.1
Junc J13060 4578.9 1.6 69.2 Junc J2964 4551.5 0.0 79.5
Junc J13064 4566.1 4.6 74.7 Junc J2966 4550.9 0.0 79.8
Junc J13066 4566.5 0.0 74.6 Junc J2968 4548.3 0.0 80.5
Junc J13068 4589.1 14 64.8 Junc J2970 4547.9 0.0 80.7
Junc J13070 4588.5 2.3 65.1 Junc J2972 4550.4 0.0 79.8
Junc J13072 4584.8 4.1 66.6 Junc J2974 4549.8 0.0 80.1
Junc J13074 4591.6 4.0 63.8 Junc J3222 4559.7 0.0 75.2
Junc J13076 4575.5 4.0 70.6 JuncJ3224 4561.0 0.0 74.7
Junc J13078 4575.2 0.7 70.7 Junc J3324 4572.7 7.8 72.1
Junc J13080 4555.2 12.7 78.6 JuncJ3326 4572.8 0.0 72.1
Junc J13082 4555.1 0.0 78.6 Junc J3350 4557.0 1.3 77.2
Junc J13084 4553.7 0.0 79.1 Junc J3352 4556.3 0.0 77.5
Junc J13086 4553.5 5.8 79.2 Junc J3368 4588.9 0.0 64.2
Junc J13088 4553.3 0.0 79.2 Junc J3370 4589.0 0.0 64.2
Junc J13090 4551.1 0.0 80.3 Junc J3562 4543.0 2.8 80.5
Junc J13092 4554.6 0.0 78.8 Junc J3564 4542.3 0.0 80.8
Junc J13094 4552.1 7.4 79.9 Junc J3790 4564.5 5.8 75.2
Junc J13568 4587.5 0.0 65.3 Junc J3792 4564.3 26.5 75.3
Junc J13570 4588.4 0.0 64.9 Junc J3794 4565.9 0.0 74.6
Junc J13572 4593.0 0.0 62.8 Junc J3796 4566.1 0.0 74.5
Junc J13574 4593.7 0.0 62.5 Junc J3798 4566.3 0.0 74.4
Junc J13576 4577.5 0.0 70.0 Junc J3800 4565.2 0.0 74.9
Junc J13578 4576.8 0.0 70.3 Junc J3818 4564.0 0.0 75.6
Junc J13580 4574.2 0.0 71.5 Junc J3820 4564.3 0.0 75.4
Junc J13582 4568.6 0.0 71.6 Junc J3822 4564.8 0.0 75.2
Junc J13584 4599.8 0.0 59.6 Junc J3824 4567.7 2.8 73.9
Junc J13586 4582.9 0.0 67.4 Junc J3826 4567.3 5.2 74.2
Junc J13588 4568.6 0.0 71.5 Junc J3828 4565.9 49 74.7
Junc J13620 4605.1 0.0 57.3 Junc J3830 4564.5 0.0 75.3
JuncJ13622 4606.0 0.0 56.9 Junc J3832 4577.6 0.0 69.6
Junc J13624 4609.5 0.0 55.4 Junc J3834 4564.9 0.0 75.1
Junc J13626 4599.0 0.0 59.9 Junc J3836 4564.4 0.0 75.4
Junc J13628 4598.4 0.0 60.2 Junc J3838 4575.1 1.8 70.7
Junc J13630 4568.6 0.0 73.1 Junc J3840 4574.3 0.0 71.1
Junc J13632 4579.8 0.0 68.2 Junc J3842 4563.0 0.0 76.0
Junc J13634 4578.6 0.0 68.7 Junc J3844 4563.8 14.2 75.6
Junc J13758 4611.2 0.0 54.6 Junc 13846 4562.5 0.0 76.2
Junc J13760 4611.7 0.0 54.4 Junc J3848 4562.7 0.0 76.1
Junc J13762 4611.3 7.0 54.9 Junc J3850 4588.3 5.7 64.9
Junc J13764 4611.4 0.0 54.8 Junc J3852 4606.9 0.0 56.9

Junc J13766 4606.7 0.0 56.9 Junc J3854 4599.1 0.0 60.3
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Pl Nodes

Node ID Elevation Demand Pressure Node ID Elevation Demand Pressure
Junc J13768 4607.1 0.0 56.7 Junc J3856 4599.7 0.0 60.0
Junc J13770 4613.1 0.0 54.0 Junc J3954 4544.9 0.0 79.8
Junc J13772 4614.2 0.0 53.5 Junc J440 4614.4 2.1 53.2
Junc J13774 4614.5 0.5 53.3 Junc J442 4614.8 0.0 53.1
Junc J13776 4615.5 0.0 52.9 Junc 14440 4587.4 0.1 65.3
JuncJ13778 4608.6 3.9 56.2 Junc J4442 4585.5 1.6 65.8
Junc J13780 4608.9 0.0 56.1 Junc J4444 4588.6 0.0 64.5
Junc J13782 4638.5 0.0 43.6 Junc J4446 4588.9 16.0 64.4
Junc J13784 4607.9 0.0 56.5 Junc 14448 4588.8 0.0 64.4
JuncJ13786 4607.9 0.4 56.5 Junc J4468 4566.3 0.0 74.6
Junc J13810 4635.7 0.0 44.9 Junc 14470 4566.0 0.0 74.7
JuncJ13812 4635.2 0.0 45.1 Junc J4514 4562.4 0.0 76.4
Junc J13814 4603.3 2.3 58.8 Junc J4594 4584.1 17.4 66.4
JuncJ13816 4602.9 1.5 59.0 Junc J4596 4584.3 0.0 66.3
Junc J13818 4580.3 0.0 70.0 Junc J4598 4578.1 0.0 68.9
Junc J13820 4580.5 0.0 69.9 Junc J4600 4577.7 0.0 69.1
Junc J13822 4568.3 133.2 73.7 Junc J4602 4562.1 0.0 75.8
Junc J13824 4568.2 0.0 73.8 Junc J4604 4586.4 0.0 65.4
Junc J13848 4630.8 1.9 46.9 Junc J5262 4537.0 0.4 83.2
Junc J13850 4634.6 1.1 45.3 Junc J5264 4536.8 0.3 83.3
Junc J13856 4628.6 0.9 47.8 Junc J5266 4533.2 2.0 85.0
Junc J13858 4629.8 0.0 47.3 Junc J5268 4532.9 3.2 85.1
Junc J13862 4552.3 7.5 80.2 Junc J5270 4525.7 3.4 88.4
Junc J13864 4559.5 13.3 77.1 Junc J5272 4525.6 0.3 88.5
Junc J13866 4559.7 11.9 77.0 Junc 15274 4525.7 3.1 88.6
Junc J13868 4552.6 0.0 80.1 Junc J5276 4524.7 0.1 88.9
Junc J13870 4552.7 8.5 80.1 Junc J5278 4540.0 0.2 81.9
Junc J13872 4551.4 0.4 79.6 Junc J6086 4524.8 1.2 86.6
Junc J13874 4551.8 28.3 79.4 Junc 16088 4524.9 2.4 86.6
Junc J13876 4553.9 0.0 79.4 Junc J6110 4531.3 3.0 83.8
Junc J13878 4553.7 0.0 79.5 Junc J6112 4524.8 3.7 86.6
Junc J13880 4554.7 0.0 79.0 JuncJ6114 4537.5 0.5 83.5
Junc J13882 4554.7 0.0 79.0 Junc 6116 4537.2 0.2 83.6
Junc J13884 4556.7 0.0 78.6 Junc 6118 4536.8 0.1 83.8
Junc J13886 4556.9 0.0 78.5 Junc 6120 4541.3 0.3 81.8
Junc J13888 4560.2 10.5 77.2 Junc J6122 4531.4 2.2 86.1
Junc J13890 4559.4 10.4 77.5 Junc 7174 4540.9 0.0 80.1
Junc J13892 4562.5 2.4 76.4 Junc 17176 4540.9 2.6 80.1
Junc J13894 4562.3 0.9 76.4 Junc 17186 4536.4 2.6 81.7
Junc J13896 4548.9 0.0 80.6 Junc J7188 4536.1 1.9 81.8
Junc J13898 4549.0 0.0 80.6 Junc 17194 4540.4 1.2 80.8
Junc J13900 4554.6 0.0 77.6 Junc J7196 4540.2 1.9 80.9
Junc J13902 4554.1 0.0 77.8 Junc J7198 4529.6 3.6 85.0
Junc J13904 4548.8 0.0 80.1 Junc J7200 4529.7 3.7 85.0

Junc J13906 4547.8 0.0 80.5 Juncl7214 4536.0 1.6 81.8
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PRESSURE IRRIGATION PIPE SEGMENTS

Link ID Diameter  Flow
(in) (gpm)
Pipe 10000 8 -130.5
Pipe 10033 8 -130.5
Pipe 10034 8 0.0
Pipe 10035 6 0.0
Pipe 10036 6 0.0
Pipe 10039 6 0.0
Pipe 10041 10 617.5
Pipe 10057 16 634.5
Pipe 1016 6 0.0
Pipe 10225 10 -497.6
Pipe 1054 6 0.0
Pipe 1061 6 -1.3
Pipe 1067 6 0.0
Pipe 11200 6 0.0
Pipe 115 6 -2.1
Pipe 1150 6 -2.8
Pipe 1229 6 -5.8
Pipe 1230 6 0.0
Pipe 1231 10 32.3
Pipe 1237 6 0.0
Pipe 1238 8 68.0
Pipe 1239 8 -109.3
Pipe 1240 6 -4.9
Pipe 1241 8 92.3
Pipe 1242 6 0.0
Pipe 1243 6 -1.8
Pipe 1244 6 0.0
Pipe 1245 6 0.0
Pipe 1246 8 -42.5
Pipe 1247 6 0.0
Pipe 1281 14 22735
Pipe 1437 8 36.7
Pipe 1438 6 -0.1
Pipe 1439 8 -90.4
Pipe 1440 6 -16.0
Pipe 1450 6 0.0
Pipe 1494 6 -17.4
Pipe 1495 6 0.0
Pipe 1496 8 -119.4
Pipe 1513 8 41.2
Pipe 1730 6 -0.4
Pipe 1731 6 -2.0
Pipe 1732 6 -3.4
Pipe 1733 8 251.6

Link ID Diameter Flow
(in) (gpm)
Pipe 5069 6 -6.4
Pipe 5070 6 0.0
Pipe 5071 8 15.7
Pipe 5072 8 141
Pipe 5073 8 14.1
Pipe 5074 6 0.0
Pipe 5075 6 0.0
Pipe 5076 14  -1928.8
Pipe 5077 8 24.5
Pipe 5090 16 3429.6
Pipe 5091 6 0.0
Pipe 5092 10 124.0
Pipe 5095 12 -2010.4
Pipe 5278 10 -124.0
Pipe 5310 16 482.4
Pipe 5431 8 34
Pipe 5466 8 -106.4
Pipe 5467 8 16.0
Pipe 5483 6 -14.7
Pipe 587 6 0.0
Pipe 599 6 -6.0
Pipe 600 6 -165.4
Pipe 601 6 0.0
Pipe 610 6 -2.3
Pipe 624 6 -1.6
Pipe 625 6 -1.4
Pipe 7601 6 -3.6
Pipe 9007 8 -269.2
Pipe 9008 6 -8.4
Pipe 9009 14 -1689.4
Pipe 9010 12 321.1
Pipe 9011 6 0.0
Pipe 9012 6 -10.3
Pipe 9013 8 -10.3
Pipe 9014 8 -249.1
Pipe 915 6 0.0
Pipe 916 6 0.0
Pipe 917 6 0.0
Pipe 9500 8 137.8
Pipe 9501 6 0.0
Pipe 9502 6 0.0
Pipe 9503 6 -17.7
Pipe 9511 6 0.0
Pipe 9512 8 86.4
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Link ID Diameter  Flow
(in) (gpm)
Pipe 1734 8 248.1
Pipe 196 6 -1.3
Pipe 198 6 -2.5
Pipe 199 6 0.0
Pipe 2032 6 2.4
Pipe 2038 8 -9.6
Pipe 2040 8 -43.9
Pipe 2041 6 -0.5
Pipe 2042 8 0.9
Pipe 2043 8 -4.4
Pipe 230 6 6.7
Pipe 2419 6 0.0
Pipe 2422 6 -2.6
Pipe 2424 6 -1.2
Pipe 2425 6 3.7
Pipe 2430 6 -3.4
Pipe 2432 8 -302.4
Pipe 2434 8 157.6
Pipe 2435 8 304.3
Pipe 244 6 0.0
Pipe 2440 10 -760.9
Pipe 2441 6 -1.0
Pipe 2442 6 -0.1
Pipe 2443 6 0.3
Pipe 2444 8 141.3
Pipe 2445 8 -111.3
Pipe 2446 6 -1.5
Pipe 2447 8 209.5
Pipe 2448 8 530.5
Pipe 2449 6 -1.4
Pipe 245 6 0.0
Pipe 2450 8 -113.4
Pipe 2646 6 -0.2
Pipe 2647 6 -5.8
Pipe 2648 6 -2.8
Pipe 2649 6 2.2
Pipe 2650 6 5.2
Pipe 2651 6 -50.6
Pipe 2652 6 -2.0
Pipe 2653 6 -1.1
Pipe 2654 6 -1.7
Pipe 2655 6 -0.6
Pipe 2656 6 -1.8
Pipe 2657 6 -6.6
Pipe 2658 6 -1.8

Link ID Diameter Flow
(in) (gpm)
Pipe 9912 8 -83.9
Pipe 9913 12 -607.9
Pipe 9914 14 -1545.0
Pipe 9916 6 -17.5
Pipe 9984 8 137.8
Pipe 9996 6 -20.6
Pipe 9998 6 -11.9
Pipe P1107 12 730.5
Pipe P1129 8 -30.6
Pipe P1131 8 -119.4
Pipe P1133 8 -47.9
Pipe P1149 8 27.1
Pipe P1151 8 27.1
Pipe P1153 8 27.1
Pipe P1363 8 2443
Pipe P1365 8 239.1
Pipe P1669 8 -54.0
Pipe P1671 8 196.0
Pipe P2089 8 -198.5
Pipe P2091 8 -309.7
Pipe P2093 8 -326.3
Pipe P2095 8 -323.1
Pipe P2097 8 299.8
Pipe P2105 10 -763.6
Pipe P2107 8 -113.2
Pipe P2109 8 202.1
Pipe P2111 8 206.1
Pipe P2115 8 143.9
Pipe P2117 8 320.4
Pipe P2293 10 -1090.2
Pipe P2295 10 -852.2
Pipe P2297 10 -35.1
Pipe P2299 10 -659.6
Pipe P2301 10 -452.0
Pipe P2303 10 -35.3
Pipe P2307 10 -29.5
Pipe P2309 10 -35.3
Pipe P2311 10 -565.8
Pipe P2313 8 -214.0
Pipe P2317 8 -31.0
Pipe P2319 8 -27.7
Pipe P2321 8 -81.6
Pipe P2323 8 -112.4
Pipe P2325 8 -71.8
Pipe P2327 8 -73.3
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THANKSGIVING POINT AREA PLAN
Sewer System (Amended)

Design Criteria

e  Minimum Pipe Size = 8” dia.
e  Minimum Pipe Slope = 0.4%
e ERU=338
¢ Design Flow:
Residential — 100 gallons per person per day
3.8 per Capita/Unit
Peak Factor of 4
Commercial/Office - 30 gallons per person per day
1 person per 250 sqft of building floor area
Peak Factor of 4

Summary of Results

Area #1- Cornbelly’s area to connect to existing 21 main in Sycamore Lane.
Flow = 1502 gpm, (3.35cfs), Capacity 10” min. @ 3.0% min. slope

Area #2- Areas North of Executive Parkway to connect to existing 8” main in Executive
Flow =200 gpm

Area #3- UTA area to connect to existing 10” main in Ashton Blvd.
Flow = 307 gpm Capacity

The sewer system for the area that is included in the Thanksgiving Point Area Plan amendment
has adequate capacity for the proposed amendments including the additional residential. The
offsite system located at the southwest area of the City is in need of upgrades to accommodate
the future master planned development along the west side of the City.

The project will contribute the impact fees generated to the West Side sewer main project located
at the southwest area of the City as outlined in the Lehi City Sewer System Master Plan.
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THANKSGIVING POINT AREA PLAN
Storm Drainage System (Amended)

Design Criteria

e Minimum Pipe Size = 12” dia.

e All grading plans for development will require the approval of Lehi City prior to
construction. In addition to the requirements in the Area Plan, all parcels will be required
to comply with Lehi City ordinances and specifications.

e FEach lot will be required to have detention located on the lot and allow a limited amount
of storm water to leave the site. Each lot will be required to detain with a release rate of
0.2 cfs per acre.

e The design is based on information from the Lehi City Drainage Study and compiled
from as-built and design drawings within the Thanksgiving Point area.

e Use the 10-year design flow for flows in pipes and roadways: use the 100-year design
flow for storm water detention.

Summary of Results

The area that is included in the Thanksgiving Point Area Plan amendment was re-
evaluated for the master storm drain plan and for the existing and proposed developments. The
overall areas are separated into 3 sub-basins based on development area and the existing storm
drain outfall lines that are located under the railroad tracks to provide drainage to the west. (See
sub-basin map) The areas included are both private and public development areas. The areas
break down as follows:

Master Storm Drain Sub-Basin Areas

. Development Area | Road Right-of-Way Area | Total Area
Sub-Basin
(acres) (acres) (acres)
Area 1 157.8 12.0 169.8
Area 2 72.8 9.0 81.8
Area 3 102.3 9.5 111.8
Totals 332.9 30.5 363.5

The Design for each sub-basin along with the recommendations/conclusions for that area
is as follows:
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Area 1

The flow from Area 1 flows into the existing 48” storm drain line along the back of the
lots along the tracks and connects to the existing 60 drain that directs the water under the
tracks and to the Thanksgiving Point Golf Course Pond.

Public Roads = 12 acres

Development Property = 157.8

Total Flow Required = 45 cfs

Recommendation/Conclusion — Each lot will be required to detain storm water on the lot at a
release rate of 0.2 cfs per acre. The roadway is being detained along the back of the lots along
the railroad tracks. These basins need to be cleaned up and reconstructed to original designs.

Area 2

The flow from Area 2 flows into the existing private storm drain system owned and
maintained by Thanksgiving Point, under the railroad tracks and into the irrigation pond.
Public Roads =9 acres

Development Property = 72.8 acres

Existing 18” dia. pipe flow available = 12.9

Recommendation/Conclusion — Each lot will be required to detain storm water on the lot at a
release rate of 0.2 cfs per acre. The drainage for the UTA site can be coordinated with the
expansion of the future TOD to install an additional pipe under the tracks for the Trax
Station. The additional piping could take the storm drain flow to the existing pond on the
west side of the tracks. The station could also install additional detention within the TOD
area to accommodate the detained flows and will be calculated at the time of development.

Area 3

The drainage from this area will flow into the existing storm drain along Ashton Blvd.
and ultimately into the existing 60 dia. storm drain pipe that goes under the tracks. This
area is also serving flows from the freeway and areas to the east including tail water from
the Lehi Irrigation System. The flow then dumps into the Thanksgiving Point Golf
Course Pond.

Public Roads within the area = 9.5 acres

Development Property = 102.3 acres

Anticipated Flow Required = 26.51 cfs

Recommendation/Conclusion — The property will be required to provide detention on each
parcel for the lots and allow 0.2 cfs/acre to drain into the system. The roads will drain into
the lots along the tracks and be detained within the easement areas as defined by the
subdivision plat for those lots. The resulting flow (26.51 cfs) will flow into the existing 60”
pipe and be directed to the golf course pond.
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THANKSGIVING POINT EXISTING STORM DRAIN FOR REMAINING DEVELOPMENT AREAS
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Thanksgiving Point Area Plan Amendment

Capital Improvements

Capital Improvement vs Projected Impact Fee

Culinary Water

Item Quantity Unit Note Unit Cost Total Cost
Regional Facility (Sand Pit Tank) 800,000 Gal Portion S2 $1,600,000
1500 North 12" piping Extension 4,134 LF $105 $434,070
(8" Project)

Booster Pumping Station 1 LUMP Portion $700,000 $700,000
(Center Street)

TOTAL $2,734,070
Impact Fee Generation

Item Quantity Unit ERU's Impact Fee Total Impact Fee
Residential 2,000 Unit $1,194.07 $2,388,140
Commercial/Retail/Office 106.6 Acres 320 $1,194.07 $381,720
TOTAL IMPACT FEE FROM ADJUSTMENT $2,769,860

Notes:

1- Costs include all engineering and surveying including contingency fees

2- Facilities have been or will be constructed by Lehi City and Impact Fees will be used to reimburse the Projects portion

of the improvements

3- Culinary Impact fee assumes a 3/4" meter
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Thanksgiving Point Area Plan Amendment

Capital Improvements

Capital Improvement vs Projected Impact Fee

Pressure Irrigation

Item Quantity Unit Note Unit Cost Total Cost
Regional Facility (Sand Pit Storage) 1 LUMP Acre Ft $143,619 $143,619
TOTAL $143,619
Impact Fee Generation

Item Quantity Unit Impact Fee Total Impact Fee
PI (Pervious Acre) 21 Acre 20% of Overall $6,736.35 $143,619
TOTALTOD $143,619
TOTAL IMPACT FEE FROM ADJUSTMENT $143,619
Notes:

1- Costs include all engineering and surveying including contingency fees
2- Facilities have been constructed by Lehi City and Impact Fees will be used to reimburse for the Projects portion of

improvements

3- Quantity calculated as 20% of the overall acreage of 106.6 acres
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Thanksgiving Point Area Plan Amendment
Capital Improvement vs Projected Impact Fee

Sewer System

Capital Improvements

Item

Total Contribution

Southwest Interconnect t01900 South City Trunk Line 42"

Impact Fee Generation

$1,766,365

Iltem Quantity Unit ERU's Impact Fee Total Impact Fee
Residential 2,000 Unit $761.43 $1,522,860
Commercial/Retail/Office 106.6 Acres 320 $761.43 $243,505
Total Impact Fee From Amendment $1,766,365

Notes:

1- Costs include all engineering and surveying including contingency fees

2- Southwest Interconnect to be constructed by Lehi City and Impact Fees will be used to reimburse the Projects portion of

the improvements
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Thanksgiving Point Area Plan Amendment
Capital Improvement vs Projected Impact Fee

Storm Drain System

Capital Improvements

Item Total Cost

Upgrade Connection to Thanksgiving Point Pond (Regional Facilities) $148,281

Impact Fee Generation

Item Quantity Unit Impact Fee Total Impact Fee
All Uses 106.6 Acres $1,391 $148,281
Total Impact Fee From Amendment $148,281
Notes:

1- Costs include all engineering and surveying including contingency fees
2- Capital improvements to be installed by developer and reimbursed by generated impact fees
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Thanksgiving Point Area Plan Amendment
Capital Improvement vs Projected Impact Fee

Roadways

Capital Improvements

Improvements

Item Total Cost
Triumph Blvd/2100 North SB and NB RT Pockets $300,000
Triumph Blvd/2150 North Raised Median $70,000
2100 Direct Connection for East Lots $150,000
2100 Direct Connection for West Lots $350,000
Right-of-way Contribution from Project $670,000
TOTAL $1,540,000
Impact Fee Generation

Item Quantity Unit ERU Impact Fee Total Impact Fee
Residential 2,000 Unit $708 $1,416,000
Commercial/Retail /Office 106.6 Acres 320 $1,163 $123,976
Total Impact Fee From Amendment $1,539,976

Notes:

1- Costs include all engineering and surveying including contingency fees

2- Facilities to be constructed by Lehi City and Impact Fees will be used to reimburse the Projects portion of improvements
3- Right-of-Way for direct connections to 2100 North to be coordinated by Lehi City.

Additional Projects:

Project - Ashton Blvd / Triumph Blvd: Install EB and WB dual LT and a 3rd SB thru lane (Project — 2024)

Project - Ashton Blvd / Triumph Blvd: Add SB and WB RT pockets, dual EB RT lanes

Project - Sycamore Ln / Ashton Blvd: Signalize
Project - Station Main St / Ashton Blvd: Signalize

UDOT - Triumph Blvd/2100 North EB Dual LT and extend WB storage length

UDOT - SB Frontage Road / S.R. 92: Install second SB RT lane, remove inside thru lane

UDOT - Build Freeway

UDOT- NB Frontage Road / Triumph Blvd: Install SWB right-turn pocket

Lehi City - Triumph Blvd / 2100 North: Install SB and NB RT pockets

Lehi City/MAG - Triumph Blvd: Widen to 5 lanes south of 2100 North
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Thanksgiving Point Area Plan Amendment
Capital Improvement vs Projected Impact Fee

Power

Capital Improvements

Improvements (From Lehi City Power Study)

Item Quantity Unit ERU Impact Fee Total Cost
Transformers (See Note 3) 2 Ea $1,300,000 $2,600,000
Switchgear (See Note 3) 2 Ea $1,000,000 $2,000,000
Substation Property (See Note 3) 1 Lump $1,200,000 $1,200,000
Substation Components (See Note 4) 2 Ea $8,000,000 $8,000,000
TOTAL $13,800,000
Impact Fee Generation

Item Quantity Unit ERU Impact Fee Total Impact Fee
Residential 2,000 Unit $1,484.64 $2,969,280
Commercial/Retail/Office 7,282 kVA $247.44 $1,801,858
Total Impact Fee From Amendment $4,771,138

Notes:

1- Panel size for apartments assumed to be 125 A per unit

2- Panel size for Commercial/Retail/Office areas assumed to be 125 A per ERU (3 Phase)
3- Costs paid upfront by developer and reimbursed with impact fee credits to the project
4- Costs included in regional impact fees and paid upfront by Lehi Power

Additional Project Costs: Direct assigned costs to developer
Distribution Circuits - 3 @ $800,000 = $2,400,000

Distribution Easements - TBD
Conduit/Excavation - TBD
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Capital Improvements

Thanksgiving Point Area Plan Amendment
Capital Improvement vs Projected Impact Fee

Parks and Trails

Item Quantity Unit ERU's Unit Cost Total Cost
Parks and Trails Impact Fee $4,830,820
Impact Fee Generation

Iltem Quantity Unit ERU's Impact Fee Total Impact Fee
Residential 2,000 Unit $2,415.41 $4,830,820
Total Impact Fee From Amendment $4,830,820

Notes:

1- Developer to dedicate property for trails within the project boundaries.
2- See appendix for breakdown of Parks and Trails Projects and Cost Estimates
3- For regional trails and active transportation facilities, the City will seek additional funds through Mountainland

Association of Governments and funds available through other governmental entities or grant sources.
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Thanksgiving Point
Table of Land Uses

Conditional: Use may be permitted if formally accepted by. Arch Committee and City at a public hearing
Permitted: The use shall be permitted by Ordinance within the boundaries of the property

Not Permitted: The use shall be restricted by Ordinance from being within the boundaries of the property(Blanks represent Not Permitted)

Residential Uses TS TOD _[Mixed-Use |Commercial |Educational |Business Park |Golf Course/Gardens |Single Family Res.
Accessory Dwelling Unit (refer to Lehi ADU Restricted Areas Map)

Bed and Breakfast Inn P P P

Dwelling unit above ground floor P P

Dwelling unit for caretaker/security guard (must be with in primary

structure and not as an accessory unit) P P P P P

Juvenile Group Home

Modular Home

Mixed-use single family residential and commercial structure/project

complying with the use and development standards P P

Nursing Home P

Residential Facilities for Elderly Persons P P P

Residential Facilities for Persons with Disability (o} C C

Retirement Home/Center P P P

Single-Family Dwelling P
Townhouses/Condominiums =] P

Mixed-use Commercial and Stacked Residential above Commercial =] P

Multi-family Dwelling P P

Resort Uses TS TOD |Mixed-Use|Commercial [Educational |Business Park |Golf Course/Gardens |Single Family Res.
Convenience store, with gasoline sales P P

Convenience store, without gasoline sales P P P P P

Church (places of worship) P P P P P p
Cultural, artistic, and educational uses, such as museums, galleries,

performing arts studios P P P P P

Golf Courses and Country Clubs =]

Hotels & Motels P P P P

Open Space, Trails and Greenways ] [ P P P P p
Parks and Playgrounds P P P P P P P
Public Buildings, Utility Buildings and Facilities P P P P P P P
Restaurant P P P P P

Restaurant, fast food with drive up window(s) P P

Schools ] P P P ] p
Sporting Facilities, Arenas P P P P P P

Sports Field P P P P P p P
Theater P P P P P

Non-Resort Commercial Uses TSTOD [Mixed-Use|Commercial |Educational [Business Park |Golf Course/Gardens |Single Family Res.
Accessory buildings and uses incidental to an authorized use P P P P P

Adult day care =] P P P P

Artisan Shop P P P P P

Athletic Instruction, including Dance, Gymnastics, and Martial Arts P P P P P

Automobile sales/rental P

Automobile service and repair P

Bakery, Retail P P P P P

Brewpub P P P P

Building maintenance services

Building Materials Supply Store with no outside storage P P

Campground

Car Wash P

Commercial Laundries, Linen Service, Diaper Service P

Commercial Parking Lot/Structure P P P P P

Commercial Recreations Facility P P P P P

Conference Center, Convention Center P P P

Child Day-care (Commercial) P P P P

Construction Sales (No outside storage or yard) C

Construction Service C

Data Center (Less than 30,000 SF Footprint) P P P

Data Center P

Dog Care Facility P P P P P

Dry Cleaners P P P P p

Equipment Sales and Rental C
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Financial Institutions and Services

Financial Institutions and Services with drive through facilities

o

Funeral home

Hardware Store

Health Care Facility

Health Club

Heliport

O|v|D|T|UT|T]|O

Hospital (Small Animals)

Laboratory, medical, dental, optical

T(O|O|T|(T|O

Launderette, Laundromat

Light Office/Warehouse Combination

Liquor Store/Bar/Private Club

o|(T(T|T

|

Manufactured homes sales and service

Medical Research Facility

Medical and Dental Clinics

To(T

Moving and storage facilities

Offices, professional

Outdoor sales, display

T[T

o(T

Outdoor storage of materials, products and equipment incidental an
allowed use

Personal services

To(T

Pet Grooming Facility

T[T

Plant Nursery with outside display

T(T|T

Recreational vehicle sales and services with no outside storage

Research and development facilities

Retail facilities and services accessory to principal use

0(T|(T|(T|T|T

T[T

Retail sale, general and goods establishments including general
retail, departments store, grocery store, drug store, variety store

o

Schools - Vocational Technical

Climate Controlled Indoor Storage Units

Temporary Construction buildings & yards (12 months maximum)

Temporary sales office (12 months maximum)

o(T(T

o(T(T

Veterinary Office, operating entirely within an enclosed building and
keeping animals overnight only for treatment purposes

P

Transportation, Communication, & Utilities

Mixed-Use

Commercial

Educational

Business Park

Golf Course/Gardens

Single Family Res.

Communication facilities and towers

C

C

C

C

9]

P

Electrical substations, transmission lines

P

P

P

P

C

P

Qil & Gas transmission lines

Utility lines, and structures

P

P

P

P

P

P

Manufacturing

TS TOD

Mixed-Use

Commercial

Educational

Business Park

Golf Course/Gardens

Single Family Res.

Brick manufacture

Building materials storage and wholesaling

P

Cabinet and woodworking shop

Commercial storage or distribution (excluding junkyards and salvage
yards)

Concrete block manufacture

Contractor's storage yard

Gasoline and oil storage (wholesale)

Heavy industrial assembly

Light manufacturing and assembly which are not obnoxious or
offensive by reason of emission of odor, dust, smoke, noxious gases,
noise, vibration, glare, heat orother impacts nor hazardous by way of
materials, process, product, or waste, and. which: a. do not process
animal, vegetable or fish products or the rendering and refining of fats|
and oils; b. Encloses all equipment, compressors, generators and
other ancillary equipment within a building or structure.

Lumberyard

Manufacture, processing or packaging of food and beverage
products, personal hygiene products and cosmetics, drugs and
pharmaceuticals and which are not obnoxious or offensive. by reason
of emission of odor, dust, smoke, noxious gases, noise, vibration,
glare, heat or other impacts, nor hazardous by way of a materials,
process, product, or waste and where all activities are conduced
within a completely enclosed building and where all equipment,
compressors, and other ancillary equipment is enclosed.

Printing and publishing facilities

Repair shop, with no outside storage

O|T(T

Recycling center

Recycling collection stations

Rock, sand gravel storage distribution

Truck and large equipment sales and rental

Tradesmen shops with no outside storage

Truck and large equipment repair

Truck freight terminal

Warehousing and wholesale distribution with no outside storage

Welding shop

Resource Production

Agriculture (Horticulture)

P

P

P

P

P

P

P

Data Center - A data center is a building, a dedicated space within a building, or a group of buildings used to house computer systems and associated components, such as

telecommunications and storage systems
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DW LEGACY DESIGN"

Legacy Design is the defining element of our practice. It is our
commitment to an elevated level of design inquiry to arrive at the
optimal solutions for clients. The process ensures that our projects reflect
the critical issues facing the built environment and that they deliver
measurable benefit to clients and communities. It is the foundation of the

firm’s workshop culture and guides all projects.

DESIGNWORKSHOP

www.designworkshop.com



