| EXHBIT J (Rev. 1) to Development Agreement
Development Standards and Design Guidelinesfor
MountainStar Master Planned Resort
March 18, 2008

Section 1 - Introduction
Purpose of Development Standards

The following development standards shall applythie development and design of the
MountainStar Master Planned Resort (MountainStagnsure that MountainStar develops in a
manner that maintains the value of the projectigmdistinctiveness over the long-term. The
MountainStar development standards establish thestagction criteria and design guidelines
to implement the MountainStar Conceptual MastemPlEhese development standards will
provide greater predictability to Trendwest, theuBty and other reviewing agencies, and the
public regarding the standards to be used in imptemg MountainStar.

The purpose of these documents is to standardiggrdend construction elements, where
necessary, for consistency and to address thenfioiipadditional purposes:

Safety.

Predictability.

Pleasant appearance.

Economical construction and maintenance.

Provide for facilities that perform over the prdjeaesign life.

VVVYY

These standards are also intended to serve asis &&$ guideline for County review of
specific Site Development Plans and other Subsdquetions, as defined in the Development
Agreement, to implement the MountainStar Conceptedter Plan.

Changes and Amendments to Development Standards

Changes or amendments to the Development Standagde necessary during the 30-year
Term of the Development Agreement. In the event @munty can demonstrate that a
Development Standard should be changed due to d@fisplife/safety issue or concern, then

| the County staff may recommend, through the condition amendment procegspese
additional reasonable conditions to prospectivelgirass such issue or concern in subsequent
phases of the development of MountainStar in keepiith the concept of a master planned
resort.

Section 2 - Grading, Erosion and Sedimentation Control

In order to maintain the natural setting of Moung&tar, the extent of clearing associated with
project construction will be kept to reasonable imiims through project design and
implementation. The standards established by tlsti® shall apply to the design and
construction of temporary erosion and sedimentatanirol (TESC) facilities for MountainStar.

TESC Best Management Practices (BMPs) will conftorthe then current version of tlilee
reguirements-set-forth-in-thWashington State Department of EcolggyblicatiorStorm Water
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Section 3 - Roads and Non-motorized Facilities

The purpose of this section is to provide a fouiodator the development of an integrated, fully
accessible transportation system that addressegdhks and vision of MountainStar. The
components of this transportation system include:

> Roadways.

> PedestriatMultimodal trails.
» Nature trails.

> Golf course paths.

> Equestrian trails.

These Development Standards address standardsefqrdposed private roadwaysseestrian,
bieyelemultimodal nature and equestrian trails, and golf courskespatthin MountainStar.

All private on-site angublic off-site public road improvementsnd paths and traiconstructed
within or in conjunction with MountainStar shall lire accordance with Kittitas County Code - { Formatted: Not Highlight )
Chapters 12.10ar6-12.20 and 12.30of the Applicable Law as set forth in the Devel@om

Agreement except as specifically modified hereionsistent with MountainStar MPR Condition

C-12, gates will be allowed to control or closeesscto roads, trails and paths at the discretion of
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March 18, 2008
the Resort and consistent with the MountainStar MBR#ditions. The Resort will establish
design criteria and prepare designs for gates.

Paths and trails shall be allowed as shown in TabRedestrianbicyclenature-and-egquestrian

General Considerations

Drainage plans for private roadways within Moun&tar are intended to be consistent with the
Master Drainage Plan, MountainStar Master PlannesbR, April 1999 (Rev. July 1999).

For all MountainStar purposes hereunder, "Privatiee8' shall be defined as follows: "A
privately owned and maintained access provided togch, easement or other legal means."

Roadway Classification and Design Criteria

Notwithstanding any provisions seemingly to the tcamy contained within the Road - | Formatted: Not Highlight

Classification provisions set forth in KCC 12.2000&nd Table 1 below, all roads within
MountainStar shall be classified as rural. Thickemeedged asphalt curbs or their functional
equivalent may be used to convey stormwater osuah roads in lieu of roadside ditches.

The Design Criteria for Rural Access and Private&s and Roads table as set forth in KCC
12.20.050 is hereby modified to delete the Row thdssification provisions regarding "Serving
Potential Number of Single Family Units" as settian Table 1.

The following provisions of KCC 12.20.080 of the @licable Law regarding Private Roads
shall be inapplicable to MountainStakKCC 12.20.080(BR). (4).(6), (7), (8) (9) and (11) and
KCC 12.20.080(D).

The fellewing provisions of KCC 12.20.100 of the Applicable Laggarding Cul-de-sacs shall
be inapplicable to MountainSta£SC-12.20-100(R)

Design criteria for MountainStar roadways shall ds set forth in Table,lor as otherwise
approved by Kittitas County Department of Public M#& It is expected that other roadway
designs will be proposed by the Applicant to setisinctive needs of the MPR and unique
neighborhood plat designs. Table 1, along withufeg 1 & 2, provide examples of roadway
types, and represent typical modifications fronmdéad road types set forth in KC 12.20.050 of
the Applicable Law. Modifications are necessanathieve the low design speed objectives of
the resort, minimize impacts on natural featurad, support a safe rural and natural theme

Table1 - MountainStar Roadway Design Criteria
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Collector (2-Lane
Entry Road, .
Commercial Access LO—.‘J&(M Cul-de-sac
. - Neighborhood .

Collector (Single and Major Collector (Serving3925

Lane Entry Road Residential) Collector) Units or Less)
Minimum Design Speed 26 mph 26 mph 21 mph 15 mph
Maximum Posted Speed 25 mph 25 mph 20 mph Not Boste
Maximum Superelevation Rate 6% 6% 6% 6%
Minimum Horizontal Curvature (Radius 200 ft. 200 f 100 ft. 70 ft.
Maximum Grade 12% 12% 15% 15%
Minimum Pavement Width L, 16%t 24 ft 20 ft 20 ft. o [ Formatted: Not Highlight
Minimum Shoulder Width 2 ft. 2 ft. 2 ft. 2 ft.
M

a

1,000-feet-without-a—vane-Emergency access shall be required for any culadeserving 40 units or moPeGeHeeter - {Formatted: Not Highlight

"""" 3 videmainimum-all-weathersurfacing-width-ot-20f¢et.

Access tracts or driveways (whether they are sépamacts, easements over other lots or tracts,

or a combination) may serve up to five (5) resiggnmits, provided that overall length does not
exceed 2500 feet. Access up to three (3) lotsleesial units will require a twenty (20) foot
right-of-way or easement with twelve (12) feet aivpment and one (1) foot gravel shoulders,
the paved portion of which shall be capable of sufipg emergency vehicles weighing up to
75,000 pounds. There shall be a vegetation cleae xtending five (5) feet on either side of
the gravel shoulders with any encroaching limbs lees than fourteen (14) above pavement
grade. For access tracts or shared drivewaysdistances of 0 to 600 feet from the intersection
with a resort road, turnouts and turnarounds ghelrequired only if site conditions require.
Over 600 feet, turnouts and turnarounds shall logired according to the International Fire
Code. For access to four (4) or five (5) residdniinits, all elements such as width, length,
turnouts and turnarounds shall be site specificeasonably determined by the County taking
into _consideration traffic functions but consistevith the concept that excavation, vegetation
removal, pavement and grading widths, and intemigzewith the esthetics of the site are to be
minimized.
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Access tracts which are, or may, be also used asgemcy access shall be developed under the
standard set forth above for access up to thre#o(8) provided that turnouts and turnarounds
shall not be required and the overall length litidta shall not apply if such access is solely for
emergency purposes.

- - {Formatted: Left
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TABLE 2- SUNCADIA PATH AND TRAIL MATRIX (5/18/07)

PAVED PATH TRAIL NATURE TRAIL *EOtﬁ Formatted Table
TRAIL
Uses- Pedestrians, (1)Pedestrians, fat | (1) Pedestrians (1) Horses,
Summer/Spring/Fall wheelchairs, bicycleq, tire bicycles, fat tire pedestrians, fa
strollers, rollerblades) strollers bicycles, fat tire
skateboards strollers
Uses-Winter Pedestrians, CC (1) CC skiing and (1) Pedestrians (1) Pedestrians

skiing and snow
shoeing on selected

snhow shoeing on
selected trails

path segments

skiing and snov

shoeing on sele
trails

Motorized vehicle

Maintenance,

use

security, Emergency

Maintenance,
security, Emergency

Services, Mechanize

dServices, Mechanize

track cutting

track cutting

Maintenance,
security, Emerc
Services, Mech
track cutting

Max. Percentage | 5% (2) 12% max. desired, | <40% <40%

Grade Exceptions to 20%

Width 10’ (Pavement) 4'-8" 2'-4" +/-10’ goal, but
at steep slopes

Shoulder width 1', transitions from | NA NA NA

asphalt to grade.

Vegetation 5’ to limbs and 2'-5' to limbs and 0 2'-5'to limbs al

Clearance, shrubs. shrubs. shrubs.

Horizontal 1’-2’ for trees 1'-2’ to trees 1'-2’ to trees

Vegetation 10’, for a width of 10 8’ 12’

Clearance, Vertical

+/-14'

Base material

4" crushed rock, to

Native/existing soil

Native/existing soil

Native/existing

extend under and binder Possible gravel
shoulders
Surface material 2" Asphalt +/-4” Crushed Native/existing soil | Native/existing

Aggregate with
binder, or existing if

Possible wood chips

Possible wood

Possible limited

Possible gravel

granular/durable gravel
Slope for drainage | 2% cross slope 2%, fit conditions 2%, fit conditions 2%, fit conditiot
Maintenance Powersweep Pruning Pruning Pruning
Summer) Pruning Surface maintenance Surface maintenance Surface mainte
Surface maintenance Sign maintenance Sign maintenance Sign maintenar
Sign maintenance
Maintenance Cut tracks in some | Cut tracks in some | None Cut tracks in sc
(Winter) segments. segments segments
Plow some segments.
Detail reference # | PP-1 T-1 NT-1 ET-1
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" /[ Formatted: Level 1 J

Notes:
(1) Periodic closures for fish and wildlife. < { Formatted: Bullets and Numbering |
(2) Up to 5% is acceptable. Up to 10% over severatitethfeet, acceptable on a case-by-

case basis, at discretion of Suncadia.

Standard Paved Path SK-1 Paved Path SK-2
Separation(Between path-and road S-fooctminimum S-foot-minimum
shoulder)

{20-footpreferred) (20-footpreferred)
Clear Zone Widih 2-foot-minimum 2-foot minimum

S-foot typieal S-foot typical

Vertical Clearance 8fect 8fect
Construction Width 20 fest 20 fest
Design-Speed N/A e
Herizontal Aligament N/A N/A
Sight-Distance Recommended:-—150feet Recommended: 150 feet
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Section 4 - Stormwater M anagement

The provisions of Chapter 12.70 KCG&torm Water Management Standards and Guidelines,
shall be inapplicable to MountainStar.

Drainage plans for MountainStar shall be consisteith the Master Drainage Plan,
MountainStar Master Planned Resort, dated April 919®Rev. July 1999). Stormwater
retention/detention, infiltration and water qualfgcilities, as required in the Master Drainage
Plan, shall be included in the final drainage pléos each applicable plat or subdivision.
Drainage facility locations will be based on futdetailed design studies.

The Master Drainage Plan for MountainStar describegetail the proposed stormwater runoff
and water quality control plans for managing stoatew runoff generated by MountainStar. The
facilities planned will be designed to minimize #r@vironmental impact of the development on
the Cle Elum River, site streams, and groundwatethe area. The stormwater management
facilities planned for the resort will be designed DOE SMM (1992) standards, and the
requirements and protocols of the Master Drainaden.PThe DOE SMM for Eastern
Washington current addition{September2004shall becensideredsedfor BMPs as approved
by Kittitas County.

Governing documents for the design and construatfadlountainStar stormwater facilities shall
include the following:

> Master Drainage Plan, MountainStar Master PlannesoR, W&H Pacific, Inc., April
1999 (rev. July 1999%s may be further amended

> Stormwater Management Manual for Eastern Washingiashington State Department - { Formatted: Bullets and Numbering |
of Ecology,September20@tirrent addition

> Standard Specifications for Road, Bridge, and MipaicConstruction, Washington State

Department of Transportation (WSDOT); the Highwaysl Local Programs, American Public

Works Association (APWA) general provisions, latestition; Kittitas County; and

MountainStar Resort Development, LLC standardsspeaifications.

The State standard specifications and plans skath&intained by the contractor on site during
the entire period of the construction. Definitiomsted as “state” and “contracting agency” shall
be amended to read “owner”.

MeuntainStarSuncadieMaster Planned Resort Exhibit J — Development Standards
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7-04—Storm-Sewers
7-08 General-Pipe-Installation

The construction of storm drainage facilities st done in accordance with plans that have

been approved by the County Engineer. Drivewayertdvshall be a minimum of 12 inches in
diameter or the equivalent.

MeuntainStarSuncadieMaster Planned Resort Exhibit J — Development Standards
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Section 5 - Wastewater Facilities

Within the MPR boundaries, the MountainStar Restesources, Inc. utility established by
Trendwest will review and approve planning, desagid construction documents for wastewater
collection and pumping facilities. Governing documse for design and construction of
MountainStar wastewater collection and pumpingesystshall be as follows:

» Criteria for Sewage Works Design: Water Quality gham, Washington State Department
of Ecology, Publication No. 98-37 W®Qgcember-1998irrent addition

> Standard Specifications for Road, Bridge, and MipaicConstruction, Washington Stete - { Formatted: Indent: Left: 0" )
Department_of Transportation (WSDOT); the Highwaysd Local Programs, American \{Formaued: Bullets and Numbering ]
Public Works Association (APWA) general provisiotetest edition; Kittitas County; and
MountainStar Resort Development, LLC standardsspagifications.

o {Formatted: Bullets and Numbering ]
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Section 6 - Water System

Development standards for the MountainStar watstesy will be set forth in the Water System
Plan for MountainStar, which will be reviewed armpraved by the Washington State

| Department of Health. Governing design criteria @ondstruction specifications—Chapter—7
include:

» Water System Design Manu&l/ashington State Department of Heallhjre-1996urrent
addition

> _Standard Specifications for Road, Bridge, and MipaicConstruction, Washington Stete - { Formatted: Bullets and Numbering |
Department of Transportation (WSDOT); the Highwaysl Local Programs, American
Public Works Association (APWA) general provisiofetest edition; Kittitas County; and {Formatted Font: Not Italic J
MountainStar Resort Development, LLC standardsspagtifications. .

- {Formatted: Bullets and Numbering ]

MeuntainStarSuncadieMaster Planned Resort Exhibit J — Development Standards
15 October200March 18 2008




EXHBIT J (Rev. 1) to Development Agreement
Development Standar ds and Design Guidelinesfor
MountainStar Master Planned Resort
March 18, 2008

Section 7 - Building Structures

The construction of building structures at Moun&ar shall conform to the latest edition of the
Uniferm—International Building Code, Uniform Plumbing Codeliferm—International
Mechanical CodeJniferm-InternationalFire Code, National Electrical Code, Washingtorteésta
Energy Code, Americans with Disabilities Actiernational Residential Code, Washington State
Indoor and Ventilation Air Quality Codeand all other governing laws, ordinances and
regulationsas now or hereafter adopted by Kittitas County

Development Standards relating to the various lss®l categories contained in the MountainStar
Conceptual Master Plasre-shownin-the-fellowing-tableshall not require minimums for lot size,
lot coverage, or boundary set-backs. All singlenifa residential structures shall have a
maximum height of forty (40) feet and provide adeone (1) off-street parking space per unit.
All structures shall be not less than ten (10) feain any other structure plus an additional ten
(10) feet to accommodate snow drop from roofs wikepes so require. The additional ten (10)
feet to accommodate snow drop is not requiredafrtiofs are designed to either hold snow or
continuously melt snow. Structure setbacks shallabsolute distances (without regard to
boundaries), provided that eves may encroach lrgsétback area.

Min—Lot | Maximum-Lot Procped A Max Off Street
Area | Coveragéh Setbaks (feet) -Strueture| Parking
SF4) Height
(feet)(3)
Front | Side | Rear
2
Chalets (Detached Townhomes)4,500 40 5 5 5 40 Hunit
Vacation-Homesites

Size: 6,5061--9,999 ¢ 6,500 35 15 | 51 20 40 1unit

Size: 10,006 f--17,999 sf 10,000 30 ) 20 40 1/unit

S 00020000 5] 2000 23 15 | 54 20 40 Atk

Sheer20000standdarger 20000 20 15 |58 20 40 Henit | - [ Formatted: Not Highlight
ICondominiums

Detached-Cabin-Units 4.500 40 5 |58 5 40 1unit

Attached-units 8,000 60 15 | 5 10 40 1unit
lLodges 2 L NR | NR NR NE
ICommercial-Facilities NR NE NR | NR NR NE
ICommercialCondo-MixedUse NR NE NR | NR NR NE
Recreation-Centers NR NLE NR | NR NR NE
IAd-min/Maintenance Facilities NR 50 NR | NR NR NE
|=soesion- oty 2 e NR | NR B2 B
Other NR 50 NR | NR NR NLE

NR=Norequirement

B S

Bloloes
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«-- " {Formatted: Bullets and Numbering J
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Section 8 - Design Guidelines
General Description and Requirements

The Design Guidelines set forth below shall apply the development of MountainStar.
Trendwest may choose to impose additional desigdetines through appropriate Covenants,
Conditions and Restrictions ("CC&Rs") and/or othezthods chosen by Trendwest. Trendwest
will establish a Design Review Committee ("DRC"jaigh CC&Rs, which Committee shall be
responsible for imposing, administering and enfogcall design guidelines in accordance with
this Agreement, CC&Rs, and any other instrumeritized by Trendwest.

The purpose of these Design Guidelines is to ifiettie design goals that the County and
Trendwest have agreed upon regarding the develdproénMountainStar. The Design
Guidelines are not intended to be binding in theseef code or regulations, but rather to reflect
an agreed upon set of goals between the CountyTaeddwest to guide the design and
development of MountainStar. The County recognthas market conditions and public "taste"
in design will change over the Term of the DeveleptmAgreement for MountainStar build-out.
It is agreed by the County and Trendwest that thiktyato adapt to these changes is a crucial
aspect of innovation and the success of Mountain$tae County and Trendwest intend that
Trendwest be given latitude and flexibility in detening how best to achieve the Design
Guidelines in connection with the development of ud@inStar. Therefore, the Design
Guidelines set forth in this Section are intendeexpress the intent of what the County and
Trendwest expect these Design Guidelines, and ahigielines adopted by Trendwest or the
DRC, to achieve, while allowing Trendwest to chodise ways in which that intent will be
achieved and without any additional required desggew of any kind.

Guiding Design Principles

The design of MountainStar will feature a Northweastuntain style that will be designed to
blend with the natural environment while reflectitiyge region's rich mining and logging
histories. Trendwest reserves the right to altés theme as necessary to respond to market
considerations. All the buildings will be designtedencourage integrated use of the Resort's
many on-site recreational opportunities.

The buildings will be varied in size and shape &ature sloped roofs, generous overhangs,
covered porches and walkways, decks and other alsnihat provide architectural detail.
Structures will generally utilize natural materialsd colors, and liberal use of wood and stone,
and heavy t|mber or Iog constructlon WI|| be emptm Mesereeisw%mrg—seam
at@bof materials will
mclude S|mulated vvood shakes flat concrete ay Dles slate or faux slate, oxidized copper or
steel, other non-reflective metals, asphalt contjppsi Disallowed roofing materials include
wood shakes or shingles and clay bai¢alls will feature wood siding such as board antidva
or shingles.

Most structures will feature a combination of om&d two-story elements. These will likely
include the condominiums, chalets, recreational dgnmadministrative offices, shops, golf
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facilities and maintenance facilities. Larger stanes will likely include three- to six-story resor
lodge facilities, a conference center, an indoocaltheand recreation center, an interpretive
center, and an equestrian facility.

All structures will be designed to utilize the mauland contours with a minimum of grading.
Careful attention will be paid to the retentionfofested areas to provide natural screening of
structures. Prescribed allowable building/developimenvelopes for each cabin site and
recreational lot will control clearing and providereening for privacy between units, while
maintaining the forested character of the Resort.

Design Guidelines

The Design Guidelines for the development of Moun8tar include the following:

be—a—eemphmemary—eere#appreveel—by—me—DHB(terror colors WI|| be darker subtle colors that

reflect the colors and or hues of the surroundmrgdt to help buildings recede and blend into
the landscape. Building elements (roofs, walisp.tdoors, window cladding) are to generally
fall within the following color ranges; brown, grayd/or green in hue. Fences are to be stained
to match the house and blend in with surroundieg tirunks. Balconies, decks, porches and
railings shall use natural materials consistenhlie exterior finish of the Residence. Exterior
paints and stains are to have a flat, non-glogsghi Stains or opaque and semi-opaque paints
are to be used to protect wood from weatheringitte it a more refined texture and to achieve a
darker hue. Clear finishes and stains may be apiptemn log and natural wood elements.

The predomrnant materials to be used for exterraﬂsr\at Suncadia are to be wood and stone

Stucco is to be used sparingly at Suncadia andambn accent material. Owners may propose
use of other materials for consideration by the DHtie aesthetic merits of any combination of
exterior materials are subject to review and apgrdy the DRC in order to maintain the
architectural consistency of the visual experiestcelountainStar.

Site andLandscaprg Design Site and Landscape Design on individually owned é®sites will
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conform to the plans submltted to and approvedHaszRC prlor to S|te construction and or
landscape installatio v dizdigow

Site and Landscape design will achieve the follawin

. Preserve, protect and enhance the existing foneshatural environment: - -

. Situate homes such that they preserve the integfitthe surrounding
forested landscape by maintaining a natural buféween the house and
street, neighboring Homesites, Common Areas anddliecourse.

. Limit tree removal to what is necessary to accomm®dhe home,
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improve forest health across the entire homesitesatectively open up
views while ensuring that off-site views are progec

. Design landscape to encourage and promote wateepgaition.

. Site buildings to minimize grading and maintain @, subordinate
profile against the back drop of the surrounding$ts.

<~~~ | Formatted: Indent: Left: 1.29",
. Design landscape that blends the architecture wifie natural. | SPacéAfter: 0pt, Nobullets or

- . numbering
environment. Incorporate natural and existing laagde features such as™-
- - - - Formatted: Indent: Left: 1.29",
rock outcroppings, vegetation and topography iattdscape desians t0 | space After: 0 pt, Bulleted + Level: 1

help achieve the transition between the built aadimal environments + Aligned at: 1.29" + Tab after:
1.54" + Indent at: 1.54"

- Contain storm water and snow melt within the Hoeeand encourage - - | Formatted: Indent: Left: 1.29",

infi i _qj infi i Space After: 0 pt, Bulleted + Level: 1
natural infiltration on-site through infiltratiomsles that appear natural.  Allgned at: 120" + Tab after:

N 1.54" + Indent at: 1.54"

A Homesite Diagram will be prepared for each HomeesThe diagram will establish the\\vo,ma“ed: Space After: 0 pt, No
boundaries of the Building Envelope, Secondary Epe (applicable to some homesites) and | bullets or numbering

Natural Area within each homesite.

All landscaping shall be completed within one yefatompletion of construction of the exterior
of the residence.

*kk
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