
  

Supporting materials are available for inspection on the City Website, www.saratogasprings-ut.gov. Questions and comments to Staff and/or Council 
may be submitted to comments@saratogasprings-ut.gov  Meetings are streamed live at https://www.youtube.com/c/CityofSaratogaSprings. 
 
PLEASE NOTE: The order of items may be subject to change with the order of the Mayor. One or more council members may participate by electronic 
telecommunication means such as phone, internet, etc. so that they may participate in and be counted as present for all meeting purposes, including 
the determination that a quorum is present.   
 
In compliance with the Americans with Disabilities Act, individuals needing special accommodations (including auxiliary communicative aids and 
services) during this meeting should notify the City Recorder at 801.766.9793 at least two days prior to the meeting. 

 

AGENDA – City Council Meeting            

Mayor Jim Miller 

Mayor Pro Tempore Stephen Willden  

Council Member Audrey Barton 

Council Member Christopher Carn 

Council Member Michael McOmber 

Council Member Lance Wadman 

  
CITY OF SARATOGA SPRINGS 

Tuesday, June 18, 2024 @ 6:00 pm - City of Saratoga Springs Council Chambers 
1307 North Commerce Drive, Suite 200, Saratoga Springs, UT 84045 

 
POLICY MEETING 

 
CALL TO ORDER 
 

1. Roll Call.  
2. Invocation / Reverence.  
3. Pledge of Allegiance.  
4. Public Input – Time for Public Input is limited to no more than 15 minutes total. This time has been set aside for the public to express 

ideas, concerns, and comments for subject matter not listed as public hearing on the agenda.  

 
REPORTS 
 

1. Mayor. 
2. City Council. 
3. Administration:  Ongoing Item Review.  

 

CONSENT ITEMS 
 The Council may approve these items without discussion or public comment and may remove an item to the Business Items for discussion and 
consideration. 

 
1. Adoption of Certified Tax Rate for the General Revenue Fund for Fiscal Year 2024-2025. Resolution R24-43 

(6-18-24). 
2. Approval of Minutes: June 4, 2024. 

 
BUSINESS ITEMS 
 The Council will discuss (without public comment) and may approve the following items: 

 
1. Saratoga Commons Lot 1 Site Plan. Located at the SW corner Saratoga Road & Pioneer Crossing. McKenna 

Christensen as applicant.   
2. Saratoga Springs Commercial Plat G General Plan Land Use Map Amendment from Business Park to Regional 

Commercial, and Rezone from Agriculture to Regional Commercial and MF-18, with Development Agreement, 
and accompanying Concept Plan. Located at approximately 400 West and Crossroads Blvd. Dan Schmidt as 
applicant. Ordinance 24-24 (6-18-24). 

3. Jacobs Ranch Marketplace Rezone from R1-10 to Regional Commercial, and General Plan Amendment from 
Low Density Residential to Regional Commercial, Concept Plan, and Development Agreement. Located at 
approximately 1900 South Redwood Road. Bill Gaskill as applicant. Ordinance 24-25 (6-18-24). 

4. Amendments to Title 19 Land Development Code of the City of Saratoga Springs, Chapters 19.04 - 
Establishment of Land Use Zones. City initiated. Ordinance 24-26 (6-18-24). 

http://www.saratogasprings-ut.gov/
mailto:comments@saratogasprings-ut.gov
https://www.youtube.com/c/CityofSaratogaSprings
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PUBLIC HEARINGS 
 The Council will accept public comment and may approve the following items: 

 
1. Hearing on the school district split feasibility study and recommendation.  

 
CLOSED SESSION  
 Possible motion to enter into closed session for the purchase, exchange, or lease of property; pending or reasonably 

imminent litigation; the character, professional competence, or the physical or mental health of an individual; or the 
deployment of security personnel, devices, or systems. 

 
ADJOURNMENT 



 

City Council 
Staff Report 
 

Author: Chelese Rawlings, Finance Manager 
Subject: Certified Tax Rate for tax year 2024 
Date: June 18, 2024 
Type of Item:   Resolution 
 
 

Summary Recommendation:  Staff recommends approval of the certified tax rate for tax year 
2024-2025 of 0.001033. The prior year’s tax rate was 0.001043.  
 
Description 
 

A. Topic  
 
It is recommended to approve the tax year 2024-2025 Saratoga Springs Certified Tax Rate. 
 
B. Background   
 
The certified tax rate for the City of Saratoga Springs in 2024 is 0.001033.   
 
C. Analysis  
 
The slight decrease in rate (0.001043 to 0.001033) is due to assessed values for existing 
properties in the City going up over the last year, and not from the City collecting more 
property taxes from existing properties. The expected increase in revenues is due to new 
growth/construction and is not due to changes in the property tax rate. 

 
Recommendation:  Staff recommends approval by resolution of the certified tax rate for the tax 
year 2024-2025   
 





RESOLUTION NO. R24-43 (6-18-24) 

A RESOLUTION OF THE CITY OF SARATOGA SPRINGS, UTAH 

ADOPTING THE CERTIFIED TAX RATE FOR THE GENERAL 

REVENUE FUND FOR FISCAL YEAR 2024-2025 

WHEREAS, Utah Code §§ 10-6-133(1) and 59-2-912 require that the City of 

Saratoga Springs, Utah set the final real and personal property tax levy for various 

municipal purposes by June 22 of each year or, as provided in subsection 59-2-912(2), 

within 14 days of receiving the certified tax rate from the Utah County Auditor; and 

WHEREAS, Utah Code § 10-6-133(2) provides that in its computation of the 

total levy, the governing body shall determine the requirements of each fund for which 

property taxes are to be levied and shall specify in its ordinance or resolution adopting 

the levy the amount apportioned to each fund;  

WHEREAS, the City has previously adopted the budget for Fiscal Year 2024-

2025, specifying the amount apportioned to each fund for which property taxes are to be 

levied, which is incorporated herein by this reference; 

WHEREAS, the City Council now wishes to adopt the tax levy or certified tax 

rate for fiscal year 2024-2025. 

NOW THEREFORE, it is resolved by the City Council for the City of Saratoga 

Springs, Utah to adopt the Certified Tax Rate for the General Revenue Fund for the 2024-

2025 fiscal year. The Certified Tax Rate is 0.001033. 

This Resolution shall be effective immediately upon adoption. 

PASSED and ADOPTED by a duly constituted quorum of the City Council of 

the City of Saratoga Springs, Utah, this 18th day of June, 2024. 

 

CITY OF SARATOGA SPRINGS 

A UTAH MUNICIPAL CORPORATION 

 

 

Signed: __________________________________ 

   Jim Miller, Mayor  

 

Attest: ___________________________________      

   City Recorder          
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MINUTES – CITY COUNCIL MEETING 1 

Tuesday, June 4, 2024 2 

City of Saratoga Springs  3 

City of Saratoga Springs City Offices 4 

1307 North Commerce Drive, Suite 200, Saratoga Springs, Utah 84045 5 

 6 
 7 

Call to Order: Mayor Jim Miller called the meeting to order at 6:02 p.m.   8 
 9 
Roll Call:  10 
Present Mayor Jim Miller, Council Members Christopher Carn, Audrey Barton, Michael 11 

McOmber, Lance Wadman, and Stephen Willden.  12 
Staff Present City Manager Mark Christensen, Assistant City Manager Owen Jackson, Community 13 

Development Director Ken Young, City Attorney Kevin Thurman, Public Information 14 
Officer AnnElise Harrison, City Recorder Nicolette Fike, Public Works Director Jeremy 15 
Lapin, Planner Austin Roy, Budget Analyst Spencer Quain, and Deputy City Recorder 16 
Kayla Moss 17 

Others:  June Ruby, Dan Ford, Bill Gaskill, 18 
Invocation:        Council Member Wadman   19 
Pledge of Allegiance:  Council Member Willden 20 
 21 
Public Input:  June Ruby, Weatherby Drive, advised that the neighbors that live around Ring Road came 22 
to the Planning Commission about a year ago pleading that they would leave the zone as neighborhood 23 
commercial instead of community commercial. Now the City is proposing to change R1-10 zoning to 24 
regional commercial in the Ring Road area and citizens that live there are concerned about this possible 25 
change. Though the amenities that could be brought to the south end of the city would be nice they don’t 26 
believe the roads in the area can accommodate the extra traffic.  27 
 28 
REPORTS: Council Member McOmber encouraged everyone to go out to Splash Days this week. He 29 
mentioned that if you want to go to the parade to get there early. 30 
 31 
CONSENT ITEMS: 32 

1. Approval of Minutes: May 21, Joint WS & Policy Meeting May 21, 2024.  33 
 34 

Motion by Council Member McOmber to approve the Consent Item seconded by Council Member Carn. 35 
Vote:   36 
Council Member Chris Carn    Yes 37 
Council Member Lance Wadman   Yes 38 
Council Member Audrey Barton   Yes 39 
Council Member Stephen Willden   Yes 40 
Council Member Michael McOmber         Yes 41 
Motion carried 5-0. 42 
 43 
City Council Temporarily Adjourned to Saratoga Springs Local Building Authority (LBA) Meeting. 44 
 45 
PUBLIC HEARING: 46 

1. Budget Amendments for Fiscal Year 2023-2024, Resolution R24-41 (6-4-24). Budget Analyst Spencer 47 
Quain presented the amendments for this fiscal year budget.  48 
 49 
Mayor Miller opened the public hearing at 6:13 pm. There were no comments so the public hearing was 50 
closed. 51 
 52 
Motion by Council Member Willden to approve the Budget Amendments for Fiscal Year 2023-2024, 53 
Resolution R24-41 (6-4-24) seconded by Council Member Barton. 54 
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Vote:   55 
Council Member Chris Carn    Yes 56 
Council Member Lance Wadman   Yes 57 
Council Member Audrey Barton   Yes 58 
Council Member Stephen Willden   Yes 59 
Council Member Michael McOmber         Yes 60 
Motion carried 5-0. 61 
 62 

2. Hearing on the School District Split Feasibility Study and Recommendation. City Attorney Kevin 63 
Thurman advised this is for the public to have an opportunity to speak on the feasibility study and split 64 
of the school district. No public comment has been received via writing so far.  65 
 66 
City Manager Mark Christensen advised that there are two studies that have been done. One was done 67 
for Alpine School District by MGT and another done by LRB. Both of the studies done showed that the 68 
split is a feasible option. The LRB study was more conservative than the other study. The switch 69 
wouldn’t happen until the 2027 year.  70 
 71 
Mayor Miller opened the public hearing at 6:17 pm. There were no comments so the public hearing was 72 
closed. 73 
 74 
BUSINESS ITEMS: 75 
 76 

1. Consolidated Fee Schedule Update – Republic Services Waste and Recycling Rates Resolution R24-42 (6-77 
4-2024). Budget Analyst Spencer Quain advised that as part of our contract Republic Services can raise 78 
their rates up to 3.5% a year. They have decided to increase the rate this year. The City recommends also 79 
raising our rates to cover the prices. This does not give the City any gain. This will increase the prices about 80 
35 cents per can per month.  81 
 82 
Motion by Council Member Carn to approve the Consolidated Fee Schedule Update – Republic Services 83 
Waste and Recycling Rates Resolution R24-42 (6-4-24) seconded by Council Member Wadman. 84 
Vote:   85 
Council Member Chris Carn    Yes 86 
Council Member Lance Wadman   Yes 87 
Council Member Audrey Barton   Yes 88 
Council Member Stephen Willden   Yes 89 
Council Member Michael McOmber         Yes 90 
Motion carried 5-0. 91 
 92 

2. Jack in the Box Site Plan, located at 1303 N Redwood Road, Karen Wallace as applicant. Planning 93 
Director Sarah Carroll presented this site plan to the City Council. A copy of the site plan can be found in 94 
the City Council packed posted on the City Website. 95 
 96 
Council Member McOmber is concerned that they have two signs on one side of their building which 97 
does not meet current City code. He also wanted to make sure that the elevation on the back side of the 98 
building meets code as well.  99 
 100 
Motion by Council Member Willden approve the Jack in the Box Site Plan, located at 1303 N Redwood 101 
Road, Karen Wallace as applicant with all staff findings and conditions seconded by Council Member         102 
Carn. 103 
Vote:   104 
Council Member Chris Carn    Yes 105 
Council Member Lance Wadman   Yes 106 
Council Member Audrey Barton   Yes 107 
Council Member Stephen Willden   Yes 108 
Council Member Michael McOmber         Yes 109 
Motion carried 5-0. 110 
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 111 
3. Jacobs Ranch Marketplace Rezone from R1-10 to Regional Commercial, with Accompanying Concept 112 

Plan and Development Agreement. Located at Approximately 1900 South Redwood Road, Bill Gaskill as 113 
applicant, Ordinance 24-22 (6-4-2024). Planner Austin Roy advised the Council that the developer is 114 
asking to go from low density (R1-10) residential to Regional Commercial. Half of the project is already 115 
zoned Regional Commercial. The plan shows sufficient parking for the businesses they are proposing here. 116 
The applicant has a potential grocer that wants to locate here, but the developer has advised that the 117 
rezone is needed to make the entire project work.  118 
 119 
City Attorney Kevin Thurman advised that there was a change that wasn’t in the packet. They do not 120 
require piping the canal in a commercial zone, only if it is a residential zone. If they approve this he 121 
recommended they make that note in the motion. 122 
 123 
Council Member Carn mentioned that he spent a lot of time with the residents in this area. He looks at 124 
this very different than what was asked a year ago in the Ring Road area. They could already build on half 125 
of this property because it is currently Regional Commercial. He asked the developer to not have any 126 
residential above the commercial if they build this project. Most people he talked to were not opposed to 127 
this option. He wants to talk to the developer about making the entire rezone contingent on having a 128 
grocer locate there.  129 
 130 
Dan Ford who represents the Jacob Family advised they have one offer from a grocer and another that 131 
they have been in talks with. If it is zoned to Neighborhood Commercial, they can’t have drive-thrus, and 132 
they can only be open during certain hours. That is why they would prefer to have Regional Commercial 133 
zoning.  134 
 135 
Council Member McOmber likes the idea of having Neighborhood Commercial to feather the uses next to 136 
the residential area. He likes the idea of not having the late hours and less traffic to the area. He thinks it 137 
would be a good compromise for those for and against this project.  138 
 139 
Bill Gaskill, the applicant, advised they have a grocery store that is interested in this area. The difference 140 
between this grocer and something like Smiths Marketplace is that this is a neighborhood size of grocer. 141 
They like to have other stores around in a shopping center to have all of the shopping options in one place 142 
since they focus mostly on food.  143 
 144 
Council Member Aubrey Barton thinks that the jump from R1-10 to Regional Commercial is a little drastic. 145 
The taller buildings and types of businesses deters her from wanting to allow it. She would like to have it 146 
stay at a less dense zone like neighborhood commercial.  147 
 148 
Council Member McOmber would like to see feathering of the zones from Regional Commercial to 149 
Neighborhood Commercial/Community Commercial, High Density Residential such as Townhomes, and 150 
then residential homes.  151 
 152 
Council Member Willden advised he would never consider regional commercial next to a residential zone, 153 
but he doesn’t think that is the case here. Up above this area the terrain doesn’t seem buildable, or they 154 
would know what they are getting into when purchasing a home next to this development. He wouldn’t 155 
vote to add high density next to this. He would be okay to allow Regional Commercial if they limited the 156 
height and business types to what is allowed in Community Commercial.  157 
 158 
Council Member Wadman agreed with Council Member Willden. If they allow the Regional Commercial, 159 
it should have some limits to what is allowed. He has concerns about the intersection by Maverik being a 160 
traffic issue and is worried this development would add to it.  161 
 162 
City Attorney Thurman mentioned Maverik doesn’t have a deceleration lane and that could be one of the 163 
causes for traffic issues there. UDOT may or may not require a deceleration lane but the Council can 164 
require that outside of the code. He doesn’t want to come up with engineering standards on the fly but 165 
they can look into it.  166 
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 167 
Public Works Director Jeremy Lapin advised that they could do a traffic study for this area and that would 168 
dictate what would be needed. Maverik did not trigger a need for a deceleration lane but this may increase 169 
traffic enough to require different things. Site plan design is the time that the traffic study would need to 170 
be completed. If it didn’t end up being a UDOT requirement after the traffic study, it would leave funding 171 
up to the City and the Developer to figure out.  172 
 173 
Mayor Miller excused himself from the meeting at 7:10 pm.  174 
 175 
The Council wanted more time to narrow down the decision on business type restrictions and discuss 176 
setback wishes.  177 
 178 
Motion by Council Member Carn to continue the Jacobs Ranch Marketplace Rezone from R1-10 to 179 
Regional Commercial, with Accompanying Concept Plan and Development Agreement. Located at 180 
Approximately 1900 South Redwood Road, Bill Gaskill as applicant, Ordinance 24-22 (6-4-2024) to a 181 
future meeting and Council Member Barton will work with developer and staff to come up with 182 
restrictions on uses and appropriate setbacks on the development seconded by Council Member 183 
Barton. 184 
Vote:   185 
Council Member Chris Carn    Yes 186 
Council Member Lance Wadman   Yes 187 
Council Member Audrey Barton   Yes 188 
Council Member Stephen Willden   Yes 189 
Council Member Michael McOmber         Yes 190 
Motion carried 5-0. 191 
 192 

4. Updates to the Engineering Standard Technical Specifications and Drawings Manual. Ordinance 24-23 193 
(6-4-2024). Public Works Director Lapin reviewed some of the changes to the engineering standard 194 
technical specifications and drawings manual. A summary of the changes can be found in the staff report 195 
that was included in the packet for this meeting. The packet can be found on the City Website.  196 
 197 
Motion by Council Member McOmber to approve the Updates to the Engineering Standard Technical 198 
Specifications and Drawings Manual, Ordinance 24-23 (6-4-2024) seconded by Council Member Carn. 199 
Vote:   200 
Council Member Chris Carn    Yes 201 
Council Member Lance Wadman   Yes 202 
Council Member Audrey Barton   Yes 203 
Council Member Stephen Willden   Yes 204 
Council Member Michael McOmber         Yes 205 
Motion carried 5-0. 206 
 207 
ADJOURNMENT: 208 
There being no further business, Mayor Miller adjourned the meeting at 7:35 p.m. 209 

 210 
 211 
_______________________________ 212 
Jim Miller, Mayor  213 
 214 
Attest:  215 
 216 
_______________________________ 217 
Nicolette Fike, City Recorder 218 
Approved:    219 
 220 



Kent Page, Senior Planner, AICP 

kpage@saratogasprings-ut.gov 
1307 North Commerce Drive, Suite 200  •  Saratoga Springs, Utah 84045 

801-766-9793 x137  •  801-766-9794 fax 

 

CITY COUNCIL 
Staff Report 

 
Site Plan 
Saratoga Commons Lot 1 
June 18, 2024 
PUBLIC MEETING 
 

Report Date:    June 4, 2024 
Applicant & Owner: WDG Saratoga LLC (c/o McKenna Christensen)  
Location: 737 N. Saratoga Road 
Major Street Access: Saratoga Road 
Parcel Number(s) & Size: Lot 1 of Saratoga Commons Subdivision, 1.27 acres 
Land Use Designation:  Regional Commercial 
Parcel Zoning: Regional Commercial with Gateway Overlay Zone over the entire 

lot 
Adjacent Zoning:  Regional Commercial 
Current Use of Parcel:  Vacant 
Adjacent Uses: West & South: Tagg-N-Go Car Wash (under construction); North: 

Pioneer Crossing; East: Saratoga Road [1200 East/2300 W. (Lehi)] 
Previous Meetings: Planning Commission, Preliminary Plat, September 8, 2022; 

City Council, Rezone & Preliminary Plat, October 18, 2022;  
Planning Commission, Site Plan, May 30, 2024 

Previous Approvals:  Rezone, Preliminary Plat, Final Plat 
Type of Action: Administrative 
Land Use Authority: City Council 
Planner:   Kent Page, Senior Planner 

 

 
A. Executive Summary:   
This is a request for approval of the Saratoga Commons Lot 1 Site Plan which includes a 7,300 square 
foot building with an outdoor patio, 23.1% landscaping, 53 parking stalls and a drive-thru lane. The 
building footprint indicates two tenant space designated for retail and one designated for a drive-thru 
restaurant.  

Recommendation:  
Staff recommends that the City Council conduct a public meeting on the Site Plan application, 
review and discuss the proposal, and choose from the options in Section H of this report. 
Options include approval with or without conditions, denial, or continuation.  

 

mailto:kpage@saratogasprings-ut.
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B. Background:  Final Plat was recorded on June 23, 2023.  Site Plan application was received on 
March 1, 2024.  The Planning Commission unanimously recommended approval in a Public 
Meeting on May 30, 2024.  The Entire lot is included in the Gateway Overlay Zone. 

 
C. Specific Request: The applicant requests approval of the Site Plan for Saratoga Commons Lot 

1 (1.27 acres) for a Regional Commercial use located at 737 N. Saratoga Road.  
 
D. Process: 19.13.04(1) specifies that a non-residential site plan is reviewed and receives a 

recommendation by the Planning Commission to the City Council.  A Site Plan approval is an 
administrative act after public meetings before the Planning Commission and City Council.  The 
City Council makes the final decision to either approve with or without conditions, continue, or 
deny the request.  The Site Plan review includes landscaping, parking, architecture, utilities, 
roads, grading, drainage, etc. following Section 19.14. 

  
E. Community Review:  

Public Meeting: This has been noticed as a public meeting pursuant to City and State statutes, 
which requires posting notice of the meeting and the agenda not less than 24 hours before the 
meeting.  

 
F.  General Plan:  

The site is designated as Regional Commercial on the Land Use Map of the General Plan. The 
General Plan describes the general characteristics of the Regional Commercial land use 
designation as follows:  
 

These areas generally should include a variety of retail uses including big box 
retail configured in developments that provide excellent vehicular access to and 
from major transportation facilities. They should include special urban 
improvements to make rich and enjoyable public spaces. To promote foot 
traffic, these areas should be compact and include a safe pedestrian 
environment and access to a multi-modal transportation network. 

 
Staff Conclusion: Consistent. A retail building allows a variety of permitted uses in the Regional 
Commercial zone. Adjacent properties are zoned RC.  This is a request for approval of the 
Saratoga Commons Lot 1 Site Plan which includes a 7,300 square-foot building with an outdoor 
patio, 23.1% landscaping, 53 parking stalls, and a drive-thru lane. The building footprint 
indicates two tenant spaces designated for retail and one designated for a drive-thru 
restaurant.  Access will be from the intersection of two major streets – Pioneer Crossing and 
Saratoga Road.  Safe pedestrian access is planned for on this site and between adjacent 
properties. 
 

G. Code Criteria:  
For Site Plans 
For full analysis please see the attached Planning Review Checklist.  

• 19.04, Land Use Zones: Complies. 
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• 19.06, Landscaping and Fencing: Complies. 

• 19.09, Off-Street Parking: Complies. 

• 19.11, Lighting: Complies.   

• 19.13, Process: Complies. 

• 19.14, Site Plans: Complies. 

• 19.16, Site and Architectural Design Standards: Complies. 

• 19.18, Sign Regulations: Complies (separate permit and approval required)  

• Louise Johansen Michael Johansen Development & Annexation Agreement: Complies. 
  
H. Recommendation and Alternatives: 

Staff recommends that the City Council discuss the application, and choose from the following 
options.  
 
Option 1 – Approval 
“I move that the City Council approve the requested Site Plan for Saratoga Commons Lot 1, 
located at 737 North Saratoga Road, with the Findings and Conditions in the Staff Report.” 

 
Findings  
1. The application is consistent with the General Plan’s Regional Commercial Land Use, 

as outlined in Section F of this report, which section is incorporated by reference 
herein.  

2. The application complies with the applicable criteria in the Land Development Code 
including the Gateway Overlay, as outlined in Section G of this report, which section 
is incorporated by reference herein.  

3. The application complies with the Louise Johansen Michael Johansen Development 
& Annexation Agreement as outlined in Section F of this report, which section is 
incorporated by reference herein.  (The requirement of the Development and 
Annexation Agreement is for all development to be subject to the Regional 
Commercial zone.) 

 
Conditions: 
1. All conditions of the City Engineer shall be met, including but not limited to those in 

the Engineering Staff Report. 
2. All requirements of the Fire Chief shall be met.  
3. The Saratoga Commons Lot 1 Site Plan is recommended as shown in the 

attachments to the Staff report. Any remaining redlines shall be corrected before 
the plans are stamped for construction.  

4. All other Code requirements shall be met.  
5. Any other conditions or changes as articulated by the City Council: 

_____________________________________________________________. 
 
Option 2 – Continuance  
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“I move to continue the Site Plan for Saratoga Commons Lot 1 to another meeting on [DATE], 
with direction to the applicant and Staff on information and/or changes needed to render a 
decision, as follows:  
 

1. ______________________________________________________________ 
2. ______________________________________________________________ 

 
Option 3 – Denial 
“I move that the City Council deny the requested Site Plan for Saratoga Commons Lot 1, located 
at 737 North Saratoga Road with the Findings below:  
 

1. The application is not consistent with the General Plan:  
a. _________________________________________________________, 

and/or, 
2. The application is not consistent with Section {XX.XX] of the Code: 

a. _________________________________________________________. 
 

J. Exhibits:  
1. City Engineer’s Report (Scott is working on the Engineering Staff Report) 
2. Location & Zone Map 
3. Planning Review Checklist 
4. Site Plan, Elevations, Landscaping 
5. Planning Commission DRAFT Minutes, May 30, 2024 



Staff Report 
 

Author:  Scott Petrik, Staff Engineer  
Subject:  Saratoga Commons Lot 1– Site Plan                 
Date:  30 May 2024 
Type of Item:   Site Plan Approval 
 
 

Description: 
A. Topic:    The Applicant has submitted a Site Plan application. Staff has reviewed the 

submittal and provides the following recommendations. 
 
B. Background: 
 

Applicant:  McKenna Christensen—CW Urban  
Request:  Site Plan Approval 
Location:  737 N Saratoga Rd 
Acreage:  1.271 Acres - 1 Lot 
 

C. Recommendation:  Staff recommends the approval of Site Plan subject to the following 
conditions: 

 
1. All review comments and redlines provided by the City Engineer are to be complied 

with and implemented with the approved construction drawings. 
 
2. Provide a Storm Water Pollution Prevention Plan (SWPPP) following the State 

template, prior to the pre-construction meeting. 
 
3. Owner to record a Long-Term Storm Water Management Agreement and provide a 

Long-Term Storm Water Management Plan (LTSWMP) for the project.  The plan 
portion will be required prior to scheduling a pre-construction meeting. 

 
4. Project shall comply with all ADA standards and requirements. 
 
5. Developer must secure water rights as required by the City Engineer, City Attorney, 

and development code. 
 
6. Developer shall provide easements for all public utilities not located in the public 

right-of-way. 
 
7. Developer is required to ensure that there are no adverse effects to adjacent 

properties due to the grading practices employed during construction.   
 

8. Developer may be required by the Saratoga Springs Fire Chief to perform fire flow 
tests prior to the issuance of certificate of occupancy or prior to commencement of 
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the warranty period. 
 
9. Submittal of as-built drawings in pdf format to the City Engineer is required prior to 

acceptance of site improvements and the commencement of the warranty period.  
 
10. Project bonding for the site plan must be completed as approved by the City Engineer 

prior to the preconstruction meeting. 
 
11. Developer shall bury the power lines less than 46 kV that are within this plat.   
 
12. Please be advised that, only a signed reimbursement agreement approved by the 

City Council, as detailed in the City Engineering Standard 00500/2.3/E, can guarantee 
that improvements in this project are eligible for reimbursement by the City.  If the 
applicant believes that some of the improvements in this project are eligible for 
reimbursement from the City, it is strongly recommended the applicant obtain a 
reimbursement agreement from the City before they are constructed.  Constructing 
them without a signed reimbursement agreement in place, even if they are 
approved/accepted in the construction drawings, inspected by the City as they are 
constructed, and/or contained in the City’s Capital Facilities Plans and Impact Fees 
Facilities Plans, is at the sole risk of the developer without any guarantee of 
reimbursement or any particular timing of reimbursement. 

 
13. The offsite detention system and pretreatment device shown within the construction 

drawings shall be constructed with Lot 1.   
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Southwest Corner of Pioneer Crossing and Saratoga Road
Zoning: Regional Commercial
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APPLICATION REVIEW CHECKLIST  
 

                                                          Application Information      

 

Date Received:     3/1/2024 

Date of Review:    3/15/2024 

Project Name:     Saratoga Commons Lot 1 

Project Request / Type:   Site Plan 

Meeting Type:     Planning Commission Public Meeting 

Applicant & Owner: WDG Saratoga LLC (c/o Ian Cahoon, former; McKenna 

Christensen, current) 

Location:     737 N. Saratoga Road 

Major Street Access:    Saratoga Road (1200 East – Saratoga; 2300 West – Lehi) 

Parcel Number(s) and size:   Lot 1 of Saratoga Commons Subdivision, 1.27 acres 

Land Use Designation:    Regional Commercial 

Parcel Zoning:     Regional Commercial 

Adjacent Zoning: Regional Commercial 

Current Use:     Vacant 

Adjacent Uses: West & South: Tagg-N-Go Car Wash (under construction); 

North: Pioneer Crossing; East: Saratoga Road 

Previous Meetings:    City Council, Rezone & Preliminary Plat, October 18, 2022; 

      Planning Commission, Preliminary Plat, September 8, 2022 

Previous Approvals:    Rezone, Preliminary Plat, Final Plat 

Type of Action:    Administrative 

Land Use Authority:   City Council 

Future Routing:   Planning Commission then City Council 

Planner:     Kent Page, Senior Planner 

 

 

                                                  Section 19.13 – Application Submittal      

 

• Application Complete: yes 

• Rezone Required: no 

• General Plan Amendment required: no 

• Additional Related Application(s): Concept Site Plan Red Lines returned 2/7/24 

 

Section 19.13.04 – Process 

 

• DRC: March 12, 2024 

• PC: May 30, 2024 

kpage
Text Box
Exhibit 3: Planning Review Checklist



• CC: June 18, 2024 (Tentative) 

 

General Review 

 

Building Department 

• No Comments 

 

Fire Department 

• No Comments 

 

GIS / Addressing 

• No Comments 

 

Additional Recommendations: 

• No Comments 

 

                                                                    Code Review       

• 19.04, Land Use Zones 

o Zone: Regional Commercial 

o Use: Regional Commercial 

 

 
 

 

 

 

 

 

 

 



19.04  Establishment of Land Use Zones:  Gateway Overlay  
Regulation Compliance Findings 

Landscaping: In addition to the landscaping requirements in Chapter 

19.06, the following shall apply to developments in the Gateway 

Overlay: 
  

a. A unified landscape them must be provided that is designed to: 

 

i. Be compatible with adjacent land uses and landscaping, 

including similar size and types of plants and street furniture; 

Complies. 
Additional landscaping added to 

comply with Gateway Overlay 

Landscape Requirements 

ii. Utilize water conservation and use of plant material suited to 

conditions in Saratoga Springs, including drought tolerant 

plants and those identified as appropriate in USDA hardiness 

zones 7a and 7b. 

Complies. 
Code requires 50%, Site Plan 

shows 83.7%. 

b. Additional landscape features shall be installed along Gateway 

Overlay arterial and collector streets, all development entry corners, 

and along all sides of buildings visible to the community entrance.  

These features shall include raised accent planters with shrubs or 

flowers or both, as well as at least two of the following: 

i. Clusters of native grasses or other similar plants or both; 

Complies. 

Landscape elevation drawing from 

Pioneer Crossing and Saratoga 

Road show enhanced landscaping 

beyond the Code. 

ii. Small groves of trees; Complies. 
6 deciduous trees required; 

showing 15. 

iii. Water features; and/or Complies. No water feature 

iv. Other similar landscaping features as approved by planning 

staff. 
Complies. 

Requires 6 deciduous trees, 

providing 15; requires 22 shrubs, 

providing 290 

c. At least 50% of the entrance area in front of each building, and 

along the Gateway Overlay arterial and collector street side of each 

building, shall be designed with streetscape elements which include 

but are not limited to awnings, benches, trees, planters, benches, 

drinking fountains, decorative garbage canisters, outdoor clocks, 

public art, water features, outdoor restaurant seating, outdoor 

plazas/gathering areas, and other similar streetscape features. 

Complies. 

Site plan includes landscape 

elevation drawings for Pioneer 

Crossing and Saratoga Road. 

 

Application provides this statement 

of compliance: 

 

19.05 Supplemental Regulations 
Regulation Compliance Findings 

Flood Plain: All buildings and structures intended for human 

occupancy shall be constructed at least (1) one foot above the base 

flood elevation of Zone A as defined on the FEMA Flood Insurance 

Map. 

Complies. 
At least one foot above the base 

flood elevation of Zone A. 

Water & Sewage: Each lot shall be connected to City water and sewer. Complies.  

Transportation Master Plan: No building lot shall be created and no 

structure shall be erected within the location of a proposed street, road, 

highway, or right-of-way as shown on the City’s currently-approved 

Transportation Master Plan. 

Complies. 
No conflict with transportation 

master plans. 

Property Access - All lots shall abut a dedicated public street or 

highway or a private roadway. 
Complies.  

19.05.16. Special Standards and Considerations Governing 

Particular Uses. See Code for details 
  

Automobile refueling stations and car wash operations.  Complies. Not proposed 

Automobile Repair, Minor:   Complies. Not proposed 

Car Wash (full service).  Complies. Not proposed 

Hotels.  Complies. Not proposed 

Kennel, Private. Complies. Not proposed 



Storage, Self-Storage, or Mini-Storage Units. Complies. Not proposed 

Vehicle Storage.  Complies. Not proposed 

Public and Private Utility Building or Facility and Public Building 

Sites. 
Complies. Not proposed 

Bars. Complies. Not proposed 

19.06 Landscaping and Fencing 
Landscape Plans 

Regulation Compliance Findings 

Landscape Architect: Landscaped plans shall be prepared by a 

licensed landscape architect. 

Does Not 

Comply. 

Not stamped or signed by licensed 

landscape architect. 

Existing Conditions: Show the location and dimension of all existing 

and proposed structures, property lines, easements, parking lots, power 

lines, rights-of-way, ground signs, refuse areas, and lighting. 

Complies. 
Shown in Demolition Plan sheet 

CO.2 of Site Plan 

Planting Plan: Show location and planting details for all proposed 

vegetation and materials. Indicate the size of the plant material at 

maturation. All existing vegetation that will be removed or remain must 

be identified. 

Complies.  

Plants: The name (both botanical and common name), quantity, and 

size of all proposed plants. 
Complies.  

Topography: Existing and proposed grading of the site indicating 

contours at two-foot intervals. 
Complies. 

Shown on the Demolition Plan sheet 

and Grading and Drainage sheet 

(C2.0) 

Irrigation: Irrigation plans showing the system layout and details. Complies.  

Fencing: Location, style, and details for proposed and existing fences 

and identification of the fencing materials. 
Complies. No fencing proposed 

Data Table: Table including the total number of each plant type, and 

total square footage and percentage of landscaped areas, domestic turf 

grasses, decorative rock, mulch, bark, and drought tolerant plant 

species. 

Complies.  

No domestic turf grass proposed. 

29,414 sq. ft. of rock mulch (within 

property line and right-of-way) 

12,971 (23.4%) landscaping 

243 of 290 (83.7%) drought 

tolerant species. 

Completion of Landscape Improvements: All required landscaping 

improvements shall be completed in accordance with the approved site 

plan, subdivision plat, landscape plan, irrigation plan, or other approval 

and shall be bonded for in accordance with Section 19.12.05. 

Can 

Comply. 

Engineering will calculate bonding.  

Bonding is needed before 

recordation.  

Planting Standards 
Deciduous Trees: Minimum 2" in caliper. Complies.  

Evergreen Trees: Minimum 6' in height. Complies.  

Tree Base Clearance: 3’ diameter around every tree must be kept clear 

of turf and rock mulch. In parking lot islands and other narrow strips 

where turf two feet or less in width would otherwise occur, this clear 

area may be reduced to 2’. 

Complies.  

Shrubs: 25% of required shrubs must be a minimum of 5 gallons in 

size at time of installation; all other required shrubs shall be a minimum 

of 1 gallon in size. 

Complies.  

Turf: No landscaping shall be comprised of more than seventy percent 

turf, except within landscaped parks. 
Complies. No turf proposed. 

Artificial Turf : Shall require a building permit shall meet the 

following requirements with documentation provided by home owner 

or contractor: 

i. Artificial turf shall have a minimum eight-year “no-fade” 

warranty; 

ii. Multi-color blend needed to mimic real grass 

iii. Must be installed according to manufacturer’s instructions; 

N/A. Not allowed 



iv. Minimum pile height shall be 1.5 inches, minimum 

face/pile weight shall be at least 50 oz. per square yard, and 

water permeability shall be at least 19 inches per hour; 

v. Landscape plan shall provide for a minimum of 25 percent 

live vegetation coverage to comply with residential front 

and/or street side yard landscape standards; 

vi. Landscaping shall maintain a five-foot diameter around 

trees free from roc, debris, or artificial turf; 

vii. Rubber or inorganic infill is prohibited while organic infill 

is permitted; 

viii. The term “artificial turf” shall not be construed to include 

artificial trees, shrubs or bushes; and 

ix. Storm water runoff shall be maintained on-site. 

Drought Tolerant Plants: 50% of all trees and shrubs shall be drought 

tolerant. 
Complies. 

What is the definition of “drought 

tolerant”? 

Rock Mulch: Rock mulch shall be two separate colors and separate 

sizes and must be contrasting in color from the pavement and other 

hard surfaces. All colors used must be earth tones. 

Complies. 
Showing at least two separate 

colors and three different sizes. 

Design Requirements 
Evergreens: Evergreens shall be incorporated into landscaped 

treatment of sites where screening and buffering are required. 
Complies.  

Softening of Walls and Fences: Plants shall be placed intermittently 

against long expanses of building walls, fences, and barriers to create a 

softening effect. 

Complies.  

Planting and Shrub Beds: Planting and shrub beds are encouraged to 

be used in order to conserve water. 
Complies.  

Water Conservation: Water-conserving sprinkler heads and rain 

sensors are required. Drip lines should be used for shrubs and trees. 
Complies.  

Energy Conservation: Placement of plants shall be designed to reduce 

energy consumption. Deciduous trees are encouraged to be planted on 

the south and west sides of structures. Evergreens are encouraged to be 

planted on the north side of structures. 

Complies.  

Placement: Whenever possible, landscaping shall be placed 

immediately adjacent to structures, particularly where proposed 

structures have large empty walls. 

Complies.  

Trees and Power Poles: No trees shall be planted directly under or 

within 10’ of power lines, poles, or utility structures unless:  

a. The Land Use Authority gives its approval.  

b. The Power Company or owner of the power line gives 

written consent.  

c. The maximum height or width at maturity of the tree species 

planted is less than 5’ to any pole, line, or structure.  

Complies.  

Preservation of Existing Vegetation 

Where possible and appropriate, existing native vegetation must be 

incorporated into the landscape treatment of the proposed site. 
Complies. 

No existing native vegetation worth 

saving. 

Tree Preservation: Existing mature evergreen trees of 16’ in height 

or greater, and existing mature deciduous or decorative trees of more 

than 4” in caliper, shall be identified on the landscape plan and 

preserved if possible. If a mature tree is preserved, an area around 

the roots as wide as the existing canopy shall not be disturbed. 

N/A. No trees meet these standards. 

If preservation is not possible, the required number of trees shall be 

increased by double the number of such trees removed. 
N/A.  

The replacement trees for evergreen trees shall be evergreens, and 

for deciduous shall be deciduous. 
N/A.  

Deciduous trees smaller than four inches in caliper, or mature N/A.  



ornamental trees, that are removed shall be replaced on a one to one 

ratio. 

Replacement trees shall be in addition to the minimum tree 

requirements of this Chapter, and shall comply with minimum sizes 

as outlined in the Chapter. 

N/A.  

Planter Beds 

Weed Barrier: A high quality weed barrier or pre-emergent shall be 

used. 
Complies.  

Materials: High quality materials such as wood chips, wood mulch, 

ground cover, decorative rock, landscaping rocks, or similar materials 

shall be used, and materials must be heavy enough to not blow away in 

the wind. 

Complies. Note added. 

Edging: Concrete edging must be used to separate planter and turf 

areas in all non-residential zones. 
N/A. No turf proposed. 

Drip Lines: Drip lines must be used in planter beds. Complies.  

Fencing and Screening 

Front Yards: Fences exceeding 3’ in height shall not be erected in any 

front yard space of any residential lot. 
N/A. Not residential 

Clear Sight Triangle: All landscaping and fencing shall be limited to a 

height of not more than 3’ and the grade at such intersections shall not 

be bermed or raised and comply with AASHTO Standards. 

Complies. Very low height shrubs. 

Required Residential Fencing: Fencing in residential development 

shall be placed along property lines abutting open space, parks, canals, 

and trails. In addition, fencing may also be required adjacent to 

undeveloped properties. 

N/A. Not residential 

Fences along open space, parks, canals, and trails shall be semi-private. 

Exception: privacy fencing is permitted for property lines abutting trail 

corridors that are not City maintained and are both adjacent to and 

visible from an arterial. 

N/A. No fencing 

Fencing along arterial roads shall be of a consistent material and color 

within each development. 
N/A. No fencing 

Fencing along open space, parks, and trails may be less than 6’ in 

height but shall not be less than 3’ in height, at the discretion of the 

property owner or HOA as applicable. 

N/A. No fencing 

Screening at Boundaries of Residential Zones: For residential 

developments abutting active agricultural property or operations, a solid 

fence or wall shall be installed and maintained along the abutting 

property line. 

N/A. Not residential 

Amount of Required Landscaping 
Portions of the property that are not developed with structures, rights of 

ways, or parking areas shall be required to be landscaped per the 

definition of Landscaping in Section 19.02 in all land use zones. 

Complies.  

Multi-family, common space not including parks, and nonresidential 

development in all zones shall be required to adhere to the minimum 

landscaped standards in 19.06.07 of the Land Development Code. 

Complies. 
Meets 20% landscaping 

requirement. 

At least 50% of the landscaped area shall be covered with live 

vegetation at maturity, including shrubs, grasses, flowers, tree and 

shrub canopies and other live vegetation. The percentage may be 

reduced to 40% in areas where bark mulch, wood or plant fiber mulch, 

or rubber mulch is used instead of rock mulch. 

Complies. 
91% with right-of-way; 50% within 

property lines. 

 

 

 

 

 



 

Landscape Amount 
Category To Be Reviewed Regulation Compliance Findings 

Total Square Footage 55,406     

Required Landscaping  11,081 

Complies 

23,662 (includes 11,260 sq. ft. outside 

project property boundary and 12,971 

sq. ft. within) 

Required Deciduous Trees 6 Complies providing 15 

Required Evergreen Trees 4 Complies providing 4 

Required Shrubs 22 Complies Providing 290 

Drought Tolerant Trees & 

Shrubs 
50% 

Complies 
90% of trees; 83.70% of shrubs 

 

 

 

19.09 Off Street Parking 
General Provisions 

Regulation Compliance Findings 

Materials: Parking areas shall consist of concrete, asphalt, or other 

impervious materials approved in the City’s adopted construction 

standards 

Complies.  

Parking Area Access: Common Access: Parking areas for one or more 

structures may have a common access so long as the requirements of all 

City ordinances, regulations, and standards are met. The determination 

of the locations for a common access shall be based upon the geometry, 

road alignment, and traffic volumes of the accessed road per the 

Standard Technical Specifications and Drawings. 

Complies.  

Sidewalk Crossing: All non-residential structures are required to 

provide parking areas where automobiles will not back across a 

sidewalk to gain access onto a public or private street. 

Complies.  

Cross Access: Adjacent non-residential development shall stub for 

cross-access. Developers must provide the City with documentation of 

cross-access easements with adjacent development. 

Complies. Cross-access agreement provided. 

Lighting: Parking areas shall have adequate lighting to ensure the safe 

circulation of automobiles and pedestrians. Lighting shall be shielded 

and directed downward. 

Complies.  

Location of Parking Areas: Required off-street parking areas for non-

residential uses shall be placed walking path of travel distance to the 

nearest customer entrance from the correlating non-residential use and 

individual tenant space as outlined in the table below. Unenclosed 

parking for residential areas shall not be provided in rear yards, unless 

said yard abuts an alley-type access or is fenced with privacy fencing. 

 

Complies.  



a. Exception: To promote walkability, Mixed-Use and Mixed-

Waterfront zones, and the Town Center Overlay (identified in 

the General Plan), shall be allowed to place parking garages and 

parking lots on the edge of shopping areas. 

i. The walking path travel distance from a business’ main 

entrance shall not apply to these areas. 

Curb Cuts and Shared Parking: In most cases, shared parking areas 

shall share ingress and egress. This requirement may be waived when 

the City Engineer believes that shared accesses are not feasible. In 

reviewing the site plans for the shared parking areas, the City Engineer 

shall evaluate the need for limited access, appropriate number of curb 

cuts, shared driveways, or other facilities that will result in a safer, 

more efficient parking and circulation pattern. 

N/A. No shared parking. 

Parking plans shall show the following: the required number of 

stalls and aisles scaled to the correct dimensions; the correct 

number of ADA accessible parking spaces; storm water drainage 

capabilities; lighting; landscaping and irrigation; and pedestrian 

walkways. 

Complies.  

Provide accessible parking as required by Americans with 

Disabilities Act, see https://www.ada.gov/topics/parking/    

https://adata.org/factsheet/parking  

Complies.  

Parking Requirements and Shared Parking 
Available on-street parking shall not be counted towards meeting the 

required parking stalls. 
Complies. No on-street parking is counted. 

When a parking requirement is based upon square footage, the assessed 

parking shall be based upon gross square footage of the building or use 

unless otherwise specified in the requirement. 

Complies.  

When parking requirements are based upon the number of employees, 

parking calculations shall use the largest number of employees who 

work at any one shift. Where shift changes may cause substantial 

overcrowding of parking facilities, additional stalls may be required. 

N/A.  

When a development contains multiple uses, more than one parking 

requirement may be applied. 
N/A.  

Tandem parking spaces will not be counted as parking spaces for non-

residential uses except for stacking spaces where identified. 
N/A. No tandem parking. 

Any fraction obtained when calculating the parking requirement shall 

be rounded up to the next whole number to determine the required 

number of parking stalls. 

Complies.  

Where no comparative land use standard for parking is found in Section 

19.09.10, Required Minimum Parking, the Land Use Authority for the 

related development shall determine an appropriate requirement using 

the following criteria: (see code) 

  

Any information provided by the developer relative to trip generation, 

hours of operation, shared parking, peak demands, or other information 

relative to parking shall be considered when evaluating parking needs. 

N/A. Not needed. 

Parking Deviations. Parking requirements may deviate from the 

standards contained in Section 19.09.10, Required Minimum Parking, 

when the Land Use Authority determines that the deviation meets the 

intent of this Chapter. Reductions may not exceed 25% of the parking 

requirements and shall be based on the following criteria: 

1. the intensity of the proposed use;  

2. times of operation and use;  

3. whether the hours or days of operation are staggered thereby 

reducing the need for the full amount of required parking;  

N/A. No reductions requested. 

https://www.ada.gov/topics/parking/
https://adata.org/factsheet/parking


4. whether there is shared parking agreement in accordance with 

Section 19.09.05.10 below;  

5. the number of employees; 

6. the number of customers and patrons; 

7. trip generation; and  

8. peak demands. 

Shared Parking. Up to 25% of required parking may be shared with an 

adjacent use upon approval by the Land Use Authority. The developer 

must provide:  

a. an agreement granting shared parking or mutual access to the 

entire parking lot; and  

b. b. peak demand data by a professional traffic engineer showing 

that shared parking will accommodate the uses. 

N/A. No shared parking. 

Guest Parking. Two-Family dwellings, Three-Family dwellings, Multi-

Family dwellings, and dwellings above commercial.  

 a. Guest parking shall be provided at a ratio of 0.25 stalls per 

 unit.  

  i. When a rear-load product is allowed in a village plan 

  or neighborhood plan, and is accessed with aprons 

  rather than driveways, guest parking shall be provided 

  at a ratio of one stall per unit.  

 b. Driveways shall not count towards the guest parking 

 requirement.  

 c. Guest parking shall be located within two-hundred feet of the 

 dwelling unit. 

  

Pedestrian Walkways and Accesses. 

Parking lots larger than 75,000 square feet shall provide raised or 

delineated pedestrian walkways. Walkways shall be a minimum of 10’ 

wide and shall be placed through the center of the parking area and 

extend to the entrance of the building. Landscaped islands along the 

center walkway shall be placed at a minimum interval of every 30’. 

Landscaped islands are encouraged to be offset from one another to 

create a feeling of greater coverage. Pedestrian covered walkways may 

be substituted for tree-lined walkways. Where the developer desires to 

have a driveway access at the center of the parking area, a pedestrian 

access shall be placed on either side of the driveway. 

N/A.  

Landscaping in Parking Areas 
All parking areas (not including a driveway for an individual dwelling) 

for non-residential or multi-family residential uses that are adjacent to 

public streets shall have landscaped strips of not less than 10’ in width 

placed between the sidewalk and the parking areas, containing a berm, 

hedge, or screen wall with a minimum height of 3’ to minimize 

intrusion of lighting from headlights and other lighting on surrounding 

property. Trees, both deciduous and evergreen, shall be placed in the 

strip with spacing of no more than 30’ between trees except in the clear 

sight triangle, and except where located beneath powerlines. The 

standards of section 19.06.06, Planting Standards and Design 

Requirements, shall apply for the minimum size of vegetation. Within 

regional parks this requirement may be met through the use of 

intermittent planter beds rather than a berm, hedge, or screen wall; trees 

or shrubs may be clustered in the planter beds where necessary to shield 

light spillage. 

Complies.  

All landscaped areas abutting any paved surface shall be curbed (not 

including a driveway for an individual dwelling). Boundary 

landscaping around the perimeter of the parking areas shall be 

separated by a concrete curb 6” higher than the parking surface. 

Complies.  



Clear Sight Triangles must be followed. Complies.  

All landscaped parking areas shall consist of trees, shrubs, and 

groundcover. Areas not occupied by structures, hard surfaces, vehicular 

driveways, or pedestrian walkways shall be landscaped and maintained. 

All landscaped areas shall have an irrigation system. 

Complies.  

On doubled rows of parking stalls, there shall be one 36’ x 9’ 

landscaped island on each end of the parking rows, plus one 36’ x 9’ 

landscaped island to be placed at a minimum of every twenty parking 

stalls. Each island on doubled parking rows shall include a minimum of 

two trees per planter.  

Complies.  

On single rows of parking or where parking abuts a sidewalk, there 

shall be one 18’ x 9’ foot landscaped island a minimum of every ten 

stalls. Islands on a single parking row shall have a minimum of one tree 

per island.  

i. Exception: Landscaped islands are not required in single rows 

of parking that abut or are no farther than 6’ from a landscaped 

area containing an equal or greater number of trees as would 

have been provided in islands, in addition to trees required for 

the landscaped area. Such trees shall be located within 9’ of the 

edge of parking area, and shall have a canopy width that, at 

maturity, will extend into the parking area. 

Complies.  

Landscaped islands at the ends of parking rows shall be placed and 

shaped in such a manner as to help direct traffic through the parking 

area. 

Complies.  

Required Minimum Parking 
See table in 19.09 Complies.  

Drive-thru Requirements 
Each stacking space shall accommodate one vehicle and be no less than 

20 feet in length from the point of service. 
Complies.  

All drive-thru facilities must provide at a minimum 3 stacking spaces 

(60’) per lane (up to 3 stacking spaces may count towards required 

parking). 

Complies.  

Bank or financial institution (including ATMs): minimum of 3 stacking 

spaces per lane. 

Food or beverage establishment: minimum of 5 stacking spaces. 

Complies.  

Entrances and exits of drive-thru lanes shall be clearly marked to 

designate the direction of traffic flow. 
Complies.  

A Final Traffic report shall be provided and approved to demonstrate 

how all queuing shall be contained within the property, business, or use 

and not affect the surrounding roads. Stacking shall be designed so that 

it does not have the potential to overflow onto the street or adjacent 

property, business, or use. 

Complies. 

 

Landscaping: A three foot (3’) wide raised median or planter between 

the drive-thru aisle and the parking area shall be provided. 
Complies.  

All drive-thru lanes adjacent to public streets shall have landscaped 

strips of not less than ten feet in width placed between the sidewalk and 

the drive-thru lanes that contain a berm, hedge, or screen wall with a 

minimum height of three feet to minimize intrusion of lighting from 

headlights and other lighting from surrounding properties. 

Complies.  

Gateway Overlay Parking 
Developments in the Gateway Overlay shall be designed with no 

parking between the Gateway Overlay arterial or collector streets and 

the street side of any buildings. 

Complies.  

 



 

 

 

19.11 Lighting 
General Standards 

Regulation Compliance Findings 

Material: All Lighting Fixtures and assemblies shall be metal. Complies.  

Base: All lighting poles shall have a 16” decorative base. Complies.  

Type: All lighting fixtures shall be of the full cutoff variety. Shoebox 

fixtures are prohibited. 
Complies.  

Angle: Shall be directed downward. Complies.  

Lamp: Bulbs may not exceed 4000k. Complies.  

Drawings: Design and location of fixtures shall be specified on the 

plans. 
Complies.  

Flags: The Unites States flag and the state flag shall be permitted to be 

illuminated from dusk till dawn. All other flags shall not be illuminated 

past 11:00 p.m. Flag lighting sources shall not exceed 10,000 lumens 

per flagpole. The light source shall have a beam spread no greater than 

necessary to illuminate the flag. 

N/A. No flag poles proposed. 

Prohibited Lighting: Searchlights, strobe lights and any laser source 

light or any similar high intensity light. 
N/A.  

Descriptions: Descriptions of the illuminating devices, fixtures, lamp 

supports, and other devices. This description may include, but is not 

limited to, manufacturers’ specifications, drawings, and sections. 

Complies.  

Single Family: Homes located less than one half mile from Camp 

Williams shall have full cutoff lighting that does not exceed 90, and no 

upward lighting is permitted. 

N/A.  

Nonresidential Lighting 
All wall-mounted fixtures shall not be mounted above 16’. The 

exception shall be those instances where there is a second story access 

directly from the outdoors, and under-eave lighting. Wall-mounted 

lighting shall be only for the illumination of vertical surfaces such as 

building facades and signs, and shall not cast illumination beyond the 

surface being illuminated. 

Complies.  



Intermittent lighting must be of the "motion sensor" type that stays on 

for a period of time not to exceed 10 minutes and has a sensitivity 

setting that allows the lighting fixture to be activated only when motion 

is detected on the site. 

N/A.  

All trespass lighting shall not exceed 1.0 foot-candles measured at the 

property line, except that trespass lighting into residential development 

shall not exceed 0.1 foot-candles measured at the property line. 

Complies.  

Service station canopies must utilize canopy lights that are fully 

recessed into the canopy or are fully shielded by the canopy. 
N/A.  

All freestanding lighting fixtures and assemblies shall be black. 

Regional Parks may include theme lighting fixtures in colors other than 

black. The color shall enhance the theme of the park and shall be 

approved during the site plan review process. 

Complies.  

Pole design shall include an arm and bell shade. Regional Parks may 

include theme lighting fixtures that do not include an arm and bell 

shade. The design shall enhance the theme of the park and shall be 

approved during the site plan review process. 

Complies.  

Parking lot poles shall be limited to a height of 16’ when in or within 

200’ of a residential zone; all other locations shall have a height limit of 

20’. 

Complies.  

All lighting fixtures in surface parking lots and on the top decks of 

parking structures shall be fitted to render them full cutoff. 
Complies.  

One hour after closing or by 11:00 pm, whichever is earlier, businesses 

must turn off at least 50% of building lighting and lighting fixtures in 

surface parking lots and on top decks of parking structures; however, 

those lighting fixtures turned off may be set to function utilizing a 

motion detector system. Lights may be turned back on one half hour 

prior to the first employee shift. 

Complies. Note is on Lighting Plan. 

Business open for 24 hours must turn off 50% of their outdoor and 

parking lot lighting by 11:00 pm and must keep them off until one half 

hour before sunrise, however, those lighting fixtures turned off may be 

set to function utilizing a motion detector system. 

Complies. Note is on Lighting Plan. 

Walkway Lighting 

Lighting of all pedestrian pathways is recommended. Complies. 
Ample lighting from street lights 

and on-site lighting. 

All pathway, walkway, and sidewalk lighting fixtures shall be mounted 

at a height not to exceed 10’.  

i. Themed walkway lighting within Regional Parks shall not 

exceed a height of 25’. Such lighting within 200’ of residential 

development shall not exceed 16’. 

N/A.  

Bollard lighting shall be limited to a height of 4’. N/A.  

Lighting Plan 
Plans indicating the location and types of illuminating devices on the 

premises. 
Complies.  

Descriptions of the illuminating devices, fixtures, lamp supports, and 

other devices. This description may include, but is not limited to, 

manufacturers’ specifications, drawings, and sections. 

Complies.  

Photometric sheet showing measurement of light intensity across the 

site and onto adjacent property in terms of candela, lumens, and foot-

candles. 

Complies.  

Plans providing information required in the Technical Standards and 

Specifications Manual. 
Complies.  

 

 



19.13 Process 
Regulation Findings 

Neighborhood Meeting. Required?  No.  Not adjacent to residential except Lehi City has some residential 

across Saratoga Road; however, this property is zoning Neighborhood 

Commercial. 

Notice/Land Use Authority. No notice except Public Meeting / City Council 

Master Development Agreement. 

A Master Development Agreement shall be 

required of any development that is in excess of 

twenty acres in size if non-residential or mixed-

use or developments in excess of 160 acres in size 

if residential. A Master Development Agreement 

may also be required pursuant to this Title 19 

including Chapter 19.26 or may be desirable or 

necessary pursuant to the exercise of the City 

Council’s legislative discretion in the fact 

scenarios listed in Section 19.13.08. 

This Site Plan is less than 20 acres.  Rezone was just for this lot.  This lot 

was part of a development agreement for the Johansen Property 

annexation into Saratoga (December 5, 2017); it specified that the future 

zoning would be Regional Commercial; however, the acreage was only 

1.938. 

Phasing Improvements. No phasing 

Payment of Lieu of Open Space. Amount of $:    

Piping of Canals 

For residential projects, piping of canals per canal company 

specifications if a canal or canal easement that area is adjacent to or 

within the area of the proposed residential project, unless the canal 

company or Bureau of Reclamation does not allow piping. Non-

residential projects shall install secure fencing adjacent to canal 

easements or canals per canal company specifications to prevent entry 

from the non-residential project onto the canal or canal easement. 

Burial of Overhead Utility Lines See Section 19.13.10 

 

19.14 Site Plan Review  
Regulation Compliance Findings 

Approval Required: Site Plan approval shall be required for all 

developments which contain the following uses, together with any 

others for which it is required elsewhere in these Ordinances:  

1. Any industrial use;  

2. Any commercial use;  

3. Any institutional use;   

4. Two-Family Structures and Three-Family Structures; and  

5. A multi-family residential development. 

Complies. Commercial use 

Site Plan Standards: The entire parcel area shall be built upon, 

landscaped, or paved in accordance with the zone’s open space and 

parking requirements. 

Complies.  

Utilities: All utility lines shall be underground in designated easements. 

No pipe, conduit, cable, water line, gas, sewage, drainage, steam, 

electrical, or any other energy or service shall be installed or 

maintained upon any lot outside of any building above the surface of 

the ground except during construction. 

 a. Transformers shall be grouped with other utility meters 

where possible and screened with vegetation or fencing.  

b. Each contractor and owner or developer shall be responsible 

to know the whereabouts of all underground utilities. Protection 

of such utilities shall also be their responsibility.  

c. Prior to construction, contact must be made with Blue Stakes 

and any other utility company, public or private, not 

participating in Blue Stakes in the area to identify underground 

utility lines.  

Complies.  



d. Exception: electric power transmission lines of 46kV or 

above are not required to be placed underground. 

Grading and Drainage: Drainage from any lot must follow current 

City requirements to show on site retention and a maximum allowable 

discharge of 0.2 cubic feet per second (cfs) per acre. Drainage shall not 

be allowed to flow upon adjoining lots unless the owner of the lot upon 

which the water flows has granted an easement for such purpose. The 

Planning Commission must approve a Site Plan with grading, drainage, 

and clearing plans before any such activities may begin. Lot grading 

shall be kept to a minimum. Roads and development shall be designed 

for preservation of natural grade except as otherwise approved by the 

City Engineer based on standards and specifications. 

Can 

Comply. 

To be reviewed by Engineering 

 

Engineering is providing a letter 

addressing all Engineering related 

reviews. 

Secondary Water System and Dedication of Water Shares: The 

applicant shall comply with the City’s adopted Water Utility Ordinance 

and other adopted standards, regulations, and ordinances and shall 

dedicate to the City the amount of water specified in those adopted 

standards, regulations, and ordinances upon approval of the Site Plan. 

Can 

Comply. 
To be reviewed by Engineering 

Piping of Irrigation Ditches: All existing irrigation canals and ditches 

which are located on the site or straddle a site property line shall be 

piped with a sufficient size pipe and shall be approved by the City 

Engineer. 

N/A.  

Preliminary Plat With Attached Units: When the proposed Site Plan 

includes attached units, the Site Plan submittal shall include a 

preliminary subdivision plat. Said plat shall include an ALTA survey of 

the property recorded with the Utah County Surveyor pursuant to the 

Utah Code, the proposed building locations, proposed floor plans and 

proposed elevations identifying each building in the development. 

Approval of the proposed Site Plan may occur simultaneously with the 

approval of the proposed preliminary plat. 

N/A.  

Nuisances: All commercial uses shall be free from objectionable odors, 

noises, hazards, or other nuisances. 
Complies.  

Residential Conversions: No existing residential dwelling or 

residential lot in any commercial or residential zone may be used or 

converted into a commercial use unless all of the standards set forth 

herein are met, including parking regulations, setbacks, landscaping, 

and architectural design. 

N/A.  

Ownership Affidavit: A statement of ownership and control of the 

subject property and a statement describing the nature of the intended 

use. 

Complies.  

Vicinity Map: A general location map indicating the approximate 

location of the subject parcel. 
Complies.  

Context plan: A context plan shall include the existing features within 

200 feet of the proposed Site Plan property line. Existing features 

include, but are not limited to, buildings, ingress and egress points, 

landscaping areas, pedestrian paths, and property names. 

Complies.  

Site Analysis: A site analysis is a plan view drawing demonstrating 

land constraints and existing features. Existing features may consist of 

the presence of boulders, existing man-made features, significant trees, 

canals or ditches, access points or public rights-of-way, and existing 

conditions within 200 feet of the property line. 

Complies.  

Survey: A survey prepared and stamped by a Utah registered land 

surveyor listing the metes and bounds legal description and the gross 

acreage within the subject parcel. 

Complies.  

Compliance statement: A statement indicating how the proposed 

development complies with the City’s adopted Land Use Element of 

the General Plan. 

Complies.  



Final Construction Drawings containing, at a minimum, all items 

specified in the City’s “Standard Technical Specification and 

Drawings” manual. Applicant shall provide three full-size 24” x 36” 

copies and five 11 x 17 inch reductions as required on the application 

form, along with digital copies as outlined below. 

 

Additional copies may be required prior to adding the application to the 

Planning Commission agenda. Final Construction Drawings for a Site 

Plan is hereby required and shall be prepared and stamped by licensed 

or certified professionals including architects, landscape architects, land 

planners, engineers, surveyors, transportation engineers, or other 

professionals deemed necessary by the Planning Director. The City 

may require plans prepared by any or all of the above-noted 

professionals. A Site Plan application shall also contain the following :  

i. locations, dimensions, floor plans, uses and heights of all 

proposed buildings and structures, including overhangs, 

porches, stairwells, and balconies, and the locations of all 

structures on adjoining properties;  

ii. access points, provisions for vehicular and pedestrian 

circulation on and off site, interconnection to adjacent sites, 

dimensions of such access and circulation, and pedestrian paths 

within 200 feet of the property boundary;  

iii. acceleration and deceleration lanes, and dimensions thereof, 

if required;  

iv. off-street parking and loading areas complying with the 

City’s off-street parking requirements contained in Chapter 

19.09 of this Title;  

v. proposed outdoor display areas;  

vi. screening and buffering provisions, including types and 

heights of existing and proposed buffering and fencing 

elements;  

vii. location and treatment of refuse collection areas, storage 

areas, mechanical equipment, and external structures;  

viii. location, type, and size of all business and on-site 

circulation signage;  

ix. tabulation of square footage devoted to various land uses, 

ground coverage by structures, and other impervious surfaces; 

x. type of construction of all structures, presence or absence of 

fire sprinkling, and location of existing and proposed fire 

hydrants;  

xi. Established Grade of building area. 

Complies.  

Final Hydraulic and Hydrological storm drainage report and 

calculations. location of all existing and proposed secondary irrigation 

systems, both on site and on adjacent properties, including ditches, 

pipes, and culverts; 

Complies.  

Final Traffic report: Said report shall comply with the standards 

outlined in the City’s adopted Transportation Master Plan and shall 

include, but not be limited to, the following:  

i. an analysis of the average daily trips generated by the 

proposed project;  

ii. an analysis of the distribution of trips on City street systems;   

iii. a description of the type of traffic generated; and  

iv. recommendations on what mitigation measures should be 

implemented with the project to maintain a level of service for 

existing and proposed residents acceptable to the City. 

Complies.  



Data table including:   

i. total project area  

ii. total number of lots, dwellings, and buildings   

iii. square footage of proposed building footprints and, if 

multiple stories, square footage by floor  

iv. number of proposed garage parking spaces  

v. number of proposed surface parking spaces  

vi. percentage of buildable land  

vii. acreage of sensitive lands and what percent sensitive lands 

comprise of total project area and of open space area  
viii. area and percentage of open space or landscaping  

ix. area to be dedicated as right-of-way (public and private)  

x. net density of dwellings by acre (sensitive lands must be 

subtracted from base acreage).  

xi. number of off-street parking spaces (e.g., number of 

proposed garage parking spaces, number of proposed surface 

parking spaces, etc.) 

Complies. 

Information provided between two 

sheets: Site Data Table on the 

Cover Sheet and the Site Summary 

on the Site Plan. 

Landscaping Plan: A landscaping plan, prepared and stamped by a 

licensed landscape architect, indicating the location, spacing, types, and 

sizes of landscaping elements and existing trees, and showing 

compliance with the City’s off-street parking requirements, the City’s 

design guidelines and policies, and the requirements of the appropriate 

zone. 

Complies.  

Lighting Plan: A lighting plan indicating the illumination of all 

interior areas and immediately adjoining streets showing the location, 

candle power, and type of lighting proposed, and in conformance with 

the City’s lighting standards. An individual photometric plan is also 

required. 

Complies.  

Elevations: The elevations of all proposed buildings, fences, and other 

structures viewed from all sides indicating height of structures, the 

average finished grade of the site at the foundation area of all 

structures, percentage of building materials proposed, and color of all 

materials. A board showing building colors and materials is required. 

Complies.  

Signage Plan: An overall signage plan shall be approved during the 

Site Plan approval process. All information to be provided for the sign 

approval shall be submitted concurrent with Site Plan application 

materials, consistent with the requirements in Section 19.18. 

Complies. 

Signage will be in subsequent 

application.  Application provides 

this statement of compliance with 

the Gateway Overlay: 

 
Fee: A fee set by resolution of the City Council shall accompany the 

application for any Site Plan review. 
Complies.  

Public Notice and Hearing: All site plans shall comply with the 

noticing and public hearing requirements of Section 19.13, and 

applicants shall pay the cost to post and mail required notice to property 

owners. 

Complies.  

Development or Bond Agreement: A development agreement and 

bond agreement shall be required based on the conditions, 

requirements, findings, and recommendations made by the City 

Council. The development agreement and bond agreement shall also be 

based on requirements of the City Code and legal requirements as 

specified by the City Attorney. The City Council may determine that a 

development agreement is not required, but in all cases a bond 

agreement shall be required. A development agreement is not required 

when conditions, requirements, findings, and recommendations are all 

consistent with Title 19 requirements unless the City Council, in 

Can 

Comply. 

Engineering will prepare bond 

agreement. 



exercising its legislative authority pursuant to Utah Code § 10-9a-102, 

determines that a development agreement is necessary to further the 

public health, safety, or welfare or any other legitimate purpose 

outlined in Utah Code § 10-9a-102(1). 

Considerations Relating to Traffic Safety and Traffic Congestion: 

i. the effect of the site development plan on traffic conditions 

on adjacent street systems;  

ii. the layout of site with respect to location and dimensions of 

vehicular and pedestrian entrances, exits, driveways, and 

walkways;  

iii. the arrangement and adequacy of off-street parking facilities 

to prevent traffic congestion and compliance with the 

provisions of Chapter 19.09, off-street parking requirements;  

iv. the location, arrangement, and dimensions of truck loading 

and unloading facilities;  

v. the circulation patterns within the boundaries of the 

development; and   

vi. the surfacing and lighting of off-street parking facilities. 

Complies. 
No Red Lines from Engineering on 

Traffic Impact Study by Hunt Day 

Considerations Relating to Outdoor Advertising: Outdoor 

advertising shall comply with the provisions of Chapter 19.18. 
N/A.  

Consideration Relating to Landscaping:  

i. the location, height, and materials of walls, fences, hedges, 

and screen plantings to ensure harmony with adjacent 

development, to provide buffer areas, or to conceal storage 

areas, utility installations, or other unsightly development;  

ii. the requirements of Chapter 19.06;   

iii. the planting of ground cover or other surfaces to prevent 

dust and erosion; and  

iv. the unnecessary destruction of existing healthy trees. 

Complies.  

Considerations Relating to Buildings and Site Layout:  

i. the general silhouette and mass, including location on the 

site, elevations, and relation to natural plan coverage, all in 

relationship to the character of the neighborhood;  

ii. the exterior design in relation to adjoining structures in 

height, bulk, and area openings, breaks in facade facing the 

street, line and pitch of roofs, and the arrangement of structures 

on the parcel;  

iii. compliance with the City’s Architectural design standards. 

Complies.  

The effect of the site development plan on the adequacy of the storm 

and surface water drainage. 
Complies. 

Engineering will comment in 

Engineering Letter if this is an 

issue. 

Adequate water pressure and fire flow must be provided on the site as 

required by the applicable fire code. 
Complies. Fire provided no comments 

The proposed project shall comply with the City’s adopted Land Use 

Element of the General Plan, Land Use Ordinance, land development 

regulations, architectural guidelines, and all other adopted ordinances, 

regulations, policies, and standards. 

Complies.  

Trails Master Plan: Shows required trails N/A.  

 

19.16 Site and Architectural Design Standards  
General Site Design Standards 

Regulation Compliance Findings 

Pedestrian Connectivity: All buildings and sites shall be designed to 

be pedestrian friendly by the use of connecting walkways. 
Complies.  



Safe pedestrian connections shall be made between buildings within a 

development, to any streets adjacent to the property, to any pedestrian 

facilities that connect with the property, when feasible between 

developments, and from buildings to the public sidewalk to minimize 

the need to walk within the parking lot among cars. 

Complies.  

All pedestrian connections shall be shown on the related site plan or 

plat. 
Complies.  

Parking Areas: On-site parking shall be located primarily to the sides 

or rear of the building. Variations may be approved by the Land Use 

Authority, subject to the following criteria:  

i. The use is a big box with outparcels helping to screen parking, 

or  

ii. At least 50% of the parking is located to the side or rear of the 

building, or  

iii. A safety issue is created by locating parking to the side or rear 

as verified and documented by the Saratoga Springs Police 

Department. For example, the parking will be entirely 

concealed from view by existing walls or buildings, or 

iv. That portion of development that lies within the Waterfront 

Buffer Overlay, or 

v. The development is Office, Warehouse/Flex space and when 

loading docks are not adjacent to a public right-of-way. 

Exception: when a lot with Office, Warehouse/Flex space is 

adjacent to more than one public street, loading docks may face 

the lower classification of the streets. 

Complies.  

Parking lots shall be designed with a hierarchy of circulation: major 

access drives with no parking; major circulation drives with little or no 

parking; and then parking aisles for direct access to parking spaces. 

Complies.  

Parking lots adjacent to, and visible from, public streets shall be 

screened from view through the use of earth berms, screen walls, 

landscape hedges or combinations thereof with a minimum height of 3’ 

as measured from the parking surface. Within regional parks this 

requirement may be met through the use of intermittent planter beds 

rather than a berm, hedge, or screen wall; trees and shrubs may be 

clustered in the planter beds where necessary to avoid light spillage. 

Complies. 

Additional vegetation and height is 

provide between public roads and 

drive-thru. 

Acceleration and Deceleration Lanes: Acceleration and deceleration 

lanes shall be required on major arterials when deemed necessary by 

the City Engineer. 

Complies.  

Parking Structures: Parking structures shall be architecturally 

consistent with the project buildings, including the use of the same 

primary finish materials as the exterior of the adjacent or adjoining 

buildings. 

N/A.  

When placement of parking structures along site frontages is necessary, 

visual mitigation such as landscape buffers, upper-level setbacks, or 

additional architectural treatment shall be used. 

N/A.  

The view of a parking structure from a public street shall be minimized 

by placing its shortest dimension along the street edge. 
N/A.  

The top deck of parking structures shall include screen walls, periphery 

landscape islands, or similar features where visible from public view in 

order to soften the appearance of the top of the parking structure and 

screen the view of cars on the top deck of the structure. 

N/A.  

All top deck lighting shall be screened and directed downward to avoid 

light spill onto the street below and shall consist of only bollards or 

building lighting. Light poles are prohibited. 

N/A.  

Trash Enclosures, Storage Areas, and External Structures: 

Landscaping, fencing, berms, or other devices integral to overall site 
Complies.  



and building design shall screen trash enclosures, storage areas, and 

other external structures. 

Service yards, refuse and waste-removal areas, loading docks, truck 

parking areas and other utility areas shall be screened from view by the 

use of a combination of walls, fences, and dense planting. Screening 

shall block views to these areas from on-site as well as from public 

rights of way and adjacent properties. 

N/A.  

All trash dumpsters shall be provided with solid enclosures. 

a. Enclosures shall be composed of 6’ high solid masonry or 

decorative precast concrete walls, with opaque gates and self-

latching mechanisms to keep gates closed when not in use. 

Bollards are required at the front of the masonry walls to 

protect the enclosure from trash collection vehicles. Gates shall 

be made of opaque metal for durability. Chain-link gates with 

or without opaque slats are not acceptable. Colors and materials 

shall be consistent with the main building or use. 

Complies.  

Where trash enclosures, storage areas, or other external structures are 

adjacent to parking areas, a 3’ landscaped buffer shall be provided that 

does not impede access into and out of vehicles. 

Complies.  

These areas shall be well maintained and oriented away from public 

view. The consolidation of trash areas between buildings is encouraged. 

The use of modern disposal and recycling techniques is encouraged. 

This section shall not apply to community or public recycling bins or 

drop boxes; however, the location shall be determined by city Staff in 

accordance with the standards herein. 

Complies.  

Utility Boxes: Dense vegetative buffers which include an evergreen 

variety of plant materials shall be placed where appropriate to screen all 

utility boxes and pedestals in order to remain attractive during the 

winter months. 

Complies. 
Complies as reasonable as possible 

while allowing service access. 

Site Design Standards: Non-Residential Development 
Shopping Cart Corrals: Shopping cart corrals are required for big box 

or mid box retail uses. Roof covers are recommended as the local 

climate includes wind, rain, and winter snow conditions. If roof covers 

are utilized they shall blend in with the established building design. 

N/A. No shopping carts. 

The shopping cart corral rail finish shall match or compliment the 

exterior finishes of the main building through the use of two out of 

three of the same exterior colors and finishes. 

N/A.  

Uses Within Buildings: All uses established in any commercial, office 

warehouse, business park, or industrial zone shall be conducted entirely 

within a fully enclosed approved building except those uses deemed by 

the City Council to be customarily and appropriately conducted in the 

open. Uses which qualify for this exception include vegetation 

nurseries, home improvement centers with lumber, outdoor cafes, 

outdoor retail display, car wash vacuums, auto dealerships, and similar 

uses. 

Complies.  

Outdoor Display: All retail product displays shall be located under the 

buildings’ permanent roof structure or on designated display pads 

within front landscape areas. 

N/A. No Outdoor Displays 

All display areas shall be clearly defined on the approved Site Plan and 

designated on the site with a contrasting colored, painted, or striped 

surface. 

N/A.  

Display areas shall not block building entries or exits, pedestrian walks, 

or parking spaces in front of the building. Outdoor display areas shall 

not spill into walkways or any drive aisle adjacent to a building. 

N/A.  

Seasonal uses outside of these areas may be approved through the 

Temporary Use process. 
N/A.  



Outdoor Storage Standards: Outdoor storage areas shall be located to 

minimize views from adjacent public rights-of-way, residential 

development or zones, and adjacent developments. They shall be 

located behind or to the side of buildings. 

N/A. No Outdoor Storage 

Outdoor storage shall be screened from public view. Screening shall 

consist of a solid wall, excluding CMU blocks. Screening shall be a 

minimum of 6 feet high and may reach a maximum height of 20 feet 

subject to approval by the Land Use Authority. A building permit is 

required for all fencing or walls higher than 7 feet. Chain link fencing is 

prohibited. 

N/A.  

The method of screening shall be architecturally integrated with the 

adjacent building in terms of materials and colors. 
N/A.  

A landscape strip with a minimum width of five feet shall be installed 

next to the screening fence or wall when the storage area is adjacent to 

or visible from a public right-of-way. 

N/A.  

Outdoor storage materials must be stored in an orderly manner such 

that fire codes are met and access to all areas of the yard is possible 

(e.g. access lanes). 

N/A.  

The outdoor storage materials may not extend above the height of the 

fence or wall. 
N/A.  

Access Requirements:  

a. Each roadway shall not be more than 40’ in width, measured at 

right angles to the center line of the driveway except as 

increased by permissible curb return radii; and  

b. the entire flare of any return radii shall fall within the right-of-

way. 

N/A.  

Off-Street Truck Loading Space: Every structure involving the 

receipt or distribution by vehicles of materials or merchandise shall 

provide and maintain on the building’s lot adequate space for standing, 

loading, and unloading of the vehicles in order to avoid undue 

interference with public use of streets, alleys, required parking stalls, or 

accessible stalls. 

N/A.  

Screening of Storage & Loading Areas: To alleviate the unsightly 

appearance of loading facilities, these areas shall not be located on the 

side(s) of the building facing the public street(s). Such facilities shall be 

located interior to the site. 

N/A.  

Screening for storage and loading areas shall be composed of 6’ high 

solid masonry or architectural precast concrete walls with opaque gates 

and self-latching mechanisms, to keep gates closed when not in use. 

Bollards are required at the front of the masonry walls to protect the 

enclosure from trash collection vehicles. 

N/A.  

Gates shall be made of opaque metal for durability. Chain-link gates 

with opaque slats are prohibited. 
N/A.  

The method of screening shall be architecturally integrated with the 

adjacent building in terms of materials and colors. 
N/A.  

Trash areas shall be designed to include the screening of large items 

(e.g. skids and pallets) as well as the trash bin(s) that are needed for the 

business (unless storage is otherwise accommodated behind required 

screened storage areas). 

N/A.  

Buffers: A wall and landscaping, fencing, or landscaping of acceptable 

design shall effectively screen the borders of any commercial or 

industrial lot which abuts an existing agricultural or platted residential 

use. Such a wall, fence, or landscaping shall be at least 6’ in height, 

unless a wall or fence of a different height is required by the Land Use 

Authority as part of a site Plan review. 

N/A. 

Across Saratoga Road is the City of 

Lehi and some residential use which 

is zoned Neighborhood Commercial 

and Rural Agriculture 



No chain-link or wood fences are permitted as buffering or screening 

between commercial and residential. Masonry and solid vinyl are 

suggested types of fences, and as circumstances require, one or the 

other may be required. 

N/A.  

Unless otherwise required by this Title, walls or fences used as a buffer 

or screen shall not be less than 6’ in height. 
N/A.  

Parking Lot Buffers: There shall be a minimum of 10’ of landscaping 

between parking areas and side and rear property lines adjacent to 

agricultural and residential land uses. 

N/A.  

Building Buffer: No building shall be closer than 5’ from any private 

road, driveway, or parking space. The intent of this requirement is to 

provide for building foundation landscaping and to provide protection 

to the building. Exceptions may be made for any part of the building 

that may contain an approved drive-up window. 

Complies.  

Interconnection: All parking and other vehicular use areas shall be 

interconnected with adjacent non-residential properties in order to 

allow maximum off-street vehicular circulation. 

Complies.  

General Architectural Design Standards 
General standards do not apply one-family and two-family dwellings unless governed under a DA. 

Building Articulation: Building elevations exceeding 40’ in length 

shall incorporate a minimum of one horizontal elevation shift or 

combination of vertical and horizontal elevation shifts, stepping 

portions of the elevation to create shadow lines and changes in 

volumetric spaces of at least five feet, and a minimum of two of the 

following, all spaced at intervals of 20’ to 50’ of horizontal width:  

i. A combination of vertical and horizontal elevation shifts that 

together equal at least 5’. 

ii. Addition of horizontal and vertical divisions by use of textures 

or materials.  

iii. Primary material change.  

iv. Addition of projections such as balconies, cornices, covered 

entrances, porte-cocheres, trellis’, pergolas, arcades, and 

colonnades. Such trellis’ and awnings extend outward from the 

underlying wall surface at least 36”. 

v. Variation in the rooflines by use of dormer windows, 

overhangs, arches, stepped roofs, gables or other similar 

devices. 

Complies.  

Roof Treatment: Sloped roofs shall provide articulation and variations 

in order to break up the massiveness of the roof. Sloped roofs shall 

include eaves which are proportional to the roofs slope and scale of the 

building. 

N/A. No slope roof 

Flat roofs shall be screened with parapets on all sides of the building. If 

no roof top equipment exists or is proposed, the parapet shall be a 

minimum of 12” in height above the roof. 

Complies.  

All roofs on three-family and multi-family dwellings shall have a 

minimum pitch of 3/12 (25% slope). To provide architectural 

enhancement, residential structures are encouraged to have multiple 

pitch variations. 

N/A.  

Roof mounted equipment shall not be visible from adjacent public and 

private streets as well as from adjacent properties, unless grade 

differences make visibility unavoidable. 

Complies.  

Screening shall be solid and shall be consistent with the material and 

color of exterior finishes of the building through the use of at least two 

out of three of the exterior finishes of the building. 

Complies.  



Windows: Windows, other than rectangular windows, may be used as 

accents and trim. Untreated aluminum or metal window frames are 

prohibited. 

Complies.  

Awnings, Canopies, Trellises, Pergolas, and Similar Features: All 

such features must be attached to a vertical wall. 
Complies. 

Made slight modifications to be in 

compliance. 

All such features shall project at least 4’ from the building when 

located over a pedestrian traffic area and no less than 2’ otherwise. 
Complies.  

All such features shall maintain a minimum clearance above sidewalk 

grade of 8’ to the bottom of the framework when located over a 

pedestrian traffic area. 

Complies.  

Backlighting is not permitted. Complies.  

Mechanical Equipment: All mechanical equipment shall be located or 

screened and other measures shall be taken so as to shield visibility of 

such equipment from any public or private streets. 

Complies.  

Wing walls, screens, or other enclosures shall be shall be integrated into 

the building and landscaping of the site, whether located on the ground 

or roof. 

Complies.  

Rooftops of buildings shall be free of any mechanical equipment unless 

completely screened from all horizontal points of view. 
Complies.  

Screening materials shall conform to the color scheme and materials of 

the primary building. 
Complies.  

Non-Residential Architectural Design Standards 
Four Sided Architecture: All sides of a building that are open to 

public view (including views from adjacent residential dwellings or 

probable location of residential dwellings) shall receive equal 

architectural design consideration as the building front. 

Complies.  

Color and Materials: Exterior Building Materials shall be considered 

any materials that make up the exterior envelope of the building and 

shall be limited to no more than four and no less than two types of 

materials per building, window and door openings excluded. 

Complies.  

Color of exterior building materials (excluding accent colors) shall be 

limited to no more than four and no less than two major colors per 

development. 

Complies.  

Bright colors, such as neon or fluorescent colors, bright orange or 

yellow, and primary colors, are only permitted as accent colors. 
Complies.  

No more than 75% of any building elevation shall consist of any one 

material or color.  

i. No more than 50% of any building elevation shall consist of 

CMU, except in the Office Warehouse and Industrial zones, or 

ii. Office, Warehouse, Flex buildings in approved zones that 

utilize concrete tilt up construction are exempt from the 

maximum 75% of one material per elevation requirement but 

must follow all other architectural standards. 

Complies.  

Prohibited Materials: Tiles. Full veneer brick and tiles exceeding ½” 

in thickness is permitted, however veneer tile is prohibited. Stucco 

stone patterns and stucco brick patterns. Wood as a primary exterior 

finish material. Plain, grey, unfinished CMU block except as an accent 

material. 

Complies. Verified brick thickness. 

Stairways: All stairways to upper levels shall be located within the 

building unless otherwise approved by the Land Use Authority for 

secondary access to outdoor patio decks or other usable outdoor area. 

Complies.  

Roof Drains: All roof drains, conduit and piping, maintenance stairs 

and ladders, and other related services shall be located on the interior of 

the building. 

Complies.  



Electrical Panels: To the extent possible, all electric panels and 

communication equipment should be located in an interior equipment 

room. 

Complies.  

Street Orientation: All Retail or Commercial buildings shall have 

expansive windows, balconies, terraces, or other design features 

oriented to the street or adjacent public spaces. 

Complies.  

At least 35 percent of the first floor elevation(s) of a building that is 

viewed from a public street shall include windows, and/or glass doors 

to minimize the expanse of blank walls and encourage a pedestrian 

friendly atmosphere. For purposes of determining the glass area, the 

first floor shall be the first 10 feet from the finished floor. 

 This standard does not apply to a single-story retail building of 

50,000 square feet or greater provided a single primary tenant occupies 

the entire building square footage and additional architectural elements 

are used in City of Saratoga Springs Municipal Code Land 

Development Code - Title 19.16 Page | 9 place of windows and/or glass 

doors to include awnings or canopies, and must include roof line 

changes and horizontal articulation. 

Complies.  

Metal Buildings: Metal buildings are only permitted in the 

Agricultural, Residential Agricultural, Rural Residential, Office 

Warehouse and Industrial Zones. 

N/A.  

All metal buildings shall be designed to have an exterior appearance of 

conventionally built structures. Stock, “off the shelf” metal buildings 

are prohibited. 

N/A.  

Metal buildings in the Agricultural, Residential Agricultural, and Rural 

Residential zones shall only be used for agriculture as defined in 

Section 19.02.02 of the City Code. 

N/A.  

 

19.18 Signs  
Regulation Compliance Findings 

Site Plans require signage information (if tenant known, show location 

potential location size) 
Complies.  

Monument sign location and details Complies. 

Verify that monument sign is not in 

the PUE.  More sign detail will be 

needed for separate sign permits. 

Wall signs and potential locations and details Complies.  

19.1818 Signage in the Gateway Overlay Zone 
Regulation Compliance Findings 

The standards for signage in the Gateway Overlay shall be the same as 

for the underlying zoning as found in Chapter 19.18. including the 

following: 

  

a. All signs in a development shall follow a design plan that dictates 

uniformity in sign appearance and style, to be approved with the 

site plan; and 

Complies. 

Application makes this statement: 

 
b. Signs shall not obscure display windows or significant building 

features.   
Complies.  
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CW LAND

SARATOGA COMMONS LOT 1

SITE PLAN

LOCATED IN THE NORTHEAST QUARTER OF SECTION 24, TOWNSHIP 5 SOUTH,
RANGE 1 WEST & NORTHWEST QUARTER OF SECTION 19, TOWNSHIP 5 SOUTH

RANGE 1 EAST, SLB&M, SARATOGA SPRINGS, UTAH COUNTY, UTAH

  ●

  ●

  ●

kpage
Text Box
Exhibit 4: Site Plan, Elevations, Landscaping



PIONEER CROSSING
(120' ROW)

SA
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D
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0' 
RO

W
)

3" ASPHALTIC CONCRETE
PER SPECIFICATIONS, DM-1/2
8" UNTREATED BASE COURSE

COMPACTED PER GEOTECHNICAL
REPORT AND SPECIFICATIONS

1. ALL PAVING TO BE PLACED PER GEOTECH REPORT AND CITY STANDARDS OVER PROPERLY PREPARED NATURAL SOILS AND/OR
PROPERLY PREPARED EXISTING FILL SOILS AND PROPERLY COMPACTED STRUCTURAL FILL WHERE SPECIFIED.

2. ALL STRUCTURAL FILL TO BE COMPACTED TO A MINIMUM OF 95% OF THE MAXIMUM DRY DENSITY AS DETERMINED BY THE AASHTO
T-180 (D-1557) METHOD OF COMPACTION. LIFTS SHOULD NOT EXCEED 8" IN LOOSE THICKNESS.

3. REMOVE SURFACE VEGETATION AND OTHER DELETERIOUS MATERIALS OVER THE ENTIRE SITE IN PREPARATION OF PROPOSED
IMPROVEMENTS.

ASPHALT NOTES

SCALE:1 NONE
ASPHALT SECTION

10"

PROPERLY PREPARED & STABILIZED NATURAL
SUBGRADE SOILS AND/OR STRUCTURAL SITE

GRADING FILL EXTENDING TO PROPERLY
PREPARED & STABILIZED NATURAL SUBGRADE

SOILS PER GEOTECHNICAL REPORT
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122'-0"

GLAZING REQUIREMENTS (19.16.10.1)
UP TO 10'-0"

FACADE:                                    1,103 SF
REQUIREMENT:                    50% 552 SF
PROVIDED:                           51% 561 SF

T.O. PARAPET

T.O. PARAPET

B.O. CANOPY

T.O. PARAPET

104'-10"

T.O. BRICK

111'-0"

126'-0"

110'-0"

B.O. CANOPY

123'-8"

111'-0"

B.O. CANOPY

119'-7"

T.O. ROOF 

(VARIES)

4'-0"
5'-2"

FINISH FLOOR

SLOPED ROOF LINE

ROOF TOP EQUIPMENT

36'-9 7/16"39'-6 1/16"40'-7 1/2"

122'-0"

126'-0"

GLAZING REQUIREMENTS (19.16.10.1)
UP TO 10'-0"

FACADE:                                       604 SF
REQUIREMENT:                    50% 305 SF
PROVIDED:                          50% 305 SF

T.O. PARAPET

T.O. PARAPET

B.O. CANOPY

T.O. OPENING

111'-0"

104'-10"

T.O. BRICK

116'-0"

123'-8"

T.O. PARAPET

121'-2"

T.O. ROOF HIGH

119'-7"

T.O. ROOF LOW

4'-0 1/2" 4'-0"

4'-0"

4'-0"

100'-0"

FINISH FLOOR

60'-3"

SLOPED ROOF LINE

ROOF TOP EQUIPMENT

T.O. PARAPET

T.O. PARAPET

T.O. PARAPET

B.O. CANOPY

T.O. OPENING

104'-10"

T.O. BRICK

111'-0"

116'-0"

126'-0"

123'-8"

122'-0"
120'-10"

T.O. ROOF

(VARIES)

5'-2"

4'-0"

100'-0"

FINISH FLOOR

CENTER UNIT JOGS IN 3'

40'-9 1/2"30'-4" 39'-2"6'-7 1/2"

SLOPED ROOF LINE

ROOF TOP EQUIPMENT

110'-0"

T.O. PARAPET

B.O. CANOPY

104'-10"

T.O. BRICK

111'-0"

B.O. CANOPY

123'-8"

122'-0"

T.O. PARAPET

126'-0"

T.O. PARAPET

119'-7"

T.O. ROOF LOW

121'-2"

T.O. ROOF HIGH

4'-0"

4'-0"
2'-2"2'-2" 4'-0"

100'-0"

FINISH FLOOR

3'-4 5/8" 63'-1" 14'-2 1/2"

SLOPED ROOF LINE

ROOF TOP EQUIPMENT

A4

A-201

A1

A-201

B4

A-201

B1

A-201

ROOF DRAIN

ROOF DRAIN

ROOF DRAIN

ROOF HATCH WITH LADDER

WOOD SIDING SCREEN

© COPYRIGHT DESIGN WEST ARCHITECTS54321
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EXTERIOR
ELEVATIONS

A-201
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T
 F
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 C
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U
C
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N

C
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. U
R

BA
N

2021

1/8" = 1'-0"

A1 NORTH ELEVATION

1/8" = 1'-0"

B4 EAST ELEVATION

1/8" = 1'-0"

B1 SOUTH ELEVATION

1/8" = 1'-0"

A4 WEST ELEVATION

NORTH

MATERIAL PERCENTAGES

SOUTH

WEST

EIFS BRICK

28% (724 SF)

57% (890 SF) 4% (62 SF)

23% (604 SF) 21% (541 SF)

TOTAL SF

2,620 SF

2,622 SF

1,556 SFEAST

54% (986 SF) 14% (258 SF)1,817 SF

WOOD SIDING (ACCENT)

---

---

14% (377 SF)

17% (306 SF)

WOOD SCREEN

---

7% (110 SF)

---

---

GLAZING

21% (561 SF)

27% (426 SF)

38% (987 SF)

10% (185 SF)

46% (1,196 SF)

0' 4' 8' 16' 32'

0' 4' 8' 16' 32'

0' 4' 8' 16' 32'

0' 4' 8' 16' 32'

M
AR
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NOTE

SIGNAGE PACKAGE WILL BE SUMBITTED SEPERATLY 

1/16" = 1'-0"

1 ROOF PLAN

CharlotteF
Snapshot
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PIONEER CROSSING

(3) PBEP

(3) JB

(4) AC

(3) YUFL

(3) MISI

(3) PBEP

(3) CAXC

(5) MISI

(1) GTII

(3) JB

(1) PBEP

(3) PBEP

(3) MISI

(3) JB

(2) PBEP

(2) PBEP

(3) YUFL(3) YUFL

(3) PHOP

(1) PIED

(3) PN

(13) LIVU
(3) CAAK

(3) PHOP

(9) PHOP

(2) JB

(1) PRBE

(3) PIFL

(1) GTII

(37) RHAR

(1) GTII

(1) GTII

(9) RF (19) PEAH

(7) CAAK

(44) RHAR

(31) CAAK

(3) PM

(1) PM

(3) PM

(8) MISI

(7) PRBE

(3) ZESE

(3) CYPU

(6) CYPU

(3) PM

(16) CAXC(2) AG

(3) CAXC

(5) CYPU

(3) CAXC

(124) RU

MULCH

RMULCH 12,410 SF

1" MOJAVE TAN BLEND ROCK MULCH
WITH WOOD MULCH RING AROUND ALL
PLANT MATERIAL, AVAILABLE STAKER
PARSONS

1" MOJAVE TAN BLEND ROCK MULCH

WMULCH 314 SF
1/2" ROCK MULCH
1/2" CAFE ROCA AVAILABLE AT STAKER
PARSONS

RMULCH2 16,690 SF

3-6" WASATCH GREY ROCK MULCH
WITH WOOD MULCH RING AROUND ALL
PLANT MATERIAL, AVAILABLE AT STAKER
PARSONS

3-6" WASATCH GREY ROCK MULCH
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LANDSCAPE PLAN

L1.0

Know what's 

    before you dig.

SCALE: 1"=20'

0 10 20

LANDSCAPE BOULDER DETAIL
SCALE: NOT TO SCALE1

1

3

FINISH GRADE

COMPACTED SUBGRADE

2 1/3 TO 1/2 OF BOULDER SHALL BE
BURIED

4
HARVEST BOULDERS FROM A
LOCAL SOURCE, REFERENCE
SPECIFICATIONS FOR A TYPE &
PLANS FOR LOCATIONS

1

2

4

3

5

6

7

4

8

9

11

10

12

NOTES:
1. SCARIFY SIDES OF PLANTING PIT PRIOR TO SETTING

TREE.
2. REMOVE EXCESS SOIL APPLIED ON TOP OF THE

ROOTBALL THAT COVERS THE ROOT FLARE.  THE
PLANTING HOLE DEPTH SHALL BE SUCH THAT THE
ROOTBALL RESTS ON UNDISTURBED SOIL, AND THE
ROOT FLARE IS 3"-5" ABOVE FINISH GRADE.

3. CUT OFF BOTTOM 1/3 OF WIRE BASKET BEFORE PLACING
TREE IN HOLE, CUT OFF AND REMOVE REMAINDER OF
BASKET AFTER TREE IS SET IN HOLE,  REMOVE ALL
NYLON TIES, TWINE, ROPE, AND OTHER PACKING
MATERIAL.  REMOVE ALL BURLAP FROM AROUND
ROOTBALL.

4. TREE WRAP IS NOT TO BE USED ON ANY NEW
PLANTINGS, EXCEPT IN LATE FALL PLANTING
SITUATIONS, AND ONLY THEN AFTER CONSULTATION
WITH THE LANDSCAPE ARCHITECT.  WHEN WRAPPING
TREE, WRAP FROM TRUNK FLARE TO LOWEST MAJOR
BRANCH.

5. REMOVE ALL NURSERY STAKES AFTER PLANTING.
6. FOR TREES OVER 3" CALIPER, USE THREE STAKES OR

DEADMEN (AS APPROPRIATE), SPACED EVENLY AROUND
TREE.

7. DO NOT ALLOW AIR POCKETS TO FORM WHEN
BACKFILLING.

1

2

3

TREE CANOPY.

NYLON TREE STRAPS AT ENDS OF WIRES -
SECURE TO STAKE OR DEADMEN WITH NAILS.

12 GAUGE GALVANIZED WIRE.  SECURE TO
TRUNK JUST ABOVE LOWEST MAJOR
BRANCHES.

PRESSURE-TREATED WOOD STAKE, 2" DIA.
EXTEND STAKES 12" MIN. INTO UNDISTURBED
SOIL.

24" X 3/4" P.V.C. MARKERS OVER WIRES.

PRESSURE-TREATED WOOD DEADMEN, TWO
PER TREE (MIN.).  BURY OUTSIDE OF
PLANTING PIT AND 18" MIN. INTO
UNDISTURBED SOIL.

SHREDDED WOOD MULCH TREE RING 3'-0"
DIAMETER @ MINIMUM 4" DEPTH OVER WEED
BARRIER FABRIC.  DO NOT PLACE MULCH
WITHIN 3" OF TRUNK.
FINISH GRADE OF ROCK MULCH.  MINIMUM 4"
DEPTH OVER WEED BARRIER FABRIC.

BACKFILL.  AMEND AND FERTILIZE ONLY AS
RECOMMENDED IN SOIL FERTILITY ANALYSIS.

ROOT BALL-SEE NOTE 3, THIS DETAIL

UNDISTURBED NATIVE SOIL

TRUNK FLARE.

STAKING EXAMPLES (PLAN VIEW)

1

5 6

TREE PLANTING DETAIL
SCALE: NOT TO SCALE4

EVERGREEN
TREE

DECIDUOUS
TREE

1

2

5

7

8

9

10

11

12

3

4

6

3X ROOTBALL DIA.

13

13 SOFT VELCRO, OR OTHER FABRIC WRAP

14

14 CENTRAL LEADER, SEE PLANTING NOTES

MIN. 2 X ROOTBALL
DIAMETER

TH
AN

 R
O

O
TB

AL
L

4" MIN. TYP.

M
IN

. 6
" D

EE
PE

R

6" MIN.

1

3

4

5

6

FINISH GRADE. SEE PLANTING
PLAN FOR GROUND COVER
TREATMENT

PLANT ROOT BALL.  SET TOP
ROOTBALL 2" ABOVE ADJACENT
GRADE.  IN BERMED AREAS SET
ROOTBALL 2" ABOVE LOWER
ADJACENT GRADE - INSTALL
WATER RING (2 - 3" HT.)

BACKFILL MIX (PER PLANTING
SPECIFICATIONS). AMEND AND
FERTILIZE ONLY AS
RECOMMENDED IN SOIL
FERTILITY ANALYSIS. JET
BACKFILL WITH WATER TO
ELIMINATE VOIDS.

UNDISTURBED NATIVE SOIL.

COMPACTED BACKFILL MIX (75%).

1

2

3

4

5

6

SHRUB AND PERENNIAL DETAIL
SCALE: NOT TO SCALE3

2
SHREDDED BARK MULCH, 4" MIN.
DEPTH OVER WEED BARRIER
FABRIC, ROUGHLY THE EXTENTS
OF ROOTBALL

6" TALL ABOVE FINISH
GRADE CORTEN STEEL
PLANTER BORDER

STEEL EDGER BETWEEN
ROCK MULCH TYPES

LANDSCAPE REQUIREMENTS TABLE

20% OF SITE MUST BE
OPEN SPACE

REQUIREMENT TOTAL SITE AREA (SF)

 55,406 SF

TOTAL OPEN SPACE
REQUIRED

11,081 SF

 PERCENTAGE (%)

12,971 SF (23.4%)
INCLUDES ONLY

LANDSCAPED AREAS

6 DECIDUOUS TREES @
11-13,000 SF OF

REQUIRED LANDSCAPE
AREA

REQUIREMENT TOTAL RL AREA (SF)

  11,081 SF

DECIDUOUS TREES
REQUIRED

 6 TREES

TREES PROVIDED

15 TREES

4 EVERGREEN TREES
@11-13,000 SF OF

REQUIRED LANDSCAPE
AREA

REQUIREMENT EVERGREEN TREES
REQURIED

4 TREES

 EVERGREEN
TREES PROVIDED

4 TREES

50% OF LANDSCAPE
AREA TO BE COVERED
WITH LIVE VEGETATION

AT MATURITY INCLUDING
TREE CANOPY

REQUIREMENT SF LIVE VEGETATION
PROVIDED

11,823

% PROVIDED

91%

SQUARE FOOTAGE
LANDSCAPED AREAS

12,971 SF

50% OF SHRUBS
REQUIRED TO BE

DROUGHT TOLERANT

REQUIREMENT TOTAL NUMBER OF
SHRUBS

 290

TOTAL NUMBER OF
DROUGHT TOLERANT
SHRUBS PROVIDED

243

 PERCENTAGE (%) OF
DROUGHT TOLERANT
SHRUBS PROVIDED

83.7%

*INCLUDES 11,260 SF OUTSIDE PROJECT PROPERTY BOUNDARY

11,823 50%23,662 SF*

Saratoga Road

Planter: corten steel w/
roses and fountain grasses

Street tree beyond

massed grow-low sumac
w/ Karl Foerster grass
backdrop

Large canopy 'Gateway Scale' trees
i.e. Zelkova serrata 'Village Green'

Conifer grove of Vanderwolf
Limber Pine

NORTH ELEVATION
Gateway Overlay Zone Concept: landscape utilizes many water conserving plants including the Zelkova 'Village Green' chosen for it's grand 'Gateway' scale, grow low sumacs, and Karl Forester ornamental
grasses.  At the intersection of Pioneer Crossing and Saratoga Road, a circular raised planter of Corten Steel contains ever blooming roses combines with a massing of ornamental fountain grasses.  Anchoring
the planting is a grove of Vanderwolf Limber Pine.  The ground cover consists of two sizes of decorative rock mulch carefully designed to support the landscape layout and emphasize it's formal cadence.

EAST ELEVATION

Pioneer Crossing

Parking island beyond Planter: corten steel w/
roses and fountain grasses
Large canopy 'Gateway Scale' trees
i.e. Zelkova serrata 'Village Green'
beyond

Hedge Maple Street trees

property boundary line
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SYMBOL CODE QTY COMMON NAME BOTANICAL NAME CONT. CAL / SIZE HT. X SPD. WATER USE

DECIDUOUS TREES

AC 4 HEDGE MAPLE ACER CAMPESTRE B&B 2" CAL 30`X30` VERY LOW

AG 2 HOT WINGS® TATARIAN MAPLE ACER TATARICUM 'GARANN' B&B 2" CAL 20`X15` MODERATE

GTII 6 IMPERIAL HONEY LOCUST GLEDITSIA TRIACANTHOS INERMIS 'IMPCOLE' TM B&B 2" CAL 35`X25` VERY LOW

ZESE 3 GREEN VASE SAWLEAF ZELKOVA ZELKOVA SERRATA 'GREEN VASE' B&B 2" CAL 50`X35` VERY LOW

EVERGREEN TREES

PIED 1 PINYON PINE PINUS EDULIS B&B 6` HT 25`X15` VERY LOW

PIFL 3 VANDERWOLF'S PYRAMID LIMBER PINE PINUS FLEXILIS 'VANDERWOLF'S PYRAMID' B&B 6` HT 30`X15` VERY LOW

SYMBOL CODE QTY COMMON NAME BOTANICAL NAME CONT. HT. X SPD. WATER USE LIGHT REQ.

SHRUBS

PN 3 BLUE JEAN BABY RUSSIAN SAGE PEROVSKIA ATRIPLICIFOLIA 'BLUE JEAN BABY' #5 CONT. 3`X3` VERY LOW SUN

RU 124 OSO EASY ICE BAY™ ROSE ROSA X 'BOZMILWIN' #5 CONT. 3`X3` MODERATE SUN

DECIDUOUS SHRUBS

CAXC 25 DARK KNIGHT SPIREA CARYOPTERIS X CLANDONENSIS 'DARK KNIGHT' #5 CONT. 3`X3` VERY LOW SUN

LIVU 13 LODENSE PRIVET LIGUSTRUM VULGARE 'LODENSE' #5 CONT. 3`X3` LOW SUN/PART SHADE

PHOP 15 COPPERTINA NINEBARK PHYSOCARPUS OPULIFOLIUS 'MINDIA' TM #5 CONT. 10`X10` LOW SUN

PRBE 8 SAND CHERRY PRUNUS BESSEYI #5 CONT. 6`X6` VERY LOW SUN

PBEP 14 PAWNEE BUTTES SAND CHERRY PRUNUS BESSEYI 'P011S' TM #5 CONT. 1.5`X6` VERY LOW SUN

RHAR 81 GRO-LOW FRAGRANT SUMAC RHUS AROMATICA 'GRO-LOW' #5 CONT. 3`X8` VERY LOW SUN

RF 9 FIRE MEIDILAND® ROSE ROSA X 'MEIPSIDUE' #5 CONT. 2`X6` LOW SUN

EVERGREEN SHRUBS

CYPU 14 SPANISH GOLD BROOM CYTISUS PURGANS 'SPANISH GOLD' #5 CONT. 4`X6` VERY LOW SUN/PART SHADE

JB 14 BLUE CHIP CREEPING JUNIPER JUNIPERUS HORIZONTALIS 'BLUE CHIP' #5 CONT. 1`X8` VERY LOW SUN

PM 11 MUGHUS MUGO PINE PINUS MUGO 'MUGHUS' #5 CONT. 4`X6` LOW SUN

YUFL 9 BRIGHT EDGE YUCCA YUCCA FLACCIDA 'BRIGHT EDGE' #5 CONT. 2`X3` VERY LOW SUN

ORNAMENTAL GRASSES

CAAK 41 KARL FOERSTER FEATHER REED GRASS CALAMAGROSTIS X ACUTIFLORA 'KARL FOERSTER' #1 CONT. 5`X2` VERY LOW SUN

MISI 19 MAIDEN GRASS MISCANTHUS SINENSIS 'GRACILLIMUS' #5 CONT. 5`X4` VERY LOW SUN

PEAH 19 HAMELN FOUNTAIN GRASS PENNISETUM ALOPECUROIDES 'HAMELN' #1 CONT. 3`X2` VERY LOW SUN

SYMBOL CODE QTY COMMON NAME BOTANICAL NAME TYPE

MULCH

RMULCH 12,410 SF

1" MOJAVE TAN BLEND ROCK MULCH
WITH WOOD MULCH RING AROUND ALL
PLANT MATERIAL, AVAILABLE STAKER
PARSONS

1" MOJAVE TAN BLEND ROCK MULCH MULCH

WMULCH 314 SF
1/2" ROCK MULCH
1/2" CAFE ROCA AVAILABLE AT STAKER
PARSONS

1/2" TAN ROCK MULCH MULCH

RMULCH2 16,690 SF

3-6" WASATCH GREY ROCK MULCH
WITH WOOD MULCH RING AROUND ALL
PLANT MATERIAL, AVAILABLE AT STAKER
PARSONS

3-6" WASATCH GREY ROCK MULCH MULCH

PLANT SCHEDULE
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Init.# Issue / DescriptionDate

- - - - - -

THESE PLANS ARE AN INSTRUMENT OF SERVICE
AND ARE THE PROPERTY OF GALLOWAY, AND MAY
NOT BE DUPLICATED, DISCLOSED, OR REPRODUCED
WITHOUT THE WRITTEN CONSENT OF GALLOWAY.
COPYRIGHTS AND INFRINGEMENTS WILL BE
ENFORCED AND PROSECUTED.

COPYRIGHT

5500 Greenwood Plaza Blvd., Suite 200
Greenwood Village, CO 80111
303.770.8884
GallowayUS.com
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NOTES & DETAILS

L2.0

1. THE LANDSCAPE CONTRACTOR SHALL GUARANTEE ALL TREES, SHRUBS, PERENNIALS, SOD, SEEDED AREAS, AND IRRIGATION
SYSTEMS FOR A PERIOD OF ONE YEAR FROM THE DATE OF THE OWNER'S ACCEPTANCE.  THE CONTRACTOR SHALL REPLACE, AT
HIS OWN EXPENSE, ANY PLANTS WHICH DIE IN THAT TIME, OR REPAIR ANY PORTIONS OF THE IRRIGATION SYSTEM WHICH OPERATE
IMPROPERLY.

2. THE LANDSCAPE CONTRACTOR SHALL MAINTAIN THE LANDSCAPE IN A NEAT, CLEAN, AND HEALTHY CONDITION FOR A PERIOD OF 90
DAYS.  THIS SHALL INCLUDE PROPER PRUNING, MOWING AND AERATION OF LAWNS, WEEDING, REPLACEMENT OF MULCH, REMOVAL
OF LITTER, AND THE APPROPRIATE WATERING OF ALL PLANTINGS.  IRRIGATION SHALL BE MAINTAINED IN PROPER WORKING
ORDER, WITH SCHEDULING ADJUSTMENTS BY SEASON AND TO MAXIMIZE WATER CONSERVATION.  IF SITE OPENS DURING WINTER,
TO AVOID FREEZE DAMAGE ON PLANTINGS, THE 90 DAYS SHOULD BEGIN AFTER ACCEPTANCE OF THE WORK.

3. DURING THE LANDSCAPE MAINTENANCE PERIOD, THE LANDSCAPE CONTRACTOR SHALL MAINTAIN POSITIVE DRAINAGE AWAY FROM
STRUCTURES IN ALL LANDSCAPE AREAS AT THE MINIMUM SLOPE SPECIFIED IN THE GEOTECHNICAL REPORT.  LANDSCAPE AREAS
WHICH SETTLE AND CREATE THE POTENTIAL FOR PONDING SHALL BE REPAIRED TO ELIMINATE PONDING POTENTIAL AND BLEND IN
WITH THE SURROUNDING GRADES.  SHOULD ANY CONFLICTS AND/OR DISCREPANCIES ARISE BETWEEN THE GEOTECHNICAL
REPORT, THE GRADING PLANS, THESE NOTES, AND ACTUAL CONDITIONS, THE CONTRACTOR SHALL IMMEDIATELY BRING SUCH
ITEMS TO THE ATTENTION OF THE LANDSCAPE ARCHITECT AND OWNER.

1. USE CITY OF SARATOGA SPRINGS TREE PROTECTION NOTES (IF AVAILABLE). TREE PROTECTION NOTES BELOW SHALL BE USED FOR
FURTHER INTEGRATION.

2. "PROTECTED ZONE" FOR EXISTING TREES: BEFORE BEGINNING ANY DEMOTION OR CONSTRUCTION OPERATIONS, THE CONTRACTOR
SHALL INSTALL TEMPORARY FENCING AROUND ALL EXISTING TREES WITHIN THE CONSTRUCTION ZONE THAT ARE TO BE SAVED.  THE
FENCE SHALL BE INSTALLED NO CLOSER TO THE TREE THAN THE EDGE OF THE TREE'S PROTECTED ZONE, GENERALLY DEFINED AS
THE AREA BEGINNING FIVE FEET OUTSIDE OF THE TREE'S DRIPLINE AND EXTENDING TOWARDS THE TREE (OR AS FAR AWAY FROM
THE TRUNK AS PRACTICABLE).  THE FENCING SHALL BE OF A MATERIAL AND HEIGHT ACCEPTABLE TO THE LANDSCAPE ARCHITECT.
ALL CONTRACTORS AND THEIR CREWS SHALL NOT BE ALLOWED INSIDE THIS "PROTECTED ZONE" NOR SHALL THEY BE ALLOWED TO
STORE OR DUMP FOREIGN MATERIALS WITHIN THIS AREA.  NO WORK OF ANY KIND, INCLUDING TRENCHING, SHALL BE ALLOWED
WITHIN THE PROTECTED ZONE EXCEPT AS DESCRIBED BELOW.  THE FENCING SHALL REMAIN AROUND EACH TREE TO BE SAVED
UNTIL THE COMPLETION OF CONSTRUCTION OPERATIONS.

3. TEMPORARY MULCH: TO ALLEVIATE SOIL COMPACTION IN ANTICIPATED AREAS OF HIGH CONSTRUCTION TRAFFIC, AND ONLY WHERE
FENCING CANNOT BE SET FIVE FEET OUTSIDE OF THE DRIPLINE, THE CONTRACTOR SHALL INSTALL A LAYER OF MULCH, 9"-12" THICK,
OVER ALL EXPOSED EARTH FROM THE TREE TRUNK TO 5' OUTSIDE OF THE DRIPLINE.  THIS LAYER SHALL BE MAINTAINED AT ALL
TIMES DURING CONSTRUCTION.  WHEN PLANTING OPERATIONS ARE COMPLETED, THE MULCH SHALL BE REDISTRIBUTED
THROUGHOUT ALL PLANTING AREAS IN A 3" THICK "PERMANENT" MULCH LAYER.

4. NECESSARY WORK:  WHEN IT BECOMES NECESSARY TO ENTER THE "PROTECTED ZONE", SUCH AS FOR FINE GRADING, IRRIGATION
INSTALLATION, AND PLANTING OPERATIONS, THE CONTRACTOR SHALL STRICTLY ADHERE TO THE FOLLOWING RULES:

A. EVERY EFFORT SHALL BE MADE TO PRESERVE THE EXISTING GRADE AROUND PROTECTED TREES IN AS WIDE AN AREA AS
POSSIBLE.

B. TRENCHING WITHIN THE PROTECTED ZONE OF EXISTING TREES SHALL BE PERFORMED BY HAND, AND WITH EXTREME CARE
NOT TO SEVER ROOTS 1-1/2" IN DIAMETER AND LARGER.  WHERE ROOTS 1-1/2" IN DIAMETER AND LARGER ARE ENCOUNTERED,
THE CONTRACTOR SHALL TUNNEL UNDER SAID ROOTS.  EXPOSED ROOTS THAT HAVE BEEN TUNNELED UNDER SHALL BE
WRAPPED IN WET BURLAP AND KEPT MOIST WHILE THE TRENCH IS OPEN.

C. WHERE ROOTS 1-1/2" IN DIAMETER OR LARGER MUST BE CUT DUE TO EXTENSIVE GRADE CHANGES, THOSE ROOTS MUST BE
EXPOSED BY HAND DIGGING AND CUT CLEANLY.  RAGGED CUTS GENERALLY DO NOT HEAL PROPERLY, AND MAY LEAVE THE
TREE OPEN TO PESTS AND PATHOGENS.

D. WHERE TRENCHING NEAR TREES HAS ALREADY OCCURRED FROM PREVIOUS CONSTRUCTION OPERATIONS, THE CONTRACTOR
SHALL MAKE EVERY EFFORT TO CONFINE HIS TRENCHING OPERATIONS TO THE PREVIOUSLY-CREATED TRENCHES, WHILE
ADHERING TO THE CONDITIONS SET FORTH IN 3B.

4. POTENTIAL CONFLICTS:  THE CONTRACTOR SHALL NOTIFY THE OWNER AND ARBORIST SHOULD ANY POTENTIAL CONFLICTS ARISE
BETWEEN THESE SPECIFICATIONS AND/OR LARGE ROOTS ENCOUNTERED IN THE FIELD, AND CONSTRUCTION OPERATIONS.  THE
CONTRACTOR SHALL NOT TAKE ANY ACTION IN SUCH CONFLICTS WITHOUT THE ARBORIST'S WRITTEN APPROVAL.  THE  ARBORIST
SHALL HAVE FINAL AUTHORITY OVER ALL METHODS NECESSARY TO  HELP ENSURE THE PROTECTION AND SURVIVAL OF EXISTING
TREES.

5. PRUNING:  PRUNE ONLY THE TREES THAT ARE INDICATED ON THE PLANS AS REQUIRING PRUNING.  PRUNE TREES ACCORDING TO
INTERNATIONAL SOCIETY OF ARBORICULTURE / ANSI A300 STANDARDS:

A. REMOVE ALL DEAD WOOD.

B. PRUNE LIVE WOOD FOR HEALTH OR STRUCTURAL REASONS ONLY, INCLUDING THE NEED TO ELIMINATE DISEASED OR
DAMAGED GROWTH, ELIMINATE STRUCTURALLY UNSOUND GROWTH, REDUCE THE POTENTIAL FOR WIND TOPPLING OR WIND
DAMAGE, OR TO MAINTAIN GROWTH WITHIN LIMITED SPACE.  DO NOT REMOVE MORE THAN 25% OF ANY TREE'S LIVE FOLIAGE IN
ANY ONE GROWING SEASON.  PRUNE ONLY TO INTERNATIONAL SOCIETY OF ARBORICULTURE/ANSI A300 STANDARDS, AND
ONLY UNDER THE DIRECT SUPERVISION OF A CERTIFIED ARBORIST.

C. FINAL CUTS SHALL BE MADE JUST OUTSIDE THE SHOULDER RING AREA.  EXTREMELY FLUSHED CUTS WHICH PRODUCE LARGE
WOUNDS SHALL NOT BE MADE.

D. ALL TRIMMING CUTS SHALL BE PERFORMED IN SUCH A MANNER AS TO PROMOTE THE NATURAL GROWTH AND SHAPE OF EACH
TREE SPECIES.

E. IMPROPER PRUNING METHODS INCLUDING, BUT NOT LIMITED TO, "TOPPING", "TIPPING", "HEADING BACK", "DEHORNING", AND
"LIONTAILING" WILL NOT BE ALLOWED.  THE CONTRACTOR SHALL PAY FOR ALL WORK NECESSARY TO CORRECT SUCH PRUNING
WHEN PERFORMED BY HIS CREWS OR SUBCONTRACTORS.

F. SHOULD THE CONTRACTOR REQUIRE MORE INFORMATION, THE CONTRACTOR SHALL CONTACT THE ISA AT (217) 355-9411 FOR A
COPY OF THE ANSI A300 PRUNING STANDARDS.  CONTRACTOR SHALL ADHERE TO THE METHODS AND PRACTICES SET FORTH IN
THIS DOCUMENT.

6. LANDSCAPE AND IRRIGATION (NATIVE TREES ONLY):  ANY FUTURE LANDSCAPE AND IRRIGATION SHOULD ADHERE TO THE
FOLLOWING GUIDELINES:

A. NO IRRIGATION OR PLANTING SHOULD OCCUR CLOSER THAN 8'-10' FROM THE TRUNK.

B. WHERE IRRIGATION DOES OCCUR WITHIN THE PROTECTED ZONE, DRIP IRRIGATION SHOULD BE USED WHEREVER POSSIBLE.
ADDITIONALLY, ONLY PLANTS WITH LOW WATER NEEDS SHOULD BE PLANTED WITHIN THE PROTECTED ZONE, SPACED FAR
APART WHERE CLOSE TO THE TREE.  PLANTS MAY BE SPACED CLOSER TOGETHER NEAR THE EDGE OF THE PROTECTED ZONE.

GENERAL
1. ALL WORK SHALL CONFORM TO ALL APPLICABLE STATE AND LOCAL CODES, STANDARDS, AND SPECIFICATIONS.

2. LANDSCAPE DESIGN IS DIAGRAMMATIC IN NATURE.  THE CONTRACTOR SHALL BE RESPONSIBLE FOR HIS OWN TAKEOFFS AND
QUANTITY CALCULATIONS.  IN THE EVENT OF A DISCREPANCY BETWEEN THE PLAN AND THE LANDSCAPE LEGEND, THE PLANT
QUANTITY AS SHOWN ON THE PLAN SHALL TAKE PRECEDENCE AND NOTIFY THE LANDSCAPE ARCHITECT OF THESE
DISCREPANCIES.  MINOR ADJUSTMENTS TO THE LANDSCAPE MATERIAL AND LOCATIONS MAY BE PROPOSED FOR CITY
CONSIDERATION AT THE CONSTRUCTION DOCUMENT STAGE TO RESPOND TO MARKET AND FIELD CONDITIONS.  HOWEVER,
THERE SHALL BE NO REDUCTION IN THE NUMBER AND SIZE OF MATERIALS.

3. CONTRACTOR SHALL MAKE HIMSELF AWARE OF THE LOCATIONS OF EXISTING AND PROPOSED UTILITIES, AND SHALL BE
RESPONSIBLE FOR ANY DAMAGE TO THE UTILITIES AND/OR ANY INJURY TO ANY PERSON.  THIS DRAWING  IS PART OF A
COMPLETE SET OF CONTRACT DOCUMENTS.  UNDER NO CIRCUMSTANCES SHOULD THIS PLAN BE USED FOR CONSTRUCTION
PURPOSES WITHOUT EXAMINING ACTUAL LOCATIONS OF UTILITIES ON SITE AND REVIEW ALL RELATED PLANS AND
DOCUMENTS.

4. ALL UTILITY EASEMENTS SHALL REMAIN UNOBSTRUCTED AND FULLY ACCESSIBLE ALONG THEIR ENTIRE LENGTH FOR
MAINTENANCE EQUIPMENT.

5. THE CONTRACTOR SHALL TAKE EXTREME CARE NOT TO DAMAGE ANY EXISTING PLANTS INDICATED AS "TO REMAIN".  ANY
SUCH PLANTS DAMAGED BY THE CONTRACTOR SHALL BE REPLACED WITH THE SAME SPECIES, SIZE, AND QUANTITY AT THE
CONTRACTOR'S OWN EXPENSE, AND AS ACCEPTABLE TO THE OWNER.  REFER TO THE TREE PROTECTION NOTES ON THE
PLANS (AS APPLICABLE).

6. LANDSCAPE CONTRACTOR SHALL EXAMINE THE SITE CONDITIONS UNDER WHICH THE WORK IS TO BE PERFORMED AND
NOTIFY THE GENERAL CONTRACTOR IN WRITING OF UNSATISFACTORY CONDITIONS.  IF SITE CONDITIONS OR PLANT
AVAILABILITY REQUIRE CHANGES TO THE PLAN, THEN AN APPROVAL WILL BE OBTAINED FROM THE CITY.  DO NOT PROCEED
UNTIL CONDITIONS HAVE BEEN CORRECTED.

7. ALL CONSTRUCTION DEBRIS AND MATERIAL SHALL BE REMOVED AND CLEANED OUT PRIOR TO INSTALLATION OF TOPSOIL,
TREES, SHRUBS, AND TURF.

8. FOR ALL INFORMATION ON SURFACE MATERIAL OF WALKS, DRIVES, AND PARKING LOTS, SEE THE SITE PLAN. SEE
PHOTOMETRIC PLAN FOR FREE STANDING LIGHTING INFORMATION.

9. THE LANDSCAPE CONTRACTOR SHALL NOTIFY THE LANDSCAPE ARCHITECT ONE WEEK PRIOR TO BEGINNING CONSTRUCTION.

10. WINTER WATERING SHALL BE AT THE EXPENSE OF THE CONTRACTOR UNTIL SUCH TIME AS FINAL ACCEPTANCE IS RECEIVED.

11. ALL LANDSCAPE CONSTRUCTION PRACTICES, WORKMANSHIP, AND ETHICS SHALL, BE IN ACCORDANCE WITH INDUSTRY
STANDARDS SET FORTH IN THE CONTRACTORS STANDARDS ADOPTED BY THE UTAH LANDSCAPE CONTRACTORS
ASSOCIATION.

12. LANDSCAPE AND IRRIGATION WORK SHALL BE COMPLETED PRIOR TO THE ISSUANCE OF THE FINAL CERTIFICATE OF
OCCUPANCY.

FINISH GRADING AND SOIL PREPARATION
13. CONTRACTOR SHALL CONSTRUCT AND MAINTAIN FINISH GRADES AS RECOMMENDED BY THE GEOTECHNICAL REPORT.  ALL

LANDSCAPE AREAS SHALL HAVE POSITIVE DRAINAGE AWAY FROM STRUCTURES AT THE MINIMUM SLOPE SPECIFIED IN THE
REPORT, AND AREAS OF POTENTIAL PONDING SHALL BE REGRADED TO BLEND IN WITH THE SURROUNDING GRADES AND
ELIMINATE PONDING POTENTIAL.  SHOULD ANY CONFLICTS AND/OR DISCREPANCIES ARISE BETWEEN THE GEOTECHNICAL
REPORT, THE GRADING PLANS, THESE NOTES, AND ACTUAL CONDITIONS, THE CONTRACTOR SHALL IMMEDIATELY BRING SUCH
ITEMS TO THE ATTENTION OF THE LANDSCAPE ARCHITECT AND OWNER.

14. AFTER FINISH GRADES HAVE BEEN ESTABLISHED, IT IS RECOMMENDED THAT THE CONTRACTOR SHALL HAVE SOIL SAMPLES
TESTED BY AN ESTABLISHED SOIL TESTING LABORATORY FOR THE FOLLOWING:  GENERAL SOIL FERTILITY, PH, ORGANIC
MATTER CONTENT, SALT (CEC), LIME, SODIUM ADSORPTION RATIO (SAR) AND BORON CONTENT.  EACH SAMPLE SUBMITTED
SHALL CONTAIN NO LESS THAN ONE QUART OF SOIL.  CONTRACTOR SHALL ALSO SUBMIT THE PROJECT'S PLANT LIST TO THE
LABORATORY ALONG WITH THE SOIL SAMPLES.  THE SOIL REPORT PRODUCED BY THE LABORATORY SHALL CONTAIN
RECOMMENDATIONS FOR THE FOLLOWING (AS APPROPRIATE):  GENERAL SOIL PREPARATION AND BACKFILL MIXES, PRE-PLANT
FERTILIZER APPLICATIONS, AND ANY OTHER SOIL RELATED ISSUES.  THE REPORT SHALL ALSO PROVIDE A FERTILIZER
PROGRAM FOR THE ESTABLISHMENT PERIOD AND FOR LONG-TERM MAINTENANCE.

15. THE CONTRACTOR SHALL RECOMMEND INSTALLATION OF SOIL AMENDMENTS AND FERTILIZERS PER THE SOILS REPORT FOR
THE THE OWNER/OWNER'S REPRESENTATIVE CONSIDERATION.

16. AT A MINIMUM, ALL TOPSOIL SHALL BE AMENDED WITH NITROGEN STABILIZED ORGANIC AMENDMENT COMPOST AT A RATE OF
5.0 CUBIC YARDS AND AMMONIUM PHOSPHATE 16-20-0 AT A RATE OF 15 POUNDS PER THOUSAND SQUARE FEET OF LANDSCAPE
AREA.  COMPOST SHALL BE MECHANICALLY INTEGRATED INTO THE TOP 6" OF SOIL BY MEANS OF ROTOTILLING AFTER
CROSS-RIPPING.  GROUND COVER & PERENNIAL BED AREAS SHALL BE AMENDED AT A RATE OF 8 CUBIC FEET PER THOUSAND
SQUARE FEET OF NITROGEN STABILIZED ORGANIC AMENDMENT AND 10 LBS. OF 12-12-12 FERTILIZER PER CU. YD., ROTOTILLED
TO A DEPTH OF 8".  NO MANURE OR ANIMAL-BASED PRODUCTS SHALL BE USED FOR ORGANIC AMENDMENTS.

PLANTING
17. ALL DECIDUOUS TREES SHALL HAVE FULL, WELL-SHAPED HEADS/ALL EVERGREENS SHALL BE UNSHEARED AND FULL TO THE

GROUND; UNLESS OTHERWISE SPECIFIED.  TREES WITH CENTRAL LEADERS WILL NOT BE ACCEPTED IF LEADER IS DAMAGED
OR REMOVED.  PRUNE ALL DAMAGED TWIGS AFTER PLANTING.

18. ALL PLANTS WITHIN A SPECIES SHALL HAVE SIMILAR SIZE, AND SHALL BE OF A FORM TYPICAL FOR THE SPECIES.  ANY PLANT
DEEMED UNACCEPTABLE BY THE LANDSCAPE ARCHITECT SHALL BE IMMEDIATELY REMOVED FROM THE SITE AND SHALL BE
REPLACED WITH AN ACCEPTABLE PLANT OF LIKE TYPE AND SIZE AT THE CONTRACTOR'S OWN EXPENSE.  ANY PLANTS
APPEARING TO BE UNHEALTHY, EVEN IF DETERMINED TO STILL BE ALIVE, SHALL NOT BE ACCEPTED.  THE LANDSCAPE
ARCHITECT SHALL BE THE SOLE JUDGE AS TO THE ACCEPTABILITY OF PLANT MATERIAL.

19. ALL TREES SHALL BE GUYED AND WOOD STAKED AS PER DETAILS. NO 'T-STAKES' SHALL BE USED FOR TREES.

20. ALL PLANT MATERIALS SHALL BE TRUE TO TYPE, SIZE, SPECIES, QUALITY, AND FREE OF INJURY, BROKEN ROOT BALLS, PESTS,
AND DISEASES, AS WELL AS CONFORM TO THE MINIMUM REQUIREMENTS DESCRIBED IN THE "AMERICAN STANDARD FOR
NURSERY STOCK".  FOLLOW GREENCO TREE PLANTING RECOMMENDATIONS FOR MINIMUM QUALITY REQUIREMENTS FOR
TREES.

21. ALL TREE AND SHRUB BED LOCATIONS ARE TO BE STAKED OUT ON SITE FOR APPROVAL BY THE LANDSCAPE ARCHITECT PRIOR
TO INSTALLATION.

22. ALL TREES PLANTED ADJACENT TO PUBLIC AND/OR PEDESTRIAN WALKWAYS SHALL BE PRUNED CLEAR OF ALL BRANCHES
BETWEEN GROUND AND A HEIGHT OF EIGHT (8) FEET FOR THAT PORTION OF THE PLAN LOCATED OVER THE SIDEWALK AND/OR
ROAD.

23. ALL PLANT MATERIAL SHALL NOT BE PLANTED PRIOR TO INSTALLATION OF TOPSOIL.

24. ALL PLANT BEDS SHALL BE CONTAINED WITH STEEL EDGER.  STEEL EDGER IS NOT REQUIRED ALONG CURBS, WALKS OR
BUILDING FOUNDATIONS.  ALL EDGING SHALL OVERLAP AT JOINTS A MINIMUM OF 6-INCHES, AND SHALL BE FASTENED WITH A
MINIMUM OF 4 PINS PER EACH 10 FOOT SECTION.  THE TOP OF ALL EDGING MATERIAL SHALL BE A ROLLED TOP AND 1/2 INCH
ABOVE THE FINISHED GRADE OF ADJACENT LAWN OR MULCH AREAS. COLOR: GREEN.

25. THE DEVELOPER, HIS SUCCESSOR, OR ASSIGNEE SHALL BE RESPONSIBLE FOR ESTABLISHING AND CONTINUING A REGULAR
PROGRAM OF MAINTENANCE FOR ALL LANDSCAPED AREAS. SEE LANDSCAPE GUARANTEE AND MAINTENANCE NOTE.

26. A 3-FOOT CLEAR SPACE SHALL BE MAINTAINED AROUND THE CIRCUMFERENCE OF ALL FIRE HYDRANTS.

27. LANDSCAPE CONTRACTOR TO SUBMIT SAMPLES OF MISCELLANEOUS LANDSCAPING MATERIALS TO THE LANDSCAPE
ARCHITECTS AND OWNER'S REPRESENTATIVE FOR APPROVAL PRIOR TO INSTALLATION, IE.; MULCH, EDGER, LANDSCAPE
FABRIC, ETC.

MULCHING

28. AFTER ALL PLANTING IS COMPLETE, THE CONTRACTOR SHALL INSTALL A MINIMUM 4" THICK LAYER OF MULCH AS SPECIFIED IN
THE PLANTING LEGEND.  INSTALL A 4" THICK RING OF DOUBLE SHREDDED CEDAR BARK MULCH AROUND ALL PLANT MATERIAL
IN ROCK MULCH BEDS WHERE LANDSCAPING IS SHOWN ON THE PLANS.  WOOD MULCH RING SIZE SHALL BE THE CONTAINER
SIZE OF THE SHRUBS, PERENNIALS, AND ORNAMENTAL GRASSES.  TREE RING SIZE SHALL A MIN OF 3' DIA.

29. ALL MULCH SHALL BE HARVESTED IN A SUSTAINABLE MANNER FROM A LOCAL SOURCE.

30. INSTALL DEWITT PRO-5 WEED BARRIER FABRIC UNDER ALL ROCK MULCH SHRUB BEDS SPECIFIED ON THE PLANS ONLY.
LANDSCAPE FABRIC SHALL ALSO BE USED IN WOOD MULCH AREAS.  NO PLASTIC WEED BARRIERS SHALL BE SPECIFIED.

31. ABSOLUTELY NO EXPOSED GROUND SHALL BE LEFT SHOWING ANYWHERE ON THE PROJECT AFTER MULCH HAS BEEN
INSTALLED.

32. ALL PLANTING AREAS WITH LESS THAN A 4:1 GRADIENT SHALL RECEIVE A LAYER OF MULCH, TYPE AND DEPTH PER PLANS.
SUBMIT 1 CUBIC FOOT SAMPLE OF MULCH (ONE SAMPLE PER TYPE) TO LANDSCAPE ARCHITECT FOR APPROVAL PRIOR TO
INSTALLATION.  THE MULCH SHALL BE SPREAD EVENLY THROUGHOUT ALL PLANTING AREAS EXCEPT SLOPES 4:1 OR STEEPER,
OR AS OTHERWISE DENOTED ON THE PLAN.  ABSOLUTELY NO EXPOSED GROUND SHALL REMAIN IN AREAS TO RECEIVE MULCH
AFTER MULCH HAS BEEN INSTALLED.

33. ALL PLANTING AREAS ON SLOPES OVER 4:1 SHALL RECEIVE COCONUT FIBER EROSION CONTROL NETTING FROM ROLLS.
NETTING SHALL BE #CT-125, AS MANUFACTURED BY NORTH AMERICAN GREEN (OR EQUAL).  INSTALL AND STAKE PER
MANUFACTURER'S SPECIFICATIONS.  SEE ALSO THE CIVIL ENGINEER'S EROSION CONTROL PLAN.

1. THE LANDSCAPE CONTRACTOR IS REQUIRED TO CONTACT THE COUNTY PUBLIC WORKS DEPARTMENT, AND ANY OTHER PUBLIC OR
PRIVATE AGENCY NECESSARY FOR UTILITY LOCATION PRIOR TO ANY CONSTRUCTION.

2. THIS DRAWING IS A PART OF A COMPLETE SET OF BID DOCUMENTS, SPECIFICATIONS, ADDITIONAL DRAWINGS, AND EXHIBITS.
UNDER NO CIRCUMSTANCES SHOULD THESE PLANS BE USED FOR CONSTRUCTION PURPOSES WITHOUT EXAMINING ACTUAL
LOCATIONS OF UTILITIES ON SITE, AND REVIEWING ALL RELATED DOCUMENTS.

3. THE LOCATION OF THE ALL UNDERGROUND UTILITIES ARE LOCATED ON THE ENGINEERING DRAWINGS FOR THIS PROJECT.  THE
MOST CURRENT REVISION IS HERE IN MADE PART OF THIS DOCUMENT.  UNDERGROUND UTILITIES EXIST THROUGHOUT THIS SITE
AND MUST BE LOCATED PRIOR TO ANY CONSTRUCTION ACTIVITY.  WHERE UNDERGROUND UTILITIES EXIST, FIELD ADJUSTMENT
MAY BE NECESSARY AND MUST BE APPROVED BY A REPRESENTATIVE OF THE OWNER.  NEITHER THE OWNER NOR THE LANDSCAPE
ARCHITECT ASSUMES ANY RESPONSIBILITY WHATSOEVER, IN RESPECT TO THE CONTRACTORS ACCURACY IN LOCATING THE
INDICATED PLANT MATERIAL, AND UNDER NO CIRCUMSTANCES SHOULD THESE PLANS BE USED WITHOUT REFERENCING THE
ABOVE MENTIONED DOCUMENTS.

NOTE:  PLANT SIZE #1 CONT REFERS TO A ONE GALLON PLAN AND #5 CONT REFERS TO A FIVE GALLON PLANT.
34.     TREE BASE CLEARANCE: 3 FOOT DIAMETER AROUND EACH TREE MUST BE CLEAR OF TURF AND ROCK MULCH.  IN PARKING ISLANDS

AND OTHER NARROW STRIP WHERE TURF TWO FEET OR LESS WOULD OCCUR, THE CLEAR AREA MAY BE REDUCED TO TWO FEET.

REFER TO THE PLANTING DETAILS ON SHEET L.1.0 FOR DEPTH OF SHREDDED BARK TO BE USED IN THE CLEARANCE RINGS. 

MATERIALS:  HIGH QUALITY MATERIALS SUCH AS WOOD CHIPS, WOOD MULCH, GROUND COVER, DECORATIVE ROCK, LANDSCAPE
ROCK, OR SIMILAR MATERIALS SHALL BE USED.  MATERIALS MUST BE HEAVY ENOUGH TO NOT BLOW AWAY IN THE WIND.



Exhibit 5: Planning Commission DRAFT Minutes, May 30, 2024 
 
BUSINESS ITEMS 
 
1. Saratoga Commons Lot 1 Site Plan, located at 737 North Saratoga Road. McKenna Christensen 

as applicant. Senior Planner Kent Page presented the item.  This is a request for approval of the 
Saratoga Commons Lot 1 Site Plan which includes a 7,300 square foot building with an outdoor patio, 
23.1% landscaping, 53 parking stalls and a drive-thru lane. The building footprint indicates two tenant 
spaces designated for retail and one designated for a drive-thru restaurant. 
 
Applicant McKenna Christensen of Centerville, Utah was in attendance to answer questions. She relayed 
that a possible tenant they are currently negotiating with is Starbucks. They would occupy a 2400 square 
feet space with a drive-thru on the West end, as well as a patio space that goes with that. There would be 
2 more spaces left for other retail tenants. 
 
Commissioner Kilgore asked if the applicant would comply with the Findings and Conditions in the Staff 
Report. He wondered about several “Can Comply” sections in the Staff Report including: completion of 
the landscape requirements, grading, drainage, the secondary water system, dedication of water shares, 
and the Bond Agreement. 
 
Ms. Christensen agreed to comply with the Findings and Conditions in the Staff Report. She explained 
they are in the same subdivision as the Tagg-N- Go car wash, and have a cost sharing agreement for 
landscaping; based on this, she did not foresee any issues with landscape compliance. She said that they 
are planning an underground storm tech system, and have water shares left over from previous use at the 
property, so there were no concerns about getting the remaining water shares needed to service the 
property. She also conveyed there wouldn’t be any concerns with the Bond Agreement. 
 
Commissioner Kilgore wondered if a snow removal truck could get through the drive-thru area.  
 
Ms. Christensen explained that in some other Starbucks they have done, they sometimes use smaller 
ATVs, or snow shovels for snow removal. She mentioned they have concrete on a portion of the drive-
thru, which she said can help with snow removal.  
 
Commissioner Kilgore asked what the redlines in the Staff Report referred to in regard to “storefront 
anodized dark bronze” and “trash enclosures”.  
 
Senior Planner Kent Page clarified that the “storefront anodized dark bronze” was in reference to the 
material for the windows and that it would comply with the code. 
 
Ms. Christensen said the “trash enclosures” redline was referring to a note that had been added saying the 
trash enclosure materials were to match the elevations on the building.  
 
Motion made by Commissioner Sprosty Burns that the Planning Commission forward a 
recommendation to the City Council to approve the requested Site Plan for Saratoga Commons 
Lot 1, located at 737 North Saratoga Road, with the Findings and Conditions in the Staff Report.  
Seconded by Commissioner Kilgore.  
Yes: Ken Kilgore, Jack K. Mangum, Virginia Rae Mann, Reed Ryan, Rachel Sprosty Burns. 
No: None. 
Absent: Commissioner Scott A. Hill, Commissioner Doug Willden. 
Motion passed 5 - 0. 

 



Gina Grandpre, Senior Planner 
ggrandpre@saratogaspringscity.com 

1307 North Commerce Drive, Suite 200  •  Saratoga Springs, Utah 84045 
801-766-9793 x185  •  801-766-9794 fax 

 

CITY COUNCIL 
Staff Report 

 
REZONE/GENERAL PLAN AMENDMENT/CONCEPT PLAN 
SARATOGA SPRINGS COMMERCIAL PLAT G GPA & REZONE 
JUNE 18, 2024 
PUBLIC MEETING 
 

Report Date:    June 11, 2024 
Applicant: Dan Schmidt 
Owner:   Utah Valley Turf Farms, LP 
Location: Crossroads Blvd and Pioneer Crossing 
Major Street Access: Crossroads Blvd and Pioneer Crossing 
Parcel Number(s) & Size: 58:032:0197, 43.32 acres 
Land Use Designation:  Regional Commercial, Business Park, and High Density 
Requested Land Use: Regional Commercial and moving the High Density (same acreage) 
Parcel Zoning: A (Agriculture) 
Requested Zoning:   Regional Commercial and MF-18 
Adjacent Zoning:  Planned Community and Regional Commercial 
Current Use of Parcel:  Undeveloped parcel 
Adjacent Uses:  Commercial Uses and Planned Community (Hospital) 
Previous Meetings:  Planning Commission, June 13, 2024 
Previous Approvals:  Recommendation of Approval by PC, June 13, 2024 
Type of Action: Legislative 
Land Use Authority: City Council 
Future Routing: City Council 
Planner:   Gina Grandpre, Senior Planner 

 

 
A. Executive Summary:   

The proposed General Plan Amendment and Rezone pertains to a 43.32 acre property situated 
southeast of the intersection of Crossroads Blvd and Pioneer Crossing. Currently, the land use 
designation encompasses Regional Commercial, High Density Residential, and Business Park. 
The application seeks to modify the General Plan by substituting Business Park with Regional 
Commercial and reconfiguring the High Density Residential designation to accommodate a 
multi-family development. The Rezone request aims to convert the entire parcel from 
Agriculture (A) to Regional Commercial (RC) and High Density Residential (MF-18), as depicted 
in Exhibit 3. Concurrently, a Concept Plan application was submitted that aligns with the 
requested Rezone and General Plan Amendment. 
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Recommendation:  
On June 13, 2024, the Planning Commission recommended approval of the requested Rezone 
and General Plan Amendment for Saratoga Springs Commercial Plat G.  
 
Staff recommends that the City Council conduct a public meeting on the proposed Rezone 
and General Plan Amendment for the Saratoga Springs Commercial Plat G, review and discuss 
the proposal, and choose from the options in Section H of this report. Options include 
approval with or without conditions, denial, or continuation, and feedback on the proposed 
concept plan. 

 
B. Background:  The proposed General Plan Amendment and Rezone aims to reconfigure the High 

Density designation and rezone about 14.2 acres to accommodate a multi-family development. 
This development plan utilizes the canal as open space, in alignment with the Parks and Trails 
Masterplan, and integrates the regional trail along the canal. Additionally, the General Plan 
Amendment is a request to replace the Business Park designation with Regional Commercial. 

 
The application seeks a rezone of approximately 14.2 acres from A to MF-18, while the 
remaining 29.12 acres are proposed to be rezoned from Agriculture to Regional Commercial. 

 
Access to the development will be facilitated from multiple points: Crossroads Blvd at 1400 
North, the north side of Crossroads Blvd, opposite 400 West, and from Exchange Drive on the 
east side of the property, extending Lake Drive. As per the City’s Transportation Master Plan, a 
traffic signal is proposed for the intersection of 1400 North and Crossroads Blvd. 
 

C. Specific Request: The applicant is requesting a rezone of approximately 43.32 acres and a 
General Plan Amendment for a portion of the property, per the attached exhibits.  

 
Land Use Map: The current Land Use Map designates approximately 14.2 acres for High Density 
Residential, approximately 12.3 acres for Business Park, and approximately 16.82 acres for 
Regional Commercial. The applicant is requesting that the 14.2 acres for High Density 
Residential be shifted to the northwest and that the shape be reconfigured. They are also 
requesting that the remainder be Regional Commercial and that the Business Park designation 
be removed.  
 
Zoning: The applicant is requesting that the property be rezoned from Agricultural (A) to MF-18 
for approximately 14.2 acres and to RC for approximately 29.12 acres, for a total of 43.32 acres, 
as shown in the attachments.  

 
D. Process:  
 
 Rezone and General Plan Amendment 

Code Section 19.13.04 outlines the process for a Rezone and General Plan Amendments.  A 
public hearing is required with the Planning Commission who then make a recommendation to 
the City Council. The City Council makes the final decision to either approve with or without 
conditions, continue, or deny the request. 
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Section 19.17.03 outlines the process criteria for Planning Commission and City Council Review:  
 

1. The Planning Commission shall review the petition and make its recommendations to 
the City Council within thirty days of the receipt of the petition. 

Complies. The application will be reviewed by the Planning Commission and 
receive a recommendation prior to review by the City council.  The application 
was received on May 1, 2024 and upon completion of review, June 13, 2024 was 
the soonest available Planning Commission meeting.  
 

2. The Planning Commission shall recommend adoption of proposed amendments only 
where it finds the proposed amendment furthers the purpose of the Saratoga Springs 
Land Use Element of the General Plan and this Title. 

Complies. Please see Sections F and G of this report. 
 

3. The Planning Commission shall provide the notice and hold a public hearing as required 
by the Utah Code and Chapter 19.13. For an application which concerns a specific parcel 
of property, the City shall provide the notice required by the Utah Code and Chapter 
196.13 for a public hearing.   

Complies. Please see Section E of this report. 
 
Concept Plan 
Section 19.17.02 states “Petitions for changes to the City’s Zoning Map for all land use zones 
may be accompanied by an application for Concept Plan Review or Master Development 
Agreement approval pursuant to Chapter 19.13 of this Code.” 
 
Per Chapter 19.13 of the Land Development Code, the process for a Concept Plan includes an 
informal review of the Concept Plan by both the Planning Commission and the City Council. The 
review shall be for comment only and is non-binding. 
 
A concept plan has been submitted with the request for a rezone and General Plan Amendment 
and is included with this staff report. The concept plan is meant to help understand the intent 
of the applicant’s request and their future development plans. The attached concept plan 
review is non-binding and does not address all concerns or requirements of the Land 
Development Code. The items marked “TBD”, “can comply”, and “does not comply” shall be 
incorporated into the Saratoga Springs Commercial Plat G preliminary plat and site plan 
applications.  

 
E. Community Review:  

This has been noticed as a public hearing pursuant to City and State statutes, which requires 
posting notice on the Utah public notice website and the City’s website and in City Hall, and, 
except for code amendments, mailing notices to property owners whose land is directly 
affected by the request and property owners within 300 feet of the subject property at least 10 
calendar days prior to the public hearing.  
 
Public Comment: As of the date of this report, no public input has been received.  

 



 - 4 - 

F. General Plan:  The General Plan indicates three different Land Use designations, Regional 
Commercial, Business Park, and High Density on the Future Land Use Map.  The proposed 
application is seeking to amend the General plan to remove the Business Park designation and 
replace it with a Regional Commercial designation. The following language is the classification 
for each of the three Land Use Designations:  

 
 Business Park (BP): Areas designated for educational, healthcare, medical, and certain 

commercial uses 
  

Regional Commercial (RC): Areas that incorporate retail, employment, entertainment, 
and civic uses  

 
 High Density Residential (MF-14, MF-18): Areas designated for higher density attached 

dwellings such as condos, apartments, and townhomes 
 

Staff conclusion: Any change to the Future Land Use Map is subject to approval by the City 
Council. If the City Council approves the requested amendment then the requested rezone will 
be consistent with the General Plan. 

 
G. Code Criteria:  
 

19.17.04. Gradual Transition of Uses and Density.  
 

 It is the policy of the City Council, through exercising its zoning authority, to: (a) transition high 
 intensity uses to help prevent the impacts of high density uses on low density areas; and (b) to 
 limit inconsistent uses being located on adjacent parcels. The City Council may implement this 
 policy using its zoning powers. Through amendments to the General Plan and the Zoning Map, 
 the City Council intends to apply the following guidelines to implement this policy: 

 
1. Residential lots, parcels, plats, or developments should not increase by more than 20% 

of density as compared to adjacent lots, zones, parcels, plats, or developments to 
enable a gradual change of density and uses. To appropriately transition, new lots 
should be equal to or larger than immediately adjacent existing platted lots. 

2. Exceptions. 
a. The City should avoid allowing high intensity uses (e.g., commercial, industrial, 

multi-family structures, etc.) adjacent to lower intensity uses (e.g., single family, 
low density residential, etc.), however may allow these uses to be located 
adjacent to each other if appropriate transitions and buffers are in place. 
Appropriate buffers and transitions include a combination of roadways, 
landscaping, building orientation and facades, increased setbacks, open spaces, 
parks, and trails.  

3. Despite these guidelines, the City Council recognizes that it will become necessary to 
allow high intensity next to low intensity uses in order to allow for the implementation 
of multiple zones in the City. The City Council should use their best efforts to limit 
inconsistent uses and  zones being located on adjacent parcels and to mitigate 
inconsistent uses and zones through transitions and buffers.  
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Staff finding: The location of the request is situated opposite residential and commercial 
areas across Crossroads Blvd. The proposed MF-18 zoning will be in the middle of the 
regional commercial zone and permits up to 18 units per acre, translating to an estimated 
254 units on the 14-acre parcel. While the RC zone features increased setbacks and reduced 
building height, it may accommodate more intensive uses and longer operating hours, 
although operating hours are not specifically regulated in either zone. Findings for either 
approval or denial are outlined as options in Section H of this report. 

 
19.17.05. Consideration of General Plan, Ordinance, or Zoning Map Amendment. 
 
The Planning Commission and City Council shall consider, but not be bound by, the following 
criteria when deciding whether to recommend or grant a General Plan, ordinance, or zoning 
map amendment: 

1. the proposed change will conform to the Land Use Element and other provisions of the 
General Plan; 
Staff finding: Consistent if approved. 

 
2. the proposed change will not decrease or otherwise adversely affect the health, safety, 

convenience, morals, or general welfare of the public; 
Staff finding: Up for discussion. The current zone and the requested zone offer different 
uses, building heights, and setbacks. Findings for either approval or denial are included 
in Section H of this report. 

 
3. the proposed change will more fully carry out the general purposes and intent of this 

Title and any other ordinance of the City; 
 

19.01.04. Purpose.  
1. The purpose of this Title, and for which reason it is deemed necessary, and for which 

it is designed and enacted, is to preserve and promote the health, safety, morals, 
convenience, order, fiscal welfare, and the general welfare of the City, its present 
and future inhabitants, and the public generally, and in particular to: 

a. encourage and facilitate the orderly growth and expansion of the City; 
b. secure economy in governmental expenditures; 
c. provide adequate light, air, and privacy to meet the ordinary or common 

requirements of happy, convenient, and comfortable living of the 
municipality’s inhabitants, and to foster a wholesome social environment; 

d. enhance the economic well-being of the municipality and its inhabitants; 
e. facilitate adequate provisions for transportation, water, sewer, schools, 

parks, recreation, storm drains, and other public requirements; 
f. prevent the overcrowding of land, the undue concentration of population, 

and promote environmentally friendly open space; 
g. stabilize and conserve property values; 
h. encourage the development of an attractive and beautiful community; and 
i. promote the development of the City of Saratoga Springs in accordance with 

the Land Use Element of the General Plan. 
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Staff finding: up for discussion. 19.04.09 states the purpose of each zone. The purpose 
of the RC and MF-18 zones are included below. The City Council may choose to evaluate 
this further in their discussion at the meeting. 

 
Regional Commercial:  
The purpose of the Regional Commercial Land Use Zone is to allow, in 
appropriate areas, commercial businesses and shopping centers of a scale that 
will serve neighborhood, community-wide, and regional shopping needs. These 
regulations should preserve the existing quality and livability of the City while still 
assuring maximum efficiency of traffic circulation and convenience. 
 
MF-18:  
The purpose of the MF-18 Land Use Zone is to allow for the establishment of High 
Density multi-family residential neighborhoods and to allow for footprint 
development. This zone allows up to 18 units per acre. 

  
4. in balancing the interest of the petitioner with the interest of the public, community 

interests will be better served by making the proposed change; and 
Staff finding: Up for discussion.  

 
5. any other reason that, subject to legislative discretion of the City Council, could advance 

the general welfare. 
Staff finding: Can comply. Staff recommends a mutually agreed upon development 
agreement be approved and signed before a rezone and General Plan Amendment take 
effect, if the City Council approves this request.   

 
H. Recommendation and Alternatives: 

Staff recommends that the City Council conduct a public meeting, take public input, discuss the 
application, and choose from the following options.  
 
Option 1 – Approval 
“I move that we approve the requested General Plan Amendment and Rezone for Saratoga 
Springs Commercial Plat G, located at approximately Crossroads Blvd and Pioneer Crossing, 
with the Findings and Conditions in the Staff Report.” 

 
Findings  
1. The application will be consistent with the General Plan if the City Council approves 

the request, as articulated in Section F of the staff report, which section is 
incorporated by reference herein.  

2. The application complies with the criteria in 19.17 of the Land Development Code, 
as articulated in Section G of the staff report, which section is incorporated by 
reference herein.  
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Conditions: 
1. All conditions of the City Engineer shall be met, including but not limited to those in 

the attached Engineering Staff Report. 
2. All requirements of the Fire Chief shall be met.  
3. The Saratoga Springs Commercial, Plat G General Plan amendment and rezone is 

recommended as shown in the attachments to the Staff report.  
4. All other Code requirements shall be met.  
5. Any other conditions or changes as articulated by the City Council: 

____________________________________________________________________. 
 
Option 2 – Continuance  
“I move to continue the General Plan Amendment and Rezone for Saratoga Springs Commercial 
Plat G, located at approximately Crossroads Blvd and Pioneer Crossing to another meeting on 
[DATE], with direction to the applicant and Staff on information and/or changes needed to 
render a decision, as follows:  
 

1. ______________________________________________________________ 
2. ______________________________________________________________ 

 
Option 3 – Denial 
“I move that deny the requested General Plan Amendment and Rezone for Saratoga Springs 
Commercial Plat G, located at approximately Crossroads Blvd and Pioneer Crossing, with the 
Findings below:  
 

1. The application is not consistent with the General Plan:  
a.  Future Land Use Map. 

2. The request does not address gradual transition of uses, as described in Section G of 
this report. 

3. Other findings as stated by the City Council: 
____________________________________________________. 

 
H. Exhibits:  

1. Engineer Staff Report 
2. Location and Zone Map 
3. Proposed Rezone 
4. Future Land Use Map of the General Plan 
5. Proposed Future Land Use Map of the General Plan Amendment  
6. Planning Review Checklist 
7. Concept Plan 
8. Saratoga Springs Commercial Plat G Rezone and GPA Development Agreement 
9. Ordinance 
10. Draft Planning Commission Meeting Minutes, June 13, 2024 
 

 
  



Staff Report 
 

Author:  Scott Petrik, Staff Engineer  
Subject:  Saratoga Springs Commercial Plat G – Concept Plan                 
Date: June 13, 2024 
Type of Item:   Concept Plan Review 
 
 

Description: 
A. Topic:    The applicant has submitted a concept plan application. Staff has reviewed the 

submittal and provides the following recommendations. 
 
B. Background: 
 

Applicant:  Daniel Schmidt – WPI  
Request:  Concept Plan 
Location:  West of 1303 N Exchange 
Acreage:  43.32 acres - 12 lot 

 
C. Recommendation:  Staff recommends the applicant address and incorporate the 

following items into the development of their project and construction drawings. 
 
1. The City has insufficient information at this time to determine what project and 

system improvements will be necessary to service the developer’s property. As a 
result, this review does not reserve utility system capacity. Prior to, concurrent with, 
or subsequent to Final Plat Approval, the developer will be required to install all 
required infrastructure to service the property while mitigating negative impacts to 
the existing system. In addition to all required project improvements, the developer 
may also be required to install any and all system improvements, subject to required 
impact fee credits. 

2. These are concept-level plans which are not ready for construction. The applicant 
understands that full engineering review will need to occur on final-level engineering 
plans to comply with City Standards. The applicant also understands that concept 
plans do not entitle the applicant to any approvals, including lot yields, and that 
approvals are not granted until final-level engineering plans are accepted by the City 
for construction. 

3. The developer is required to adhere to the horizontal and vertical sewer separations 
standards established by the State of Utah. 

4. This development includes property in 2 water pressure zones (drinking and 
irrigation) and each zone must meet all Engineering Standards and Specifications 
particularly in regards to looping of the Drinking Water System to avoid dead ends. 

5. Developer shall be responsible to install any offsite infrastructure required to service 
the property. It shall be noted that there is currently no zone 2 drinking water or 
pressurized irrigation infrastructure adjacent to the property. Currently the closest 
point of connection is at the intersection of McKenzie Way and Arcadia Drive, 

GGrandpre
Text Box
EXHIBIT 1: ENGINEER STAFF REPORT



approximately 1,000 ft to the North-West. 
6. Developer shall construct a 4-way signal on Crossroads Blvd at the intersection of 

Crossroads Blvd and 1400 North and as identified in the City’s transportation 
masterplan. The location of the signal may be modified to be consistent with what is 
shown in the City’s current Transportation Master Plan at the time the preliminary 
plat application is received by the City. 

7. Developer shall be required to install and improve the trail improvements along 
Crossroads Blvd and the Canal trail. The Canal Trail through the development shall 
be designed to be pedestrian friendly by minimizing road crossings, implementing 
traffic calming measures where unavoidable, placing clear signage and wayfinding 
markers along the trail to help pedestrians navigate the route, incorporating 
landscaping elements to provide shade and aesthetic appeal while ensuring that 
vegetation does not obstruct visibility or impede pedestrian movement, and 
installing adequate lighting along the trail to ensure visibility during the evening and 
night. 

8. Developer shall also be responsible for installing landscaping and maintaining any 
unimproved areas between Developer’s property and the pavement surface of 
Crossroads Blvd. 

9. Developer shall pipe the canal through the entirety of the project and construct the 
canal trail in accordance with the City’s Parks, Recreation, Trails, and Open Space 
Master Plan and the Engineering Standards and Specifications with the first phase of 
the project and shall connect to the existing trail south of the developer’s property 
boundary and extend to the Signalized intersection on Crossroads Boulevard. 

 



Gina Grandpre, Senior Planner 
ggrandpre@saratogaspringscity.com 

1307 North Commerce Drive, Suite 200  •  Saratoga Springs, Utah 84045 
801-766-9793 x185  •  801-766-9794 fax 

Exhibit 2: Location and Zone Map 
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Text Box
EXHIBIT 5: PROPOSED GENERAL PLAN AMENDMENT



 
 

Gina Grandpre, Senior Planner 
ggrandpre@saratogaspringscity.com 

1307 North Commerce Drive, Suite 200  •  Saratoga Springs, Utah 84045 
801-766-9793 x185  •  801-766-9794 fax 

APPLICATION REVIEW CHECKLIST  
 

                                                          Application Information      
 

Date Received:     April 30, 2024 

Date of Review:     May 23, 2024 

Project Name:     Saratoga Springs Commercial Plat G 

Project Request / Type:    General Plan Amendment & Rezone, Concept Plan 

Meeting Type:     Public Hearing 

Applicant:   Daniel Schmidt 

Owner:   Utah Valley Turf Farms LP 

Location:     Crossroads Blvd and Pioneer Crossing 

Major Street Access:    Crossroads Blvd and Pioneer Crossing 

Parcel Number(s) and size:   58:032:0197, 43.32 acres 

Land Use Designation:    Regional Commercial, Office, and High Density 

Parcel Zoning:     A (Agricutural) 

Adjacent Zoning:    Regional Commercial and Planned Community 

Current Use:     Undeveloped property 

Adjacent Uses: Commercial Uses and Planned Community (Hospital)   

Previous Meetings:    None 

Previous Approvals:    None 

Type of Action:    Planning Commission Recommendation to City Council 

Land Use Authority:   City Council  

Future Routing:   Planning Commission 

Planner:     Gina Grandpre, Senior Planner 

 

                                                  Section 19.13 – Application Submittal      
 

 Application Complete: Yes 

 Rezone Required: Yes 

 General Plan Amendment required: Yes 

 Additional Related Application(s) required: Concept Plan 

 

Section 19.13.04 – Process 
 

 DRC: May 14, 2024 

 Neighborhood Meeting: Not required 

 PC: June 13, 2024 

 CC: June 18, 2024 

 

 

 

General Review 

mailto:ggrandpre@saratogaspringscity.com
GGrandpre
Text Box
EXHIBIT 6: PLANNING REVIEW CHECKLIST
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Building Department 

 No Comments 

 

Fire Department 

 No Comments 

 

GIS / Addressing 

 No Comments 

 

Additional Recommendations:  

 

(DRC Comments – May 14, 2024) 

 SS Commercial Plat G Concept (24-minute discussion)  

 Need to connect to trail to the south. 

 Where should the traffic light be placed? 

o May move light if TMP changes. 

 Developer needs to comply with current TMP when approved. 

 Issues with offsite culinary water. 

o Two different pressure zones. 

 Canal trail minimum of 8’ from south of property all way to Crossroads Blvd. 

 Needs to be 30’ trail and city utility easement along Crossroads Blvd. 

 

                                                                    Code Review       

 19.04, Land Use Zones 

o Zone: A (Agriculture) – To be rezoned to MF-18 and RC 

o Use: Regional Commercial, Office, High Density – To be Amended from Office to Regional Commercial and High 

Density 

 

19.04.01 Requirements MF-18 
Category To Be Reviewed Regulation Compliance Findings 

Maximum Units per Acre 18 unit/acre** Complies See concept plan on file with Planning 

Lot Size, Residential (Minimum) 5,000 sq. ft.  TBD Provide details at preliminary plat 

Lot Size, Non-Residential (Minimum) 30,000 sq. ft.  TBD Provide details at preliminary plat 

Footprint Development allowed  TBD Provide details at site plan 

Building Separation - Footprint 

(Minimum) 
10'  TBD Provide details at site plan 

Project Size - Footprint (Minimum) 5 acres  TBD Provide details at site plan 

Lot Coverage (Maximum) 50%  TBD 
Provide details at preliminary plat and site 

plan 

Structure Height (Minimum) 40'  TBD Provide details at site plan 

Dwelling Size (Minimum) 800 sq. ft.  TBD Provide details at site plan 

Lot Width (Minimum) 50'  TBD Provide details at preliminary plat 

Lot Frontage*** (Minimum) 35'  TBD 
Provide details at preliminary plat and site 

plan 
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Open Space Frontage (Minimum) 35'  TBD 
Provide details at preliminary plat and site 

plan 

Front Setback* (Minimum) 
25' to garage, 20' to front 

plane of building 
 TBD 

Provide details at preliminary plat and site 

plan 

Street Side Setback (Minimum) 20'  TBD 
Provide details at preliminary plat and site 

plan 

Interior Side Setback, 

Residential(Minimum) 

10' between buildings, 5' 

between exterior walls and 

property line 

 TBD 
Provide details at preliminary plat and site 

plan 

Interior Side Setback, Non-

Residential(Minimum) 
25'  TBD 

Provide details at preliminary plat and site 

plan 

Rear* Setback, 

Residential(Minimum) 

20' between buildings, 20' 

between exterior walls and 

property lines. 

 TBD 
Provide details at preliminary plat and site 

plan 

Rear Setback, Non-

Residential(Minimum) 
30'  TBD 

Provide details at preliminary plat and site 

plan 

 

19.04.07 Requirements Regional Commercial 

Category To Be Reviewed Regulation Compliance Findings 

 Development Size (Minimum) N/A     

Lot Size (Minimum) 30,000 sq. ft.  TBD Provide details at preliminary plat 

Front/Corner Side Setback 

(Minimum) 
10' TBD 

Provide details at preliminary plat and 

site plan 

Interior Side Setback 

(Minimum) 

10' or height of building, whichever is 

greater, when adjacent to a residential 

zone 
TBD 

Provide details at preliminary plat and 

site plan 

Rear Setback (Minimum) 

30' or height of building, whichever is 

greater, when adjacent to a residential 

zone 

TBD 
Provide details at preliminary plat and 

site plan 

Building Separation 

(Minimum) 
N/A     

Lot Width (Minimum) N/A     

Lot Frontage (Minimum) N/A     

Building Height (Maximum) 50' TBD 
Provide details at preliminary plat and 

site plan 

Lot coverage (Maximum) 50% TBD Provide details at site plan 

Building Size (Minimum) 1,000 sq. ft. TBD Provide details at site plan 

Building Size (Maximum) N/A     
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19.05 Supplemental Regulations 
Regulation Compliance Findings 

Flood Plain: All buildings and structures intended for human occupancy shall 

be constructed at least (1) one foot above the base flood elevation of Zone A as 

defined on the FEMA Flood Insurance Map. 
Complies See concept plan on file with Planning 

Water & Sewage: Each lot shall be connected to City water and sewer. Complies See concept plan on file with Planning 

Transportation Master Plan: No building lot shall be created and no 

structure shall be erected within the location of a proposed street, road, 

highway, or right-of-way as shown on the City’s currently-approved 

Transportation Master Plan. 

Complies See concept plan on file with Planning 

Property Access - All lots shall abut a dedicated public street or highway or a 

private roadway. 
Complies See concept plan on file with Planning 

19.05.16. Special Standards and Considerations Governing Particular 

Uses. See Code for details 
  

Automobile refueling stations and car wash operations.   TBD Provide details at site plan 

Automobile Repair, Minor:    TBD Provide details at site plan 

Car Wash (full service).   TBD Provide details at site plan 

Hotels.   TBD Provide details at site plan 

Kennel, Private.  TBD Provide details at site plan 

Storage, Self-Storage, or Mini-Storage Units.  TBD Provide details at site plan 

Vehicle Storage.   TBD Provide details at site plan 

Public and Private Utility Building or Facility and Public Building Sites.  TBD Provide details at site plan 

Bars.  TBD Provide details at site plan 

19.06 Landscaping and Fencing 
Landscape Plans 

Regulation Compliance Findings 

Landscape Architect: Landscaped plans shall be prepared by a licensed 

landscape architect. 
TBD 

Provide details at preliminary plat and 

site plan 

Existing Conditions: Show the location and dimension of all existing and 

proposed structures, property lines, easements, parking lots, power lines, 

rights-of-way, ground signs, refuse areas, and lighting. 
TBD 

Provide details at preliminary plat and 

site plan 

Planting Plan: Show location and planting details for all proposed vegetation 

and materials. Indicate the size of the plant material at maturation. All existing 

vegetation that will be removed or remain must be identified. 
TBD 

Provide details at preliminary plat and 

site plan 

Plants: The name (both botanical and common name), quantity, and size of all 

proposed plants. 
TBD 

Provide details at preliminary plat and 

site plan 

Topography: Existing and proposed grading of the site indicating contours at 

two-foot intervals. 
TBD 

Provide details at preliminary plat and 

site plan 

Irrigation: Irrigation plans showing the system layout and details. TBD 
Provide details at preliminary plat and 

site plan 

Fencing: Location, style, and details for proposed and existing fences and 

identification of the fencing materials. 
TBD 

Provide details at preliminary plat and 

site plan 

Data Table: Table including the total number of each plant type, and total 

square footage and percentage of landscaped areas, domestic turf grasses, 

decorative rock, mulch, bark, and drought tolerant plant species. 
TBD 

Provide details at preliminary plat and 

site plan 

Completion of Landscape Improvements: All required landscaping 

improvements shall be completed in accordance with the approved site plan, 

subdivision plat, landscape plan, irrigation plan, or other approval and shall be 

bonded for in accordance with Section 19.12.05. 

TBD 
Provide details at preliminary plat and 

site plan 

Planting Standards 

Deciduous Trees: Minimum 2" in caliper. TBD 
Provide details at preliminary plat and 

site plan 

Evergreen Trees: Minimum 6' in height. TBD 
Provide details at preliminary plat and 

site plan 

Tree Base Clearance: 3’ diameter around every tree must be kept clear of turf 

and rock mulch. In parking lot islands and other narrow strips where turf two 
TBD 

Provide details at preliminary plat and 

site plan 
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feet or less in width would otherwise occur, this clear area may be reduced to 

2’. 

Shrubs: 25% of required shrubs must be a minimum of 5 gallons in size at 

time of installation; all other required shrubs shall be a minimum of 1 gallon in 

size. 

TBD 
Provide details at preliminary plat and 

site plan 

Turf: No landscaping shall be comprised of more than seventy percent turf, 

except within landscaped parks. 
TBD 

Provide details at preliminary plat and 

site plan 

Artificial Turf : Shall require a building permit shall meet the following 

requirements with documentation provided by home owner or contractor: 

i. Artificial turf shall have a minimum eight-year “no-fade” 

warranty; 

ii. Multi-color blend needed to mimic real grass 

iii. Must be installed according to manufacturer’s instructions; 

iv. Minimum pile height shall be 1.5 inches, minimum face/pile 

weight shall be at least 50 oz. per square yard, and water 

permeability shall be at least 19 inches per hour; 

v. Landscape plan shall provide for a minimum of 25 percent live 

vegetation coverage to comply with residential front and/or street 

side yard landscape standards; 

vi. Landscaping shall maintain a five-foot diameter around trees free 

from roc, debris, or artificial turf; 

vii. Rubber or inorganic infill is prohibited while organic infill is 

permitted; 

viii. The term “artificial turf” shall not be construed to include 

artificial trees, shrubs or bushes; and 

ix. Storm water runoff shall be maintained on-site. 

TBD 
Provide details at preliminary plat and 

site plan 

Drought Tolerant Plants: 50% of all trees and shrubs shall be drought 

tolerant. 
TBD 

Provide details at preliminary plat and 

site plan 

Rock Mulch: Rock mulch shall be two separate colors and separate sizes and 

must be contrasting in color from the pavement and other hard surfaces. All 

colors used must be earth tones. 
TBD 

Provide details at preliminary plat and 

site plan 

Design Requirements 
Evergreens: Evergreens shall be incorporated into landscaped treatment of 

sites where screening and buffering are required. 
TBD 

Provide details at preliminary plat and 

site plan 

Softening of Walls and Fences: Plants shall be placed intermittently against 

long expanses of building walls, fences, and barriers to create a softening 

effect. 

TBD 
Provide details at preliminary plat and 

site plan 

Planting and Shrub Beds: Planting and shrub beds are encouraged to be used 

in order to conserve water. 
TBD 

Provide details at preliminary plat and 

site plan 

Water Conservation: Water-conserving sprinkler heads and rain sensors are 

required. Drip lines should be used for shrubs and trees. 
TBD 

Provide details at preliminary plat and 

site plan 

Energy Conservation: Placement of plants shall be designed to reduce energy 

consumption. Deciduous trees are encouraged to be planted on the south and 

west sides of structures. Evergreens are encouraged to be planted on the north 

side of structures. 

TBD 
Provide details at preliminary plat and 

site plan 

Placement: Whenever possible, landscaping shall be placed immediately 

adjacent to structures, particularly where proposed structures have large empty 

walls. 
TBD 

Provide details at preliminary plat and 

site plan 

Trees and Power Poles: No trees shall be planted directly under or within 

10’ of power lines, poles, or utility structures unless:  

a. The Land Use Authority gives its approval.  

b. The Power Company or owner of the power line gives written 

consent.  

c. The maximum height or width at maturity of the tree species 

planted is less than 5’ to any pole, line, or structure.  

TBD 
Provide details at preliminary plat and 

site plan 

Preservation of Existing Vegetation 

Where possible and appropriate, existing native vegetation must be 

incorporated into the landscape treatment of the proposed site. 
TBD 

Provide details at preliminary plat and 

site plan 
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Tree Preservation: Existing mature evergreen trees of 16’ in height or 

greater, and existing mature deciduous or decorative trees of more than 4” 

in caliper, shall be identified on the landscape plan and preserved if 

possible. If a mature tree is preserved, an area around the roots as wide as 

the existing canopy shall not be disturbed. 

TBD 
Provide details at preliminary plat and 

site plan 

If preservation is not possible, the required number of trees shall be 

increased by double the number of such trees removed. 
TBD 

Provide details at preliminary plat and 

site plan 

The replacement trees for evergreen trees shall be evergreens, and for 

deciduous shall be deciduous. 
TBD 

Provide details at preliminary plat and 

site plan 

Deciduous trees smaller than four inches in caliper, or mature ornamental 

trees, that are removed shall be replaced on a one to one ratio. 
TBD 

Provide details at preliminary plat and 

site plan 

Replacement trees shall be in addition to the minimum tree requirements of 

this Chapter, and shall comply with minimum sizes as outlined in the 

Chapter. 

TBD 
Provide details at preliminary plat and 

site plan 

Planter Beds 

Weed Barrier: A high quality weed barrier or pre-emergent shall be used. TBD 
Provide details at preliminary plat and 

site plan 

Materials: High quality materials such as wood chips, wood mulch, ground 

cover, decorative rock, landscaping rocks, or similar materials shall be used, 

and materials must be heavy enough to not blow away in the wind. 
TBD 

Provide details at preliminary plat and 

site plan 

Edging: Concrete edging must be used to separate planter and turf areas in all 

non-residential zones. 
TBD 

Provide details at preliminary plat and 

site plan 

Drip Lines: Drip lines must be used in planter beds. TBD 
Provide details at preliminary plat and 

site plan 

Fencing and Screening 

Front Yards: Fences exceeding 3’ in height shall not be erected in any front 

yard space of any residential lot. TBD 
Provide details at preliminary plat and 

site plan 

Clear Sight Triangle: All landscaping and fencing shall be limited to a height 

of not more than 3’ and the grade at such intersections shall not be bermed or 

raised and comply with AASHTO Standards. 

TBD 
Provide details at preliminary plat and 

site plan 

Required Residential Fencing: Fencing in residential development shall be 

placed along property lines abutting open space, parks, canals, and trails. In 

addition, fencing may also be required adjacent to undeveloped properties. 

TBD 
Provide details at preliminary plat and 

site plan 

Fences along open space, parks, canals, and trails shall be semi-private. 

Exception: privacy fencing is permitted for property lines abutting trail 

corridors that are not City maintained and are both adjacent to and visible from 

an arterial. 

TBD 
Provide details at preliminary plat and 

site plan 

Fencing along arterial roads shall be of a consistent material and color within 

each development. 
TBD 

Provide details at preliminary plat and 

site plan 

Fencing along open space, parks, and trails may be less than 6’ in height but 

shall not be less than 3’ in height, at the discretion of the property owner or 

HOA as applicable. 

TBD 
Provide details at preliminary plat and 

site plan 

Screening at Boundaries of Residential Zones: For residential developments 

abutting active agricultural property or operations, a solid fence or wall shall 

be installed and maintained along the abutting property line. 

TBD 
Provide details at preliminary plat and 

site plan 

Amount of Required Landscaping 
Portions of the property that are not developed with structures, rights of ways, 

or parking areas shall be required to be landscaped per the definition of 

Landscaping in Section 19.02 in all land use zones. 

TBD 
Provide details at preliminary plat and 

site plan 

Multi-family, common space not including parks, and nonresidential 

development in all zones shall be required to adhere to the minimum 

landscaped standards in 19.06.07 of the Land Development Code. 

TBD 
Provide details at preliminary plat and 

site plan 

At least 50% of the landscaped area shall be covered with live vegetation at 

maturity, including shrubs, grasses, flowers, tree and shrub canopies and other 

live vegetation. The percentage may be reduced to 40% in areas where bark 

mulch, wood or plant fiber mulch, or rubber mulch is used instead of rock 

mulch. 

TBD 
Provide details at preliminary plat and 

site plan 
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Landscape Amount 

Category To Be Reviewed Regulation Compliance Findings 

Total Square Footage 1,272,388     

Required Landscaping  254,478 TBD 
Provide details at preliminary plat and site 

plan 

Required Deciduous Trees 86 TBD 
Provide details at preliminary plat and site 

plan 

Required Evergreen Trees 84 TBD 
Provide details at preliminary plat and site 

plan 

Required Shrubs 104 TBD 
Provide details at preliminary plat and site 

plan 

Drought Tolerant Plants 137 TBD 
Provide details at preliminary plat and site 

plan 

 

 

19.09 Off Street Parking 
General Provisions 

Regulation Compliance Findings 

Materials: Parking areas shall consist of concrete, asphalt, or other impervious 

materials approved in the City’s adopted construction standards 
 TBD 

Provide details at preliminary plat and 

site plan 

Parking Area Access: Common Access: Parking areas for one or more 

structures may have a common access so long as the requirements of all City 

ordinances, regulations, and standards are met. The determination of the 

locations for a common access shall be based upon the geometry, road 

alignment, and traffic volumes of the accessed road per the Standard Technical 

Specifications and Drawings. 

 TBD 
Provide details at preliminary plat and 

site plan 

Sidewalk Crossing: All non-residential structures are required to provide 

parking areas where automobiles will not back across a sidewalk to gain access 

onto a public or private street. 
 TBD 

Provide details at preliminary plat and 

site plan 

Cross Access: Adjacent non-residential development shall stub for cross-

access. Developers must provide the City with documentation of cross-access 

easements with adjacent development. 
 TBD 

Provide details at preliminary plat and 

site plan 

Lighting: Parking areas shall have adequate lighting to ensure the safe 

circulation of automobiles and pedestrians. Lighting shall be shielded and 

directed downward. 
 TBD 

Provide details at preliminary plat and 

site plan 

Location of Parking Areas: Required off-street parking areas for non-

residential uses shall be placed walking path of travel distance to the nearest 

customer entrance from the correlating non-residential use and individual 

tenant space as outlined in the table below. Unenclosed parking for residential 

areas shall not be provided in rear yards, unless 

said yard abuts an alley-type access or is fenced with privacy fencing. 

 
Exception: To promote walkability, Mixed Use and Mixed Waterfront 

zones, and the Town Center Overlay (identified in the General Plan), shall be 

allowed to place parking garages and parking lots on the edge of shopping 

areas.  

i. The walking path travel distance from a business’ main entrance shall 

not apply to these areas. 

 TBD 
Provide details at preliminary plat and 

site plan 
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Curb Cuts and Shared Parking: In most cases, shared parking areas shall 

share ingress and egress. This requirement may be waived when the City 

Engineer believes that shared accesses are not feasible. In reviewing the site 

plans for the shared parking areas, the City Engineer shall evaluate the need 

for limited access, appropriate number of curb cuts, shared driveways, or other 

facilities that will result in a safer, more efficient parking and circulation 

pattern. 

 TBD 
Provide details at preliminary plat and 

site plan 

Parking plans shall show the following: the required number of 

stalls and aisles scaled to the correct dimensions; the correct 

number of ADA accessible parking spaces; storm water drainage 

capabilities; lighting; landscaping and irrigation; and pedestrian 

walkways. 

 TBD 
Provide details at preliminary plat and 

site plan 

Provide accessible parking as required by Americans with 

Disabilities Act, see https://www.ada.gov/topics/parking/    

https://adata.org/factsheet/parking  

 TBD 
Provide details at preliminary plat and 

site plan 

Parking Requirements and Shared Parking 
Available on-street parking shall not be counted towards meeting the required 

parking stalls. 
 TBD 

Provide details at preliminary plat and 

site plan 

When a parking requirement is based upon square footage, the assessed 

parking shall be based upon gross square footage of the building or use unless 

otherwise specified in the requirement. 

 TBD 
Provide details at preliminary plat and 

site plan 

When parking requirements are based upon the number of employees, parking 

calculations shall use the largest number of employees who work at any one 

shift. Where shift changes may cause substantial overcrowding of parking 

facilities, additional stalls may be required. 

 TBD 
Provide details at preliminary plat and 

site plan 

When a development contains multiple uses, more than one parking 

requirement may be applied. 
 TBD 

Provide details at preliminary plat and 

site plan 

Tandem parking spaces will not be counted as parking spaces for non-

residential uses except for stacking spaces where identified. 
 TBD 

Provide details at preliminary plat and 

site plan 

Any fraction obtained when calculating the parking requirement shall be 

rounded up to the next whole number to determine the required number of 

parking stalls. 
 TBD 

Provide details at preliminary plat and 

site plan 

Where no comparative land use standard for parking is found in Section 

19.09.10, Required Minimum Parking, the Land Use Authority for the related 

development shall determine an appropriate requirement using the following 

criteria: (see code) 

 TBD 
Provide details at preliminary plat and 

site plan 

Any information provided by the developer relative to trip generation, hours of 

operation, shared parking, peak demands, or other information relative to 

parking shall be considered when evaluating parking needs. 

 TBD 
Provide details at preliminary plat and 

site plan 

Parking Deviations. Parking requirements may deviate from the standards 

contained in Section 19.09.10, Required Minimum Parking, when the Land 

Use Authority determines that the deviation meets the intent of this Chapter. 

Reductions may not exceed 25% of the parking requirements and shall be 

based on the following criteria: 

1. the intensity of the proposed use;  

2. times of operation and use;  

3. whether the hours or days of operation are staggered thereby reducing 

the need for the full amount of required parking;  

4. whether there is shared parking agreement in accordance with Section 

19.09.05.10 below;  

5. the number of employees; 

6. the number of customers and patrons; 

7. trip generation; and  

8. peak demands. 

 TBD 
Provide details at preliminary plat and 

site plan 

Shared Parking. Up to 25% of required parking may be shared with an 

adjacent use upon approval by the Land Use Authority. The developer must 

provide:  

a. an agreement granting shared parking or mutual access to the entire 

parking lot; and  

 TBD 
Provide details at preliminary plat and 

site plan 

https://www.ada.gov/topics/parking/
https://adata.org/factsheet/parking
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b. b. peak demand data by a professional traffic engineer showing that 

shared parking will accommodate the uses. 

Guest Parking. Two-Family dwellings, Three-Family dwellings, Multi-Family 

dwellings, and dwellings above commercial.  

 a. Guest parking shall be provided at a ratio of 0.25 stalls per  unit.  

  i. When a rear-load product is allowed in a village plan 

  or neighborhood plan, and is accessed with aprons  

 rather than driveways, guest parking shall be provided  

 at a ratio of one stall per unit.  

 b. Driveways shall not count towards the guest parking 

 requirement.  

 c. Guest parking shall be located within two-hundred feet of the 

 dwelling unit. 

 TBD 
Provide details at preliminary plat and 

site plan 

Pedestrian Walkways and Accesses. 

Parking lots larger than 75,000 square feet shall provide raised or delineated 

pedestrian walkways. Walkways shall be a minimum of 10’ wide and shall be 

placed through the center of the parking area and extend to the entrance of the 

building. Landscaped islands along the center walkway shall be placed at a 

minimum interval of every 30’. Landscaped islands are encouraged to be offset 

from one another to create a feeling of greater coverage. Pedestrian covered 

walkways may be substituted for tree-lined walkways. Where the developer 

desires to have a driveway access at the center of the parking area, a pedestrian 

access shall be placed on either side of the driveway. 

 TBD 
Provide details at preliminary plat and 

site plan 

Landscaping in Parking Areas 
All parking areas (not including a driveway for an individual dwelling) for 

non-residential or multi-family residential uses that are adjacent to public 

streets shall have landscaped strips of not less than 10’ in width placed 

between the sidewalk and the parking areas, containing a berm, hedge, or 

screen wall with a minimum height of 3’ to minimize intrusion of lighting 

from headlights and other lighting on surrounding property. Trees, both 

deciduous and evergreen, shall be placed in the strip with spacing of no more 

than 30’ between trees except in the clear sight triangle, and except where 

located beneath powerlines. The standards of section 19.06.06, Planting 

Standards and Design Requirements, shall apply for the minimum size of 

vegetation. Within regional parks this requirement may be met through the use 

of intermittent planter beds rather than a berm, hedge, or screen wall; trees or 

shrubs may be clustered in the planter beds where necessary to shield light 

spillage. 

 TBD 
Provide details at preliminary plat and 

site plan 

All landscaped areas abutting any paved surface shall be curbed (not including 

a driveway for an individual dwelling). Boundary landscaping around the 

perimeter of the parking areas shall be separated by a concrete curb 6” higher 

than the parking surface. 

 TBD 
Provide details at preliminary plat and 

site plan 

Clear Sight Triangles must be followed.  TBD 
Provide details at preliminary plat and 

site plan 

All landscaped parking areas shall consist of trees, shrubs, and groundcover. 

Areas not occupied by structures, hard surfaces, vehicular driveways, or 

pedestrian walkways shall be landscaped and maintained. All landscaped areas 

shall have an irrigation system. 

 TBD 
Provide details at preliminary plat and 

site plan 

On doubled rows of parking stalls, there shall be one 36’ x 9’ landscaped 

island on each end of the parking rows, plus one 36’ x 9’ landscaped island to 

be placed at a minimum of every twenty parking stalls. Each island on doubled 

parking rows shall include a minimum of two trees per planter.  

 TBD 
Provide details at preliminary plat and 

site plan 

On single rows of parking or where parking abuts a sidewalk, there shall be 

one 18’ x 9’ foot landscaped island a minimum of every ten stalls. Islands on a 

single parking row shall have a minimum of one tree per island.  

i. Exception: Landscaped islands are not required in single rows of 

parking that abut or are no farther than 6’ from a landscaped area 

containing an equal or greater number of trees as would have been 

provided in islands, in addition to trees required for the landscaped 

area. Such trees shall be located within 9’ of the edge of parking area, 

 TBD 
Provide details at preliminary plat and 

site plan 
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and shall have a canopy width that, at maturity, will extend into the 

parking area. 

Landscaped islands at the ends of parking rows shall be placed and shaped in 

such a manner as to help direct traffic through the parking area. 
 TBD 

Provide details at preliminary plat and 

site plan 

Required Minimum Parking 

See table in 19.09  TBD 
Provide details at preliminary plat and 

site plan 

Drive-thru Requirements 
Each stacking space shall accommodate one vehicle and be no less than 20 feet 

in length from the point of service. 
 TBD 

Provide details at preliminary plat and 

site plan 

All drive-thru facilities must provide at a minimum 3 stacking spaces (60’) per 

lane (up to 3 stacking spaces may count towards required parking). 
 TBD 

Provide details at preliminary plat and 

site plan 

Bank or financial institution (including ATMs): minimum of 3 stacking spaces 

per lane. 

Food or beverage establishment: minimum of 5 stacking spaces. 

 TBD 
Provide details at preliminary plat and 

site plan 

Entrances and exits of drive-thru lanes shall be clearly marked to designate the 

direction of traffic flow. 
 TBD 

Provide details at preliminary plat and 

site plan 

A Final Traffic report shall be provided and approved to demonstrate how all 

queuing shall be contained within the property, business, or use and not affect 

the surrounding roads. Stacking shall be designed so that it does not have the 

potential to overflow onto the street or adjacent property, business, or use. 

 TBD 
Provide details at preliminary plat and 

site plan 

Landscaping: A three foot (3’) wide raised median or planter between the 

drive-thru aisle and the parking area shall be provided. 
 TBD 

Provide details at preliminary plat and 

site plan 

All drive-thru lanes adjacent to public streets shall have landscaped strips of 

not less than ten feet in width placed between the sidewalk and the drive-thru 

lanes that contain a berm, hedge, or screen wall with a minimum height of 

three feet to minimize intrusion of lighting from headlights and other lighting 

from surrounding properties. 

 TBD 
Provide details at preliminary plat and 

site plan 

 

 

19.11 Lighting 
General Standards 

Regulation Compliance Findings 

Material: All Lighting Fixtures and assemblies shall be metal.  TBD 
Provide details at preliminary plat and 

site plan 

Base: All lighting poles shall have a 16” decorative base.  TBD 
Provide details at preliminary plat and 

site plan 

Type: All lighting fixtures shall be of the full cutoff variety. Shoebox fixtures 

are prohibited. 
 TBD 

Provide details at preliminary plat and 

site plan 

Angle: Shall be directed downward.  TBD 
Provide details at preliminary plat and 

site plan 

Lamp: Bulbs may not exceed 4000k.  TBD 
Provide details at preliminary plat and 

site plan 

Drawings: Design and location of fixtures shall be specified on the plans.  TBD 
Provide details at preliminary plat and 

site plan 

Flags: The Unites States flag and the state flag shall be permitted to be 

illuminated from dusk till dawn. All other flags shall not be illuminated past 

11:00 p.m. Flag lighting sources shall not exceed 10,000 lumens per flagpole. 

The light source shall have a beam spread no greater than necessary to 

illuminate the flag. 

 TBD 
Provide details at preliminary plat and 

site plan 

Prohibited Lighting: Searchlights, strobe lights and any laser source light or 

any similar high intensity light. 
 TBD 

Provide details at preliminary plat and 

site plan 

Descriptions: Descriptions of the illuminating devices, fixtures, lamp 

supports, and other devices. This description may include, but is not limited to, 

manufacturers’ specifications, drawings, and sections. 

 TBD 
Provide details at preliminary plat and 

site plan 

Residential Lighting 

Floodlights: Floodlights are prohibited.  TBD 
Provide details at preliminary plat and 

site plan 
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Street Lighting: All street lighting fixtures shall be metal and black and also 

include an arm and bell shade or a pole and lantern configuration and meet the 

City Standards. 
 TBD 

Provide details at preliminary plat and 

site plan 

Building Lighting: Building lighting shall be full cutoff and downward 

directed, and only for the illumination of vertical surfaces such as building 

facades and signs, and shall not cast illumination beyond the surface being 

illuminated. 

 TBD 
Provide details at preliminary plat and 

site plan 

Single Family: Homes located less than one half mile from Camp Williams 

shall have full cutoff lighting that does not exceed 90, and no upward lighting 

is permitted. 

 TBD 
Provide details at preliminary plat and 

site plan 

Nonresidential Lighting 

All wall-mounted fixtures shall not be mounted above 16’. The exception shall 

be those instances where there is a second story access directly from the 

outdoors, and under-eave lighting. Wall-mounted lighting shall be only for the 

illumination of vertical surfaces such as building facades and signs, and shall 

not cast illumination beyond the surface being illuminated. 

 TBD 
Provide details at preliminary plat and 

site plan 

Intermittent lighting must be of the "motion sensor" type that stays on for a 

period of time not to exceed 10 minutes and has a sensitivity setting that 

allows the lighting fixture to be activated only when motion is detected on the 

site. 

 TBD 
Provide details at preliminary plat and 

site plan 

All trespass lighting shall not exceed 1.0 foot-candles measured at the property 

line, except that trespass lighting into residential development shall not exceed 

0.1 foot-candles measured at the property line. 

 TBD 
Provide details at preliminary plat and 

site plan 

Service station canopies must utilize canopy lights that are fully recessed into 

the canopy or are fully shielded by the canopy. 
 TBD 

Provide details at preliminary plat and 

site plan 

All freestanding lighting fixtures and assemblies shall be black. Regional Parks 

may include theme lighting fixtures in colors other than black. The color shall 

enhance the theme of the park and shall be approved during the site plan 

review process. 

 TBD 
Provide details at preliminary plat and 

site plan 

Pole design shall include an arm and bell shade. Regional Parks may include 

theme lighting fixtures that do not include an arm and bell shade. The design 

shall enhance the theme of the park and shall be approved during the site plan 

review process. 

 TBD 
Provide details at preliminary plat and 

site plan 

Parking lot poles shall be limited to a height of 16’ when in or within 200’ of a 

residential zone; all other locations shall have a height limit of 20’. 
 TBD 

Provide details at preliminary plat and 

site plan 

All lighting fixtures in surface parking lots and on the top decks of parking 

structures shall be fitted to render them full cutoff. 
 TBD 

Provide details at preliminary plat and 

site plan 

One hour after closing or by 11:00 pm, whichever is earlier, businesses must 

turn off at least 50% of building lighting and lighting fixtures in surface 

parking lots and on top decks of parking structures; however, those lighting 

fixtures turned off may be set to function utilizing a motion detector system. 

Lights may be turned back on one half hour prior to the first employee shift. 

 TBD 
Provide details at preliminary plat and 

site plan 

Business open for 24 hours must turn off 50% of their outdoor and parking lot 

lighting by 11:00 pm and must keep them off until one half hour before 

sunrise, however, those lighting fixtures turned off may be set to function 

utilizing a motion detector system. 

 TBD 
Provide details at preliminary plat and 

site plan 

Walkway Lighting 

Lighting of all pedestrian pathways is recommended.  TBD 
Provide details at preliminary plat and 

site plan 

All pathway, walkway, and sidewalk lighting fixtures shall be mounted at a 

height not to exceed 10’.  

i. Themed walkway lighting within Regional Parks shall not exceed a 

height of 25’. Such lighting within 200’ of residential development 

shall not exceed 16’. 

 TBD 
Provide details at preliminary plat and 

site plan 

Bollard lighting shall be limited to a height of 4’.  TBD 
Provide details at preliminary plat and 

site plan 

Lighting Plan 
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Plans indicating the location and types of illuminating devices on the premises.  TBD 
Provide details at preliminary plat and 

site plan 

Descriptions of the illuminating devices, fixtures, lamp supports, and other 

devices. This description may include, but is not limited to, manufacturers’ 

specifications, drawings, and sections. 

 TBD 
Provide details at preliminary plat and 

site plan 

Photometric sheet showing measurement of light intensity across the site and 

onto adjacent property in terms of candela, lumens, and foot-candles. 
 TBD 

Provide details at preliminary plat and 

site plan 

Plans providing information required in the Technical Standards and 

Specifications Manual. 
 TBD 

Provide details at preliminary plat and 

site plan 

 

19.12 Subdivision 
Preliminary Plat Requirements 

Regulation Compliance Findings 

Standard Plat Format followed.  TBD Provide details at preliminary plat 

Name and address of property owner and developer.  TBD Provide details at preliminary plat 

Name of land surveyor.  TBD Provide details at preliminary plat 

The location of proposed subdivision with respect to surrounding property and 

street. 
 TBD Provide details at preliminary plat 

The name of all adjoining property owners of record, or names of adjoining 

developments. 
 TBD Provide details at preliminary plat 

The names and location of ROW widths of adjoining streets and all facilities 

within 100’ of the platted property. 
 TBD Provide details at preliminary plat 

Street and road layout with centerline bearing and distance labels, dimensions, 

and names of existing and future streets and roads, (with all new names cleared 

through the City GIS Department). 

 TBD Provide details at preliminary plat 

Subdivision name cleared with Utah County.  TBD Provide details at preliminary plat 

North arrow.  TBD Provide details at preliminary plat 

A tie to a permanent survey monument at a section corner.  TBD Provide details at preliminary plat 

The boundary lines of the project with bearings and distances and a legal 

description. 
 TBD Provide details at preliminary plat 

Layout and dimensions of proposed lots with lot area in square feet.  TBD Provide details at preliminary plat 

Location, dimensions, and labeling of roads, structures, irrigation features, 

drainage, parks, open space, trails, and recreational amenities. 
 TBD Provide details at preliminary plat 

Location of prominent natural features such as rock outcroppings, woodlands, 

steep slopes, etc. 
 TBD Provide details at preliminary plat 

Proposed road cross sections.  TBD Provide details at preliminary plat 

Proposed fencing.  TBD Provide details at preliminary plat 

Vicinity map.  TBD Provide details at preliminary plat 

All required signature blocks are on the plat.  TBD Provide details at preliminary plat 

Prepared by a professional engineer licensed in Utah.  TBD Provide details at preliminary plat 

Proposed methods for the protection or preservation of sensitive lands.  TBD Provide details at preliminary plat 

Location of any flood plains, wetlands, and other sensitive lands.  TBD Provide details at preliminary plat 

Location of 100-year high water marks of all lakes, rivers, and streams.  TBD Provide details at preliminary plat 

Projected Established Grade of all building lots.  TBD Provide details at preliminary plat 

A data table. 

1. total project area;  

2. total number of lots, dwellings, and buildings;  

3. where buildings are included, square footage of proposed building 

footprints and, if multiple stories, square footage by floor;  

4. for multi-family developments, the number of proposed garage 

parking spaces and number of proposed total parking spaces;  

5. percentage of buildable land;  

6. acreage of sensitive lands and percentage sensitive lands comprise of 

total project area and open space area;  

7. area and percentage of open space or landscaping;  

8. area to be dedicated as right-of-way (public and private); 

9. net density of dwellings by acre (sensitive lands must be subtracted 

from base acreage). 

 TBD Provide details at preliminary plat 
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Phasing Plan: Including a data table with the following Information for each 

phase: 

i. Subtotal area in square feet and acres;  

ii. number of lots or dwelling units;  

iii. open space area and percentage; 

iv. utility phasing plan;  

v. number of parking spaces;  

vi. recreational facilities to be provided;  

vii. overall plan showing existing, proposed, and remaining phases. 

 TBD Provide details at preliminary plat 

Final Plat Requirements 

Subdivision name and location.  TBD 
Provide details at preliminary plat and 

final plats 

Standard Plat Format followed.  TBD 
Provide details at preliminary plat and 

final plats 

Name and address of property owner and developer.  TBD 
Provide details at preliminary plat and 

final plats 

Name of land surveyor.  TBD 
Provide details at preliminary plat and 

final plats 

The location of proposed subdivision with respect to surrounding property and 

street. 
 TBD 

Provide details at preliminary plat and 

final plats 

The name of all adjoining property owners of record, or names of adjoining 

developments. 
 TBD 

Provide details at preliminary plat and 

final plats 

The names and location of ROW widths of adjoining streets and all facilities 

within 100’ of the platted property. 
 TBD 

Provide details at preliminary plat and 

final plats 

North arrow.  TBD 
Provide details at preliminary plat and 

final plats 

A tie to a permanent survey monument at a section corner.  TBD 
Provide details at preliminary plat and 

final plats 

The boundary lines of the project with bearings and distances and a legal 

description with total project area in SF and acres. 
 TBD 

Provide details at preliminary plat and 

final plats 

Layout and dimensions of proposed lots with lot area in square feet and acres. 

Lot boundaries shall include dimensions and bearings. 
 TBD 

Provide details at preliminary plat and 

final plats 

Lot Numbers.  TBD 
Provide details at preliminary plat and 

final plats 

Location, dimensions, and labeling of roads, structures, irrigation features, 

drainage, parks, open space, trails, and recreational amenities. 
 TBD 

Provide details at preliminary plat and 

final plats 

Location of prominent natural features such as rock outcroppings, woodlands, 

steep slopes, etc. 
 TBD 

Provide details at preliminary plat and 

final plats 

Proposed road ROW widths.  TBD 
Provide details at preliminary plat and 

final plats 

Vicinity map.  TBD 
Provide details at preliminary plat and 

final plats 

All required signature blocks are on the plat.  TBD 
Provide details at preliminary plat and 

final plats 

Prepared by a professional engineer licensed in Utah.  TBD 
Provide details at preliminary plat and 

final plats 

Proposed methods for the protection or preservation of sensitive lands.  TBD 
Provide details at preliminary plat and 

final plats 

Fencing plans.  TBD 
Provide details at preliminary plat and 

final plats 

Location of any flood plains, wetlands, and other sensitive lands.  TBD 
Provide details at preliminary plat and 

final plats 

Flood plain boundaries as indicated by the Federal Emergency Management 

Agency as well as the location of 100-year high water marks of all lakes, 

rivers, and streams. 

 TBD 
Provide details at preliminary plat and 

final plats 

Existing and Proposed easements.  TBD 
Provide details at preliminary plat and 

final plats 

Street monument locations.  TBD 
Provide details at preliminary plat and 

final plats 
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Lot and road addresses and addresses for each intersection. Road names shall 

be approved by the City GIS department before being added to the subdivision 

plat. 
 TBD 

Provide details at preliminary plat and 

final plats 

A data table. 

1. total project area;  

2. total number of lots, dwellings, and buildings;  

3. where buildings are included, square footage of proposed building 

footprints and, if multiple stories, square footage by floor;  

4. for multi-family developments, the number of proposed garage 

parking spaces and number of proposed total parking spaces;  

5. percentage of buildable land;  

6. acreage of sensitive lands and percentage sensitive lands comprise of 

total project area and open space area;  

7. area and percentage of open space or landscaping;  

8. area to be dedicated as right-of-way (public and private); 

9. net density of dwellings by acre (sensitive lands must be subtracted 

from base acreage). 

 TBD 
Provide details at preliminary plat and 

final plats 

Phasing Plan: Including a data table with the following Information for each 

phase: 

i. Subtotal area in square feet and acres;  

ii. number of lots or dwelling units;  

iii. open space area and percentage; 

iv. utility phasing plan;  

v. number of parking spaces;  

vi. recreational facilities to be provided;  

vii. overall plan showing existing, proposed, and remaining phases. 

 TBD 
Provide details at preliminary plat and 

final plats 

Developer shall ensure all rollback taxes are paid prior to recordation.  TBD Provide details at preliminary plat  

Subdivision Layout 
Layout: The subdivision layout should be generally consistent with the City’s 

adopted Land Use Element of the General Plan, and shall conform to any land 

use ordinance, any capital facilities plan, any impact fee facilities plan, and the 

transportation master plan. 

 TBD Provide details at preliminary plat  

Trails Master Plan: Shows required trails  TBD Provide details at preliminary plat  

Block Length: The maximum length of blocks shall be 1,000’. In blocks over 

800’ in length, a dedicated public walkway through the block at approximately 

the center of the block will be required. 
 TBD Provide details at preliminary plat  

Such a walkway shall not be less than 15’ in width unless otherwise approved 

by the City in accordance with other applicable standards approved by the City 

Council. 
 TBD Provide details at preliminary plat  

Connectivity: The City shall require the use of connecting streets, pedestrian 

walkways, trails, and other methods for providing logical connections and 

linkages between neighborhoods. 
 TBD Provide details at preliminary plat  

Mailboxes: Group mailboxes shall be accessed only from a local street, and 

shall not be placed on a collector or arterial street, unless a bulbout is provided 

with space for a minimum of three vehicles to park outside the lane of travel 

and shoulder. 

 TBD Provide details at preliminary plat  

Private Roads: Private roads may be constructed as approved as part of the 

Preliminary Plat approval and so long as such roads meet the same standards 

identified in the Saratoga Springs Standard Street Improvement Details. 

 TBD Provide details at preliminary plat  

Access: Where the vehicular access into a subdivision intersects an arterial 

road as defined in the Transportation Master Plan, driveways shall not be 

placed on the intersecting road within 100’ of the arterial connection. 

 TBD Provide details at preliminary plat  

Two separate means of vehicular access onto a collector or arterial road shall 

be required to be constructed to City road standards when the total number of 

equivalent residential units (including adjacent developments and 

neighborhoods) served by a single means of access will exceed thirty. 

Exception: Where no point of second access is available within 500’ and 

where all units are provided with an approved sprinkler system, a second 

access shall not be required until the number of units reaches double the above 

limits. 

 TBD Provide details at preliminary plat  
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Where two means of access are required, the points of access shall be placed a 

minimum of 500’ apart, measured along the center of the driving lane from 

center of right-of-way to center of right-of-way. 

The City Fire Chief may require a greater distance than 500 feet if:  

1. an essential link exists between a legitimate governmental interest and the 

requirement; and  

2. the requirement is roughly proportionate, both in nature and extent, to the 

impact of the proposed development. 

 TBD Provide details at preliminary plat  

Driveway and Driveway Approaches: 
Construction: single driveways in the A, RA, and RR zones that are 

constructed of road base or gravel shall include a concrete apron at the 

entrance to the garage and at the intersection with the street, each a minimum 

of five feet in depth. Single driveways in all other zones, and shared driveways 

in all zones, shall be constructed of concrete or asphalt. 

 TBD Provide details at preliminary plat  

Shared Driveways: Shared driveways shall be a minimum of 26’ in width and 

shall direct all runoff to a public or private drainage system. All dwellings on 

shared driveways shall provide enclosed garages or other covered parking. 

Shared driveways accessing more than four dwellings shall also provide a 

minimum of 25’ of parking space between the garage and shared driveway. 

Shared driveways with four or fewer dwellings, if not providing a minimum of 

20’ of parking space, shall install a remote garage door opener prior to 

issuance of Certificate of Occupancy. All requirements of the Fire Code shall 

also be met. 

 TBD Provide details at preliminary plat  

1. Shared Driveways may be used for clustered single-family lots.  

 a. When there are more than two units sharing a driveway, the 

 maximum length shall be 150 feet.  

 b. The maximum amount of units accessing a shared driveway 

 shall be six.  

2. Shared driveways may be used for two-family, three-family, and multi-

family units.  

 a. The maximum length shall be 150 feet.  

 b. The maximum amount of units accessing a shared driveway 

 shall be ten.  

3. Number of Driveway Approaches: Only one driveway approach is allowed 

per property frontage. A circular driveway is considered one driveway 

approach if installed in accordance with the provisions of this section.  

 a. Corner lots may have one driveway approach per street 

 frontage.  

 b. Circular driveways must have at least 15’ between the two  closest 

edges of the driveway approach at the property line and  meet all other 

conditions of this code.  

4. Driveway Approach widths: Residential driveway aprons shall not exceed 

30 feet in width, except as follows.  

 a. Driveway aprons may be increased up to 45-ft in width if the 

 home has a 3 car garage and/or parking pad and the combined  width 

of all drive approaches on a single frontage does not  consume more than 60% 

of the total property frontage and all  other conditions of the section are 

met. 

 TBD Provide details at preliminary plat  

iii. Driveway Widths:  

1. Driveways shall be a minimum of twenty feet deep and eight feet 

wide for a single-wide driveway and sixteen feet wide for a double-

wide driveway.  

2. Rear-load alley product, as approved as part of a Community Plan, 

Village Plan, or Neighborhood Plan, may have an apron in lieu of a 

driveway approach for access to the garage from the alley. The apron 

shall be a minimum of five feet deep and shall not count towards 

required parking. 

 TBD Provide details at preliminary plat  

iv.   Driveway Approach Locations: Driveway approaches shall be a 

minimum of 5’ from any property line where water meters are 

located, except for corner lots as specified below.  
 TBD Provide details at preliminary plat  
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1. For corner lots, or where the vehicular access into a subdivision intersects a 

collector or arterial road as defined in the Transportation Master Plan, the 

minimum driveway approach distance, as measured from the edge of the right 

of way to the nearest edge or driveway surface shall be as follows: Local = 15 

feet; Collector = 40 feet, Arterials = 100 feet.  

2. Residential lots or parcels shall not be allowed to have accessways onto 

arterial roads such as Redwood Road, Crossroads Boulevard, Pioneer 

Crossing, and Pony Express. Exceptions may be made for large lots (at least 1 

acre in size) or for lots where the home is set back over 150 feet from the 

arterial roadway. Approval by UDOT may be required. 

v. The City may reject any permit or proposal for a driveway approach 

where staff has determined the proposed location would be dangerous 

or where it conflicts with any permanent improvements, existing or 

master planned utilities, or waterways. 

 TBD Provide details at preliminary plat  

Lot Design 
All subdivisions shall result in the creation of lots that are developable and 

capable of being built upon. A subdivision shall not create lots that would 

make improvement impractical due to size, shape, steepness of terrain, location 

of watercourses, sanitary sewer problems, driveway grades, or other physical 

constraints and considerations. 

 TBD Provide details at preliminary plat  

All lots or parcels created by the subdivision shall have frontage on a street or 

road that meets the City’s ordinances, regulations, and standards for public 

roads. 
 TBD Provide details at preliminary plat  

Flag lots may be approved with less frontage when the Planning Commission 

determines that the creation of such a lot would result in an improved design or 

better physical layout for the lot based on the following criteria:  

i. For subdivisions with 20 or less lots: no more than 10% (rounding 

down) of the total lots are allowed to be flag lots; 

ii. For subdivisions with 50 or less lots: no more than 7.5% (rounding 

down) of the total lots are allowed to be flag lots; and  

iii. For subdivision with more than 50 lots: no more than 5% (rounding 

down) of the total lots are allowed to be flag lots. 

 TBD Provide details at preliminary plat  

Land dedicated as public roads and rights-of-way shall be separate and distinct 

from land included in lots adjacent to public roads and rights-of-way. In no 

case may land dedicated for public roads and rights-of-way be included in the 

area calculation of any lots, except for non-conforming lots. 

 TBD Provide details at preliminary plat  

Side property lines shall be at approximately right angles to the street line or 

radial to the street line. 
 TBD Provide details at preliminary plat  

Corner lots for residential use shall be 10% larger than the required minimum 

lot. 
 TBD Provide details at preliminary plat  

No lot shall be created that is divided by a municipal or county boundary line.  TBD Provide details at preliminary plat  

Remnants of property shall not be left in the subdivision that do not conform to 

lot requirements or are not required or suitable for common open space, private 

utilities, public purposes, or other purpose approved by the Land Use 

Authority. 

 TBD Provide details at preliminary plat  

Double access lots are not permitted with the exception of corner lots.  TBD Provide details at preliminary plat  

Driveways for residential lots or parcels shall not be allowed to have access on 

major arterials. 

Exception: Exceptions may be made for large lots (at least 1 acre in size) or 

for lots where the home is set back over 150’ from the arterial roadway. 

Approval by UDOT may be required. 

 TBD Provide details at preliminary plat  

All subdivisions along arterial roadways shall conform to the City’s 

requirements and adopted street cross-section including pedestrian walkways, 

park strips, landscaping, and fencing. 
 TBD Provide details at preliminary plat  

 

19.13 Process 
Regulation Findings 

Neighborhood Meeting. Required?  No 

Notice/Land Use Authority. City Council 
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Master Development Agreement. 

A Master Development Agreement shall be required of 

any development that is in excess of twenty acres in 

size if non-residential or mixed-use or developments in 

excess of 160 acres in size if residential. A Master 

Development Agreement may also be required 

pursuant to this Title 19 including Chapter 19.26 or 

may be desirable or necessary pursuant to the exercise 

of the City Council’s legislative discretion in the fact 

scenarios listed in Section 19.13.08. 

No 

Phasing Improvements. Yes 

Payment of Lieu of Open Space. Amount of $:   TBD: Provide details at preliminary plat and site plan 

Piping of Canals 

For residential projects, piping of canals per canal company specifications if a 

canal or canal easement that area is adjacent to or within the area of the 

proposed residential project, unless the canal company or Bureau of 

Reclamation does not allow piping. Non-residential projects shall install secure 

fencing adjacent to canal easements or canals per canal company specifications 

to prevent entry from the non-residential project onto the canal or canal 

easement. 

Burial of Overhead Utility Lines See Section 19.13.10 

 

Concept Plan Application Requirements 
Regulation Compliance Findings 

A completed application and affidavit, form, and application fee. Complies See concept plan on file with Planning 

Plat/Parcel Map of the area available at the Utah County Surveyor’s 

Office. 
Complies See concept plan on file with Planning 

Proposed changes to existing zone boundaries, if such will be needed Can Comply. 
A Rezone and GPA required for 

proposed development 

Conceptual elevations and floor plans, if available Complies. 
Conceptual elevations provided for 

Multi-family only 

Drawn to a scale of not more than 1” = 100’ Complies See concept plan on file with Planning 

Proposed name of subdivision, cleared with the County Recorder to ensure the 

name is not already in use 
Complies See concept plan on file with Planning 

Name of property if no subdivision name has been chosen. This is commonly 

the name in which the property is locally known 
Complies See concept plan on file with Planning 

Locations and widths of existing and proposed streets and right-of-ways Complies See concept plan on file with Planning 

Road centerline date including bearing, distance, and curve radius Complies See concept plan on file with Planning 

Configuration of proposed lots with minimum and average lot sizes Can Comply. Add minimum and average lot sizes 

Approximate locations, dimensions, and area of all parcels of land proposed to 

be set aside for park or playground use or other public use, including acreages, 

locations, and percentages of each and conceptual plan of proposed 

recreational amenities 

Complies See concept plan on file with Planning 

Those portions of property that qualify as sensitive lands per Section 19.02.02., 

including acreages, locations, types, and percentages of total project area and 

of open space 

Complies See concept plan on file with Planning 

Total acreage of the entire tract proposed for subdivision Complies See concept plan on file with Planning 

General topography shown with 1’or 2’ contours and slope arrows with labels Can Comply. Add topography to concept plan 

North arrow, scale, and date of drawing Complies See concept plan on file with Planning 

Property boundary with dimensions Complies See concept plan on file with Planning 

Data table including total number of lots, dwellings, and buildings, square 

footage of proposed buildings by floor, number of proposed garage City of 

Saratoga Springs Municipal Code Land Development Code - Title 19.13 Page | 

10 parking spaces, number of proposed surface parking spaces, number of 

required and proposed ADA compliant parking spaces, percentage of buildable 

land, percentage and amount of open space or landscaping, and net density of 

dwellings by acre 

Complies See concept plan on file with Planning 

Existing conditions and features within and adjacent to the project area 

including roads, structures, drainages, wells, septic systems, buildings, and 

utilities 

Complies See concept plan on file with Planning 
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Conceptual utility schematic with existing and proposed utility alignments and 

sizes sufficient to show how property will be served including drainage, sewer, 

culinary and secondary water connections and any other existing or proposed 

utilities needed to service the proposed development or that will need to be 

removed or relocated as part of the project 

Complies See concept plan on file with Planning 

A schematic drawing of the proposed project that depicts the existing proposed 

transportation corridors within two miles, and the general relationship of the 

proposed project to the Transportation and Land Use Element of the General 

Plan and the surrounding area 

Complies See concept plan on file with Planning 

Trails Master Plan: Shows required trails Complies See concept plan on file with Planning 

 

 

19.14 Site Plan Review  
Regulation Compliance Findings 

Approval Required: Site Plan approval shall be required for all developments 

which contain the following uses, together with any others for which it is 

required elsewhere in these Ordinances:  

1. Any industrial use;  

2. Any commercial use;  

3. Any institutional use;   

4. Two-Family Structures and Three-Family Structures; and  

5. A multi-family residential development. 

TBD Provide details at site plan 

Site Plan Standards: The entire parcel area shall be built upon, landscaped, or 

paved in accordance with the zone’s open space and parking requirements. 
TBD Provide details at site plan 

Utilities: All utility lines shall be underground in designated easements. No 

pipe, conduit, cable, water line, gas, sewage, drainage, steam, electrical, or any 

other energy or service shall be installed or maintained upon any lot outside of 

any building above the surface of the ground except during construction. 

 a. Transformers shall be grouped with other utility meters where 

possible and screened with vegetation or fencing.  

b. Each contractor and owner or developer shall be responsible to 

know the whereabouts of all underground utilities. Protection of such 

utilities shall also be their responsibility.  

c. Prior to construction, contact must be made with Blue Stakes and 

any other utility company, public or private, not participating in Blue 

Stakes in the area to identify underground utility lines.  

d. Exception: electric power transmission lines of 46kV or above are 

not required to be placed underground. 

TBD Provide details at site plan 

Grading and Drainage: Drainage from any lot must follow current City 

requirements to show on site retention and a maximum allowable discharge of 

0.2 cubic feet per second (cfs) per acre. Drainage shall not be allowed to flow 

upon adjoining lots unless the owner of the lot upon which the water flows has 

granted an easement for such purpose. The Planning Commission must 

approve a Site Plan with grading, drainage, and clearing plans before any such 

activities may begin. Lot grading shall be kept to a minimum. Roads and 

development shall be designed for preservation of natural grade except as 

otherwise approved by the City Engineer based on standards and 

specifications. 

TBD Provide details at site plan 

Secondary Water System and Dedication of Water Shares: The applicant 

shall comply with the City’s adopted Water Utility Ordinance and other 

adopted standards, regulations, and ordinances and shall dedicate to the City 

the amount of water specified in those adopted standards, regulations, and 

ordinances upon approval of the Site Plan. 

TBD Provide details at site plan 

Piping of Irrigation Ditches: All existing irrigation canals and ditches which 

are located on the site or straddle a site property line shall be piped with a 

sufficient size pipe and shall be approved by the City Engineer. 

TBD 
Provide details at preliminary plat and 

site plan 

Preliminary Plat With Attached Units: When the proposed Site Plan 

includes attached units, the Site Plan submittal shall include a preliminary 

subdivision plat. Said plat shall include an ALTA survey of the property 

recorded with the Utah County Surveyor pursuant to the Utah Code, the 

TBD Provide details at site plan 
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proposed building locations, proposed floor plans and proposed elevations 

identifying each building in the development. Approval of the proposed Site 

Plan may occur simultaneously with the approval of the proposed preliminary 

plat. 

Nuisances: All commercial uses shall be free from objectionable odors, 

noises, hazards, or other nuisances. 
TBD Provide details at site plan 

Residential Conversions: No existing residential dwelling or residential lot in 

any commercial or residential zone may be used or converted into a 

commercial use unless all of the standards set forth herein are met, including 

parking regulations, setbacks, landscaping, and architectural design. 

TBD Provide details at site plan 

Ownership Affidavit: A statement of ownership and control of the subject 

property and a statement describing the nature of the intended use. 
TBD Provide details at site plan 

Vicinity Map: A general location map indicating the approximate location of 

the subject parcel. 
TBD Provide details at site plan 

Context plan: A context plan shall include the existing features within 200 

feet of the proposed Site Plan property line. Existing features include, but are 

not limited to, buildings, ingress and egress points, landscaping areas, 

pedestrian paths, and property names. 

TBD Provide details at site plan 

Site Analysis: A site analysis is a plan view drawing demonstrating land 

constraints and existing features. Existing features may consist of the presence 

of boulders, existing man-made features, significant trees, canals or ditches, 

access points or public rights-of-way, and existing conditions within 200 feet 

of the property line. 

TBD Provide details at site plan 

Survey: A survey prepared and stamped by a Utah registered land surveyor 

listing the metes and bounds legal description and the gross acreage within the 

subject parcel. 
TBD Provide details at site plan 

Compliance statement: A statement indicating how the proposed 

development complies with the City’s adopted Land Use Element of the 

General Plan. 
TBD Provide details at site plan 

Final Construction Drawings containing, at a minimum, all items specified in 

the City’s “Standard Technical Specification and Drawings” manual. 

Applicant shall provide three full-size 24” x 36” copies and five 11 x 17 inch 

reductions as required on the application form, along with digital copies as 

outlined below. 

 

Additional copies may be required prior to adding the application to the 

Planning Commission agenda. Final Construction Drawings for a Site Plan is 

hereby required and shall be prepared and stamped by licensed or certified 

professionals including architects, landscape architects, land planners, 

engineers, surveyors, transportation engineers, or other professionals deemed 

necessary by the Planning Director. The City may require plans prepared by 

any or all of the above-noted professionals. A Site Plan application shall also 

contain the following :  

i. locations, dimensions, floor plans, uses and heights of all proposed 

buildings and structures, including overhangs, porches, stairwells, and 

balconies, and the locations of all structures on adjoining properties;  

ii. access points, provisions for vehicular and pedestrian circulation 

on and off site, interconnection to adjacent sites, dimensions of such 

access and circulation, and pedestrian paths within 200 feet of the 

property boundary;  

iii. acceleration and deceleration lanes, and dimensions thereof, if 

required;  

iv. off-street parking and loading areas complying with the City’s off-

street parking requirements contained in Chapter 19.09 of this Title;  

v. proposed outdoor display areas;  

vi. screening and buffering provisions, including types and heights of 

existing and proposed buffering and fencing elements;  

vii. location and treatment of refuse collection areas, storage areas, 

mechanical equipment, and external structures;  

viii. location, type, and size of all business and on-site circulation 

signage;  

TBD Provide details at site plan 
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ix. tabulation of square footage devoted to various land uses, ground 

coverage by structures, and other impervious surfaces; x. type of 

construction of all structures, presence or absence of fire sprinkling, 

and location of existing and proposed fire hydrants;  

xi. Established Grade of building area. 

Final Hydraulic and Hydrological storm drainage report and calculations. 

location of all existing and proposed secondary irrigation systems, both on site 

and on adjacent properties, including ditches, pipes, and culverts; 
TBD Provide details at site plan 

Final Traffic report: Said report shall comply with the standards outlined in 

the City’s adopted Transportation Master Plan and shall include, but not be 

limited to, the following:  

i. an analysis of the average daily trips generated by the proposed 

project;  

ii. an analysis of the distribution of trips on City street systems;   

iii. a description of the type of traffic generated; and  

iv. recommendations on what mitigation measures should be 

implemented with the project to maintain a level of service for 

existing and proposed residents acceptable to the City. 

TBD Provide details at site plan 

Data table including:   

i. total project area  

ii. total number of lots, dwellings, and buildings   

iii. square footage of proposed building footprints and, if multiple 

stories, square footage by floor  

iv. number of proposed garage parking spaces  

v. number of proposed surface parking spaces  

vi. percentage of buildable land  

vii. acreage of sensitive lands and what percent sensitive lands 

comprise of total project area and of open space area  
viii. area and percentage of open space or landscaping  

ix. area to be dedicated as right-of-way (public and private)  

x. net density of dwellings by acre (sensitive lands must be subtracted 

from base acreage).  

xi. number of off-street parking spaces (e.g., number of proposed 

garage parking spaces, number of proposed surface parking spaces, 

etc.) 

TBD Provide details at site plan 

Landscaping Plan: A landscaping plan, prepared and stamped by a licensed 

landscape architect, indicating the location, spacing, types, and sizes of 

landscaping elements and existing trees, and showing compliance with the 

City’s off-street parking requirements, the City’s design guidelines and 

policies, and the requirements of the appropriate zone. 

TBD Provide details at site plan 

Lighting Plan: A lighting plan indicating the illumination of all interior areas 

and immediately adjoining streets showing the location, candle power, and 

type of lighting proposed, and in conformance with the City’s lighting 

standards. An individual photometric plan is also required. 

TBD Provide details at site plan 

Elevations: The elevations of all proposed buildings, fences, and other 

structures viewed from all sides indicating height of structures, the average 

finished grade of the site at the foundation area of all structures, percentage of 

building materials proposed, and color of all materials. A board showing 

building colors and materials is required. 

TBD Provide details at site plan 

Signage Plan: An overall signage plan shall be approved during the Site Plan 

approval process. All information to be provided for the sign approval shall be 

submitted concurrent with Site Plan application materials, consistent with the 

requirements in Section 19.18. 

TBD Provide details at site plan 

Fee: A fee set by resolution of the City Council shall accompany the 

application for any Site Plan review. 
TBD Provide details at site plan 

Public Notice and Hearing: All site plans shall comply with the noticing and 

public hearing requirements of Section 19.13, and applicants shall pay the cost 

to post and mail required notice to property owners. 
TBD Provide details at site plan 

Development or Bond Agreement: A development agreement and bond 

agreement shall be required based on the conditions, requirements, findings, 

and recommendations made by the City Council. The development agreement 
TBD Provide details at site plan 
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and bond agreement shall also be based on requirements of the City Code and 

legal requirements as specified by the City Attorney. The City Council may 

determine that a development agreement is not required, but in all cases a bond 

agreement shall be required. A development agreement is not required when 

conditions, requirements, findings, and recommendations are all consistent 

with Title 19 requirements unless the City Council, in exercising its legislative 

authority pursuant to Utah Code § 10-9a-102, determines that a development 

agreement is necessary to further the public health, safety, or welfare or any 

other legitimate purpose outlined in Utah Code § 10-9a-102(1). 

Considerations Relating to Traffic Safety and Traffic Congestion: 

i. the effect of the site development plan on traffic conditions on 

adjacent street systems;  

ii. the layout of site with respect to location and dimensions of 

vehicular and pedestrian entrances, exits, driveways, and walkways;  

iii. the arrangement and adequacy of off-street parking facilities to 

prevent traffic congestion and compliance with the provisions of 

Chapter 19.09, off-street parking requirements;  

iv. the location, arrangement, and dimensions of truck loading and 

unloading facilities;  

v. the circulation patterns within the boundaries of the development; 

and   

vi. the surfacing and lighting of off-street parking facilities. 

TBD Provide details at site plan 

Considerations Relating to Outdoor Advertising: Outdoor advertising shall 

comply with the provisions of Chapter 19.18. 
TBD Provide details at site plan 

Consideration Relating to Landscaping:  

i. the location, height, and materials of walls, fences, hedges, and 

screen plantings to ensure harmony with adjacent development, to 

provide buffer areas, or to conceal storage areas, utility installations, 

or other unsightly development;  

ii. the requirements of Chapter 19.06;   

iii. the planting of ground cover or other surfaces to prevent dust and 

erosion; and  

iv. the unnecessary destruction of existing healthy trees. 

TBD Provide details at site plan 

Considerations Relating to Buildings and Site Layout:  

i. the general silhouette and mass, including location on the site, 

elevations, and relation to natural plan coverage, all in relationship to 

the character of the neighborhood;  

ii. the exterior design in relation to adjoining structures in height, 

bulk, and area openings, breaks in facade facing the street, line and 

pitch of roofs, and the arrangement of structures on the parcel;  

iii. compliance with the City’s Architectural design standards. 

TBD Provide details at site plan 

The effect of the site development plan on the adequacy of the storm and 

surface water drainage. 
TBD Provide details at site plan 

Adequate water pressure and fire flow must be provided on the site as required 

by the applicable fire code. 
TBD Provide details at site plan 

The proposed project shall comply with the City’s adopted Land Use Element 

of the General Plan, Land Use Ordinance, land development regulations, 

architectural guidelines, and all other adopted ordinances, regulations, policies, 

and standards. 

TBD Provide details at site plan 

Trails Master Plan: Shows required trails TBD Provide details at site plan 

 

19.16 Site and Architectural Design Standards  
General Site Design Standards 

Regulation Compliance Findings 

Pedestrian Connectivity: All buildings and sites shall be designed to be 

pedestrian friendly by the use of connecting walkways. 
TBD 

Provide details at preliminary plat and 

site plan 

Safe pedestrian connections shall be made between buildings within a 

development, to any streets adjacent to the property, to any pedestrian facilities 

that connect with the property, when feasible between developments, and from 

TBD 
Provide details at preliminary plat and 

site plan 
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buildings to the public sidewalk to minimize the need to walk within the 

parking lot among cars. 

All pedestrian connections shall be shown on the related site plan or plat. TBD 
Provide details at preliminary plat and 

site plan 

Parking Areas: On-site parking shall be located primarily to the sides or rear 

of the building. Variations may be approved by the Land Use Authority, 

subject to the following criteria:  

i. The use is a big box with outparcels helping to screen parking, or  

ii. At least 50% of the parking is located to the side or rear of the 

building, or  

iii. A safety issue is created by locating parking to the side or rear as 

verified and documented by the Saratoga Springs Police Department. 

For example, the parking will be entirely concealed from view by 

existing walls or buildings, or 

iv. That portion of development that lies within the Waterfront Buffer 

Overlay, or 

v. The development is Office, Warehouse/Flex space and when loading 

docks are not adjacent to a public right-of-way. Exception: when a lot 

with Office, Warehouse/Flex space is adjacent to more than one 

public street, loading docks may face the lower classification of the 

streets. 

TBD 
Provide details at preliminary plat and 

site plan 

Parking lots shall be designed with a hierarchy of circulation: major access 

drives with no parking; major circulation drives with little or no parking; and 

then parking aisles for direct access to parking spaces. 
TBD 

Provide details at preliminary plat and 

site plan 

Parking lots adjacent to, and visible from, public streets shall be screened from 

view through the use of earth berms, screen walls, landscape hedges or 

combinations thereof with a minimum height of 3’ as measured from the 

parking surface. Within regional parks this requirement may be met through 

the use of intermittent planter beds rather than a berm, hedge, or screen wall; 

trees and shrubs may be clustered in the planter beds where necessary to avoid 

light spillage. 

TBD 
Provide details at preliminary plat and 

site plan 

Acceleration and Deceleration Lanes: Acceleration and deceleration lanes 

shall be required on major arterials when deemed necessary by the City 

Engineer. 
TBD 

Provide details at preliminary plat and 

site plan 

Parking Structures: Parking structures shall be architecturally consistent with 

the project buildings, including the use of the same primary finish materials as 

the exterior of the adjacent or adjoining buildings. 
N/A None proposed 

When placement of parking structures along site frontages is necessary, visual 

mitigation such as landscape buffers, upper-level setbacks, or additional 

architectural treatment shall be used. 
N/A None proposed 

The view of a parking structure from a public street shall be minimized by 

placing its shortest dimension along the street edge. 
N/A None proposed 

The top deck of parking structures shall include screen walls, periphery 

landscape islands, or similar features where visible from public view in order 

to soften the appearance of the top of the parking structure and screen the view 

of cars on the top deck of the structure. 

N/A None proposed 

All top deck lighting shall be screened and directed downward to avoid light 

spill onto the street below and shall consist of only bollards or building 

lighting. Light poles are prohibited. 
N/A None proposed 

Trash Enclosures, Storage Areas, and External Structures: Landscaping, 

fencing, berms, or other devices integral to overall site and building design 

shall screen trash enclosures, storage areas, and other external structures. 
TBD 

Provide details at preliminary plat and 

site plan 

Service yards, refuse and waste-removal areas, loading docks, truck parking 

areas and other utility areas shall be screened from view by the use of a 

combination of walls, fences, and dense planting. Screening shall block views 

to these areas from on-site as well as from public rights of way and adjacent 

properties. This does not apply to Municipal Buildings. 

TBD 
Provide details at preliminary plat and 

site plan 

All trash dumpsters shall be provided with solid enclosures. 

a. Enclosures shall be composed of 6’ high solid masonry or decorative 

precast concrete walls, with opaque gates and self-latching 

mechanisms to keep gates closed when not in use. Bollards are 

TBD 
Provide details at preliminary plat and 

site plan 
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required at the front of the masonry walls to protect the enclosure 

from trash collection vehicles. Gates shall be made of opaque metal 

for durability. Chain-link gates with or without opaque slats are not 

acceptable. Colors and materials shall be consistent with the main 

building or use. 

Where trash enclosures, storage areas, or other external structures are adjacent 

to parking areas, a 3’ landscaped buffer shall be provided that does not impede 

access into and out of vehicles. 
TBD 

Provide details at preliminary plat and 

site plan 

These areas shall be well maintained and oriented away from public view. The 

consolidation of trash areas between buildings is encouraged. The use of 

modern disposal and recycling techniques is encouraged. This section shall not 

apply to community or public recycling bins or drop boxes; however, the 

location shall be determined by city Staff in accordance with the standards 

herein. 

TBD 
Provide details at preliminary plat and 

site plan 

Utility Boxes: Dense vegetative buffers which include an evergreen variety of 

plant materials shall be placed where appropriate to screen all utility boxes and 

pedestals in order to remain attractive during the winter months. 

TBD 
Provide details at preliminary plat and 

site plan 

Site Design Standards: Non-Residential Development 
Shopping Cart Corrals: Shopping cart corrals are required for big box or mid 

box retail uses. Roof covers are recommended as the local climate includes 

wind, rain, and winter snow conditions. If roof covers are utilized they shall 

blend in with the established building design. 

TBD Provide details at site plan 

The shopping cart corral rail finish shall match or compliment the exterior 

finishes of the main building through the use of two out of three of the same 

exterior colors and finishes. 
TBD Provide details at site plan 

Uses Within Buildings: All uses established in any commercial, office 

warehouse, business park, or industrial zone shall be conducted entirely within 

a fully enclosed approved building except those uses deemed by the City 

Council to be customarily and appropriately conducted in the open. Uses 

which qualify for this exception include vegetation nurseries, home 

improvement centers with lumber, outdoor cafes, outdoor retail display, car 

wash vacuums, auto dealerships, and similar uses. 

TBD Provide details at site plan 

Outdoor Display: All retail product displays shall be located under the 

buildings’ permanent roof structure or on designated display pads within front 

landscape areas. 
TBD Provide details at site plan 

All display areas shall be clearly defined on the approved Site Plan and 

designated on the site with a contrasting colored, painted, or striped surface. 
TBD Provide details at site plan 

Display areas shall not block building entries or exits, pedestrian walks, or 

parking spaces in front of the building. Outdoor display areas shall not spill 

into walkways or any drive aisle adjacent to a building. 

TBD Provide details at site plan 

Seasonal uses outside of these areas may be approved through the Temporary 

Use process. 
TBD Provide details at site plan 

Outdoor Storage Standards: Outdoor storage areas shall be located to 

minimize views from adjacent public rights-of-way, residential development or 

zones, and adjacent developments. They shall be located behind or to the side 

of buildings. 

TBD Provide details at site plan 

Outdoor storage shall be screened from public view. Screening shall consist of 

a solid wall, excluding CMU blocks. Screening shall be a minimum of 6 feet 

high and may reach a maximum height of 20 feet subject to approval by the 

Land Use Authority. A building permit is required for all fencing or walls 

higher than 7 feet. Chain link fencing is prohibited. 

TBD Provide details at site plan 

The method of screening shall be architecturally integrated with the adjacent 

building in terms of materials and colors. 
TBD Provide details at site plan 

A landscape strip with a minimum width of five feet shall be installed next to 

the screening fence or wall when the storage area is adjacent to or visible from 

a public right-of-way. 
TBD Provide details at site plan 

Outdoor storage materials must be stored in an orderly manner such that fire 

codes are met and access to all areas of the yard is possible (e.g. access lanes). 
TBD Provide details at site plan 

The outdoor storage materials may not extend above the height of the fence or 

wall. 
TBD Provide details at site plan 
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Access Requirements:  

a. Each roadway shall not be more than 40’ in width, measured at right 

angles to the center line of the driveway except as increased by 

permissible curb return radii; and  

b. the entire flare of any return radii shall fall within the right-of-way. 

TBD Provide details at site plan 

Off-Street Truck Loading Space: Every structure involving the receipt or 

distribution by vehicles of materials or merchandise shall provide and maintain 

on the building’s lot adequate space for standing, loading, and unloading of the 

vehicles in order to avoid undue interference with public use of streets, alleys, 

required parking stalls, or accessible stalls. 

TBD Provide details at site plan 

Screening of Storage & Loading Areas: To alleviate the unsightly 

appearance of loading facilities, these areas shall not be located on the side(s) 

of the building facing the public street(s). Such facilities shall be located 

interior to the site. This does not apply to Municipal Buildings 

TBD Provide details at site plan 

Screening for storage and loading areas shall be composed of 6’ high solid 

masonry or architectural precast concrete walls with opaque gates and self-

latching mechanisms, to keep gates closed when not in use. Bollards are 

required at the front of the masonry walls to protect the enclosure from trash 

collection vehicles. 

TBD Provide details at site plan 

Gates shall be made of opaque metal for durability. Chain-link gates with 

opaque slats are prohibited. 
TBD Provide details at site plan 

The method of screening shall be architecturally integrated with the adjacent 

building in terms of materials and colors. 
TBD Provide details at site plan 

Trash areas shall be designed to include the screening of large items (e.g. skids 

and pallets) as well as the trash bin(s) that are needed for the business (unless 

storage is otherwise accommodated behind required screened storage areas). 

TBD Provide details at site plan 

Buffers: A wall and landscaping, fencing, or landscaping of acceptable design 

shall effectively screen the borders of any commercial or industrial lot which 

abuts an existing agricultural or platted residential use. Such a wall, fence, or 

landscaping shall be at least 6’ in height, unless a wall or fence of a different 

height is required by the Land Use Authority as part of a site Plan review. 

TBD Provide details at site plan 

No chain-link or wood fences are permitted as buffering or screening between 

commercial and residential. Masonry and solid vinyl are suggested types of 

fences, and as circumstances require, one or the other may be required. 

TBD Provide details at site plan 

Unless otherwise required by this Title, walls or fences used as a buffer or 

screen shall not be less than 6’ in height. 
TBD Provide details at site plan 

Parking Lot Buffers: There shall be a minimum of 10’ of landscaping 

between parking areas and side and rear property lines adjacent to agricultural 

and residential land uses. 
TBD Provide details at site plan 

Building Buffer: No building shall be closer than 5’ from any private road, 

driveway, or parking space. The intent of this requirement is to provide for 

building foundation landscaping and to provide protection to the building. 

Exceptions may be made for any part of the building that may contain an 

approved drive-up window. 

TBD Provide details at site plan 

Interconnection: All parking and other vehicular use areas shall be 

interconnected with adjacent non-residential properties in order to allow 

maximum off-street vehicular circulation. 
Complies. See Concept Plan on file with Planning 
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General Architectural Design Standards 
General standards do not apply one-family and two-family dwellings unless governed under a DA. 

Building Articulation: Building elevations exceeding 40’ in length shall 

incorporate a minimum of one horizontal elevation shift or combination of 

vertical and horizontal elevation shifts, stepping portions of the elevation to 

create shadow lines and changes in volumetric spaces of at least five feet, and 

a minimum of two of the following, all spaced at intervals of 20’ to 50’ of 

horizontal width:  

i. A combination of vertical and horizontal elevation shifts that together 

equal at least 5’. 

ii. Addition of horizontal and vertical divisions by use of textures or 

materials.  

iii. Primary material change.  

iv. Addition of projections such as balconies, cornices, covered 

entrances, porte-cocheres, trellis’, pergolas, arcades, and colonnades. 

Such trellis’ and awnings extend outward from the underlying wall 

surface at least 36”. 

v. Variation in the rooflines by use of dormer windows, overhangs, 

arches, stepped roofs, gables or other similar devices. 

TBD Provide details at site plan 

Roof Treatment: Sloped roofs shall provide articulation and variations in 

order to break up the massiveness of the roof. Sloped roofs shall include eaves 

which are proportional to the roofs slope and scale of the building. 

TBD Provide details at site plan 

Flat roofs shall be screened with parapets on all sides of the building. If no 

roof top equipment exists or is proposed, the parapet shall be a minimum of 

12” in height above the roof. 

TBD Provide details at site plan 

All roofs on three-family and multi-family dwellings shall have a minimum 

pitch of 3/12 (25% slope). To provide architectural enhancement, residential 

structures are encouraged to have multiple pitch variations. 

TBD Provide details at site plan 

Roof mounted equipment shall not be visible from adjacent public and private 

streets as well as from adjacent properties, unless grade differences make 

visibility unavoidable. 

TBD Provide details at site plan 

Screening shall be solid and shall be consistent with the material and color of 

exterior finishes of the building through the use of at least two out of three of 

the exterior finishes of the building. 

TBD Provide details at site plan 

Windows: Windows, other than rectangular windows, may be used as accents 

and trim. Untreated aluminum or metal window frames are prohibited. 
TBD Provide details at site plan 

Awnings, Canopies, Trellises, Pergolas, and Similar Features: All such 

features must be attached to a vertical wall. 
TBD Provide details at site plan 

All such features shall project at least 4’ from the building when located over a 

pedestrian traffic area and no less than 2’ otherwise. 
TBD Provide details at site plan 

All such features shall maintain a minimum clearance above sidewalk grade of 

8’ to the bottom of the framework when located over a pedestrian traffic area. 
TBD Provide details at site plan 

Backlighting is not permitted. TBD Provide details at site plan 

Mechanical Equipment: All mechanical equipment shall be located or 

screened and other measures shall be taken so as to shield visibility of such 

equipment from any public or private streets. 

TBD Provide details at site plan 

Wing walls, screens, or other enclosures shall be shall be integrated into the 

building and landscaping of the site, whether located on the ground or roof. 
TBD Provide details at site plan 

Rooftops of buildings shall be free of any mechanical equipment unless 

completely screened from all horizontal points of view. 
TBD Provide details at site plan 

Screening materials shall conform to the color scheme and materials of the 

primary building. 
TBD Provide details at site plan 

Residential Architectural Design Standards 
General standards do not apply one-family and two-family dwellings unless governed under a DA. 

Architectural Wrap: Stone, brick, wainscot, and other front elevation 

materials shall be wrapped a minimum of 2’ into interior side elevations and 

shall extend the full width of any street side yard, or façade abutting common 

open space. 

TBD Provide details at site plan 
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Materials and Colors: A minimum of three materials and three colors shall be 

utilized on front or street side elevations, or building façade abutting common 

open space. A minimum of two materials and two colors shall be utilized on 

interior side and rear elevations. The roof shall not be considered a material or 

color. 

TBD Provide details at site plan 

No more than 75% of any building elevation shall consist of any one material 

or color. 
TBD Provide details at site plan 

Carports and similar structures shall be compatible in architectural design and 

details with the main residential structure through the use of at least two out of 

three of the same materials and colors. 

TBD Provide details at site plan 

Color Variation: Three-family, and multi-family developments containing 

more than five buildings shall be designed with at least two color palettes. 
TBD Provide details at site plan 

Non-Residential Architectural Design Standards 
Four Sided Architecture: All sides of a building that are open to public view 

(including views from adjacent residential dwellings or probable location of 

residential dwellings) shall receive equal architectural design consideration as 

the building front. 

TBD Provide details at site plan 

Color and Materials: Exterior Building Materials shall be considered any 

materials that make up the exterior envelope of the building and shall be 

limited to no more than four and no less than two types of materials per 

building, window and door openings excluded. 

TBD Provide details at site plan 

Color of exterior building materials (excluding accent colors) shall be limited 

to no more than four and no less than two major colors per development. 
TBD Provide details at site plan 

Bright colors, such as neon or fluorescent colors, bright orange or yellow, and 

primary colors, are only permitted as accent colors. 
TBD Provide details at site plan 

No more than 75% of any building elevation shall consist of any one material 

or color.  

i. No more than 50% of any building elevation shall consist of CMU, 

except in the Office Warehouse and Industrial zones, or 

ii. Office, Warehouse, Flex buildings in approved zones that utilize 

concrete tilt up construction are exempt from the maximum 75% of 

one material per elevation requirement but must follow all other 

architectural standards. 

TBD Provide details at site plan 

Prohibited Materials: Tiles. Full veneer brick and tiles exceeding ½” in 

thickness is permitted, however veneer tile is prohibited. Stucco stone patterns 

and stucco brick patterns. Wood as a primary exterior finish material. Plain, 

grey, unfinished CMU block except as an accent material. 

TBD Provide details at site plan 

Stairways: All stairways to upper levels shall be located within the building 

unless otherwise approved by the Land Use Authority for secondary access to 

outdoor patio decks or other usable outdoor area. 
TBD Provide details at site plan 

Roof Drains: All roof drains, conduit and piping, maintenance stairs and 

ladders, and other related services shall be located on the interior of the 

building. 
TBD Provide details at site plan 

Electrical Panels: To the extent possible, all electric panels and 

communication equipment should be located in an interior equipment room. 
TBD Provide details at site plan 

Street Orientation: All Retail or Commercial buildings shall have expansive 

windows, balconies, terraces, or other design features oriented to the street or 

adjacent public spaces. 

TBD Provide details at site plan 

At least 35 percent of the first floor elevation(s) of a building that is viewed 

from a public street shall include windows, and/or glass doors to minimize the 

expanse of blank walls and encourage a pedestrian friendly atmosphere. For 

purposes of determining the glass area, the first floor shall be the first 10 feet 

from the finished floor. 

 This standard does not apply to a single-story retail building of 

50,000 square feet or greater provided a single primary tenant occupies the 

entire building square footage and additional architectural elements are used in 

City of Saratoga Springs Municipal Code Land Development Code - Title 

19.16 Page | 9 place of windows and/or glass doors to include awnings or 

canopies, and must include roof line changes and horizontal articulation. 

TBD Provide details at site plan 
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Metal Buildings: Metal buildings are only permitted in the Agricultural, 

Residential Agricultural, Rural Residential, Office Warehouse and Industrial 

Zones. 
N/A. None proposed 

All metal buildings shall be designed to have an exterior appearance of 

conventionally built structures. Stock, “off the shelf” metal buildings are 

prohibited. 
N/A. None proposed 

Metal buildings in the Agricultural, Residential Agricultural, and Rural 

Residential zones shall only be used for agriculture as defined in Section 

19.02.02 of the City Code. 
N/A. None proposed 

 

19.18 Signs  
Regulation Compliance Findings 

Site Plans require signage information (if tenant known, show location 

potential location size) 
TBD TBD at site plan 

Monument sign location and details TBD TBD at site plan 

Wall signs and potential locations and details TBD TBD at site plan 

 

19.19 Open Space  

Minimum Required Open Space 
Regulation Compliance Findings 

Open Space Required: A minimum of one Equivalent Acre of park space is 

required for every 40 residential units in a development, or fraction thereof. 
TBD TBD at preliminary plat and site plan 

Minimum Percentage by Development: In addition to the minimum 

Equivalent Acres, to ensure a livable community, in no case shall the 

percentage of total open space acreage provided in the following types of 

development be less than the listed percentage: 

a. Single family developments: 10% of overall development acreage  

b. Multi-family developments: 15% of overall development acreage  

c. Mixed Use and Mixed Waterfront developments: 25% of overall 

development acreage  

d. Developments with both single family and multi-family: combination 

of the requirement based on the acreage for each type of housing. 

TBD TBD at preliminary plat and site plan 

Other Limitations: In no case may the cumulative total of the following 

categories qualify for more than 50% of a development’s Equivalent Acre 

requirement.  

i. Unimproved, not Sensitive Lands 

ii. Open space with no access 

TBD TBD at preliminary plat and site plan 

Minimum Required Amenities 
Minimum Points: Minimum required points are based on the number of 

required Equivalent Acres provided in a contiguous park and are outlined in 

the table in 19.19.05(2). 
TBD TBD at preliminary plat and site plan 

Mixture of Amenities and Required Amenities: All parks are required to 

provide a mixture of amenities, including at least one separate item each from 

Categories C, D, and E. 
TBD TBD at preliminary plat and site plan 

No more than 25% of the points may be met by one specific item type in any 

one category. 
TBD TBD at preliminary plat and site plan 

All parks over 5 Equivalent Acres are also required to provide at least one item 

from Category A or B, and three items from category P, and a minimum one 

toilet restroom per each 5 acres or fraction thereof. 

TBD TBD at preliminary plat and site plan 

Items in Categories A and B may qualify for impact fee credits, if identified in 

the Parks and Trails Master Plan. 
TBD TBD at preliminary plat and site plan 

Payment in Lieu of Open Space 
Applicability: the City’s Payment in Lieu of Open Space Program may be 

utilized for all or a portion of the requirement for developments that meet one 

or more of the following criteria: 

i. any single-family development where a minimum of 75% of the lots 

are 10,000 square feet or larger, or  

TBD TBD at preliminary plat and site plan 
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ii. any single-family development with a park requirement of less than 

one acre, or  

iii. any development in the MW zone where such fee will aid in the 

creation of large clustered open spaces near the waterfront, or  

iv. that portion of a development that is located within ¼ mile of an 

existing improved regional public park. 

Total Cost:  

1. The City shall maintain an annually updated list of land values for the 

cost of a non-sensitive developable acre, and apply the land value to 

the required Equivalent Acres for which the applicant desires to pay a 

fee in lieu. 

2. The City shall calculate the minimum required points per this chapter, 

and multiply the points by $2,000 to determine the cost of the 

minimum required open space improvements, including landscaping, 

parks, trails, and other amenities. 

TBD TBD at preliminary plat and site plan 

 

 

Fiscal Impact 
Regulation Findings 

Is there any City maintained open space? None proposed 

What is the anticipated cost to the City? N/A 

When will City maintenance begin? N/A 
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PRV(W) DW-10A, DW-10B, DW-15

AIR-VAC VALVE (W) DW-12, DW-15
2" BLOW-OFF (W) DW-13A, DW-15
2" TEMP. BLOW-OFF (W) DW-13B, DW-15
VALVE (W & SW) (*1)(*2)
TEE DW-2, (*2)
CROSS DW-2, (*2)
SECONDARY WATER PIPE PI-1, PI-2, ST-7, (*2)
45° PIPE ELBOW (SW) PI-2, (*2)
22.5° PIPE ELBOW (SW) PI-2, (*2)
11.25° PIPE ELBOW (SW) PI-2, (*2)
1" SINGLE SW SERVICE PI-3, PI-5A, PI-5C
1-1/2" DUAL SW SERVICE PI-3, PI-5B, PI-5C
SW SERVICE TO PARKS PI-4
AIR-VAC VALVE (SW) PI-8, PI-13
BACKFLOW PREVENTER PI-11
2" BLOW-OFF (SW) PI-12A, PI-13
2" TEMP. BLOW-OFF (SW) PI-12B, PI-13
30" C&G (COLLECTOR) ST-1, ST-2A
24" C&G (LOCAL) ST-1, ST-2C
24" SHED C&G ST-1, ST-2F
SIDEWALK ST-1

STOP SIGN ST-28
STREET SIGN ST-28
SURVEY MONUMENT ST-29
SPRINKLER CONDUIT ST-9, (*3)
FENCE LS-14, LS-15, DET. 1 SH. D-4
STREET LIGHT LOCAL LP-1, LP-1B, LP-1C, LP-4, LP-6
STREET LIGHT COLLECTOR LP-2, LP-2B, LP-2C, LP-5, LP-6
POWER POLE
DITCH
FIBER OPTIC
GAS
OVERHEAD POWER
FLOW ARROW
CONTOURS
100 YEAR FLOOD ROUTE
MATCH LINE
STREET MONUMENT

DRIVE APPROACH ST-4

ADA RAMP ST-5A, ST-5B, ST-5C, ST-5E

TRAIL ST-15A, ST-34, (*4)

W W

EXISTING

(*1)CULINARY & SECONDARY WATER LINES LESS THAN 12" TO BE GATE
VALVES, LINES 12" & LARGER REQUIRE BUTTERFLY VALVES

(*2)SEE PLAN & PROFILE FOR SIZE & MATERIAL
(*3)SEE LANDSCAPE DESIGN FOR NUMBER OF CONDUITS & SIZES
(*4)SEE PLAN & PROFILE FOR WIDTH & DESIGN MATERIALS
(*5) SEWER SERVICE MINIMUM SLOPE 2%

DETAILS

LEGEND

SDEX SD

SSEX SS

WEX W

SWEX-SW

PROPOSED

D

SSSS

D

S

EX-FO

EX-GAS

EX-OHP OHP

STOPSTOP

BOUNDARY LINE
STREET CENTERLINE
EASEMENT LINE
LOT LINES
SEWER PIPE SS-1, ST-7, (*2)
SEWER MANHOLE SS-2, SS-2A, (*2)
4" SEWER SERVICE SS-3, (*5)
STORM DRAIN PIPE (RCP) SD-1, ST-7, (*2)
STORM DRAIN MANHOLE SS-2, (*2)
CURB INLET SD-2
COMBO BOX SD-4
4'x4' CATCH BASIN (*2)
3'x3' CATCH BASIN (*2)
INLET/OUTLET W/ GRATE SD-5
CULINARY WATER PIPE DW-1, DW-2, DW-3,ST-7, (*2)
45° PIPE ELBOW (W) DW-2, DW-3, (*2)
22.5° PIPE ELBOW (W) DW-2, DW-3, (*2)
11.25° PIPE ELBOW (W) DW-2, DW-3, (*2)
FIRE HYDRANT DW-4
3/4" SERVICE & METER (W) DW-5
PRV(W) DW-10A, DW-10B, DW-15

AIR-VAC VALVE (W) DW-12, DW-15
2" BLOW-OFF (W) DW-13A, DW-15
2" TEMP. BLOW-OFF (W) DW-13B, DW-15
VALVE (W & SW) (*1)(*2)
TEE DW-2, (*2)
CROSS DW-2, (*2)
SECONDARY WATER PIPE PI-1, PI-2, ST-7, (*2)
45° PIPE ELBOW (SW) PI-2, (*2)
22.5° PIPE ELBOW (SW) PI-2, (*2)
11.25° PIPE ELBOW (SW) PI-2, (*2)
1" SINGLE SW SERVICE PI-3, PI-5A, PI-5C
1-1/2" DUAL SW SERVICE PI-3, PI-5B, PI-5C
SW SERVICE TO PARKS PI-4
AIR-VAC VALVE (SW) PI-8, PI-13
BACKFLOW PREVENTER PI-11
2" BLOW-OFF (SW) PI-12A, PI-13
2" TEMP. BLOW-OFF (SW) PI-12B, PI-13
30" C&G (COLLECTOR) ST-1, ST-2A
24" C&G (LOCAL) ST-1, ST-2C
24" SHED C&G ST-1, ST-2F
SIDEWALK ST-1

STOP SIGN ST-28
STREET SIGN ST-28
SURVEY MONUMENT ST-29
SPRINKLER CONDUIT ST-9, (*3)
FENCE LS-14, LS-15, DET. 1 SH. D-4
STREET LIGHT LOCAL LP-1, LP-1B, LP-1C, LP-4, LP-6
STREET LIGHT COLLECTOR LP-2, LP-2B, LP-2C, LP-5, LP-6
POWER POLE
DITCH
FIBER OPTIC
GAS
OVERHEAD POWER
FLOW ARROW
CONTOURS
100 YEAR FLOOD ROUTE
MATCH LINE
STREET MONUMENT

DRIVE APPROACH ST-4

ADA RAMP ST-5A, ST-5B, ST-5C, ST-5E

TRAIL ST-15A, ST-34, (*4)

W W

EXISTING

(*1)CULINARY & SECONDARY WATER LINES LESS THAN 12" TO BE GATE
VALVES, LINES 12" & LARGER REQUIRE BUTTERFLY VALVES

(*2)SEE PLAN & PROFILE FOR SIZE & MATERIAL
(*3)SEE LANDSCAPE DESIGN FOR NUMBER OF CONDUITS & SIZES
(*4)SEE PLAN & PROFILE FOR WIDTH & DESIGN MATERIALS
(*5) SEWER SERVICE MINIMUM SLOPE 2%

DETAILS

LEGEND

SDEX SD

SSEX SS

WEX W

SWEX-SW
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SHEET 102
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SITE PLAN

EXISTING CONDITIONS

UTILITY & PHASING PLAN

AREA SITE PLAN

WPI ENTERPRISES INC.
5455 WEST 11000 NORTH SUITE 202
HIGHLAND, UT 84003
(801) 467-7000

TABULATIONS

NOTES
1. ALL CONSTRUCTION SHALL COMPLY TO THE STANDARD TECHNICAL SPECIFICATIONS AND DRAWINGS FOR

THE CITY OF SARATOGA SPRINGS, UTAH.
2. CONTRACTOR SHALL FIELD VERIFY LOCATIONS AND INVERT ELEVATIONS OF EXISTING STORM DRAIN

STRUCTURES AND OTHER UTILITIES BEFORE STAKING OR CONSTRUCTING ANY NEW STORM DRAIN LINES
3. EXISTING UTILITIES HAVE BEEN NOTED TO THE BEST OF ENGINEERS KNOWLEDGE, IT IS OWNERS AND

CONTRACTORS RESPONSIBILITY TO LOCATE UTILITIES IN FIELD AND NOTIFY ENGINEER AND CITY IF
DISCREPANCIES EXIST.

4. POST-APPROVAL ALTERATIONS TO LIGHTING PLANS OR INTENDED SUBSTITUTIONS FOR APPROVED LIGHTING
EQUIPMENT SHALL BE SUBMITTED TO THE CITY FOR REVIEW AND APPROVAL.

5. THE CITY RESERVES THE RIGHT TO CONDUCT POST-INSTALLATION INSPECTIONS TO VERIFY COMPLIANCE
WITH THE CITY'S REQUIREMENTS AND APPROVED LIGHTING PLAN COMMITMENTS, AND IF DEEMED
APPROPRIATE BY THE CITY, TO REQUIRE REMEDIAL ACTION AT NO EXPENSE TO THE CITY.

6. ALL EXTERIOR LIGHTING SHALL MEET IESNA FULL-CUTOFF CRITERIA UNLESS OTHERWISE APPROVED BY THE
CITY.

7. CONTRACTOR SHALL FIELD VERIFY LOCATIONS AND INVERT ELEVATIONS OF EXISTING SEWER MANHOLES
AND OTHER UTILITIES BEFORE STAKEING OR CONSTRUCTING ANY NEW SEWER LINES.

8. CONTRACTOR TO VERIFY ALL EXISTING CONDITIONS AND LOCATION OF EXISTING UTILITIES PRIOR TO
CONSTRUCTION.

9. ALL INTERSECTIONS TO HAVE ADA HANDICAP RAMPS ACCORDING TO CITY STANDARDS.
10. ALL EXISTING FENCING WITHIN THE PROPOSED BOUNDARY TO BE REMOVED.
11. ALL CULINARY & SECONDARY WATER PIPES 12" OR LARGER TO BE DUCTILE IRON CLASS 53. PIPES 8" & 6" TO

BE C-900 PVC.
12. MARKERS MUST BE PLACED AT ALL "OFFSITE" UTILITIES PER CITY STANDARD ST-27.
13. NO SENSITIVE LANDS EXIST ON THIS PROPERTY.
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PLAT G
ZONING ............................................................. RC

# OF LOTS .................................... 13 LOTS
DENSITY ............................................................ 0.28 UNITS/ ACRE
MIN. LOT SIZE ................................................... 1.18 ACRES - 51,454 S.F.
AVERAGE LOT SIZE ......................................... 3.61 ACRES - 157,106 S.F.

LOT AREA ........................................................ 35.90 ACRES  (83%)
TOTAL ROW AREA .......................................... 7.38 ACRES  (0%)

PUBLIC ROW.......................................... 0.00 ACRES  (0%)
PRIVATE ROW........................................ 7.38 ACRES  (17%)

TOTAL PLAT G AREA ..................................... ±43.28 ACRES

IMPERVIOUS AREA ............................................ 31.12 ACRES  (72%)
LANDSCAPE AREA ............................................. 12.16 ACRES  (28%)
TOTAL AREA ..................................................... ±43.28 ACRES

OVERALL DEVELOPED AREA W/ PLAT G

BUILDABLE LAND................................................ 43.28 ACRES  (100%)
IMPERVIOUS AREA ............................................ 31.43 ACRES  (73%)
SENSITIVE LAND AREA ..................................... 0.00 ACRES  (0%)
LANDSCAPE AREA ............................................. 11.85 ACRES  (27%)
TOTAL AREA ......................................................±43.28 ACRES

CROSSROADS BLVD. (HWY 73)
(180' ROW - PUBLIC)

LAKE   DRIVE
(53' PRIVATE ROW)

NORTHWEST CORNER OF
SECTION 14, T5S, R1W, SLB&M
(2002 UTAH COUNTY MONUMENT)

15 14
10 11

NORTHWEST CORNER OF
SECTION 14, T5S, R1W, SLB&M
(2002 UTAH COUNTY MONUMENT)

15 14
10 11
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701

702

703

704

705

706 707 708 709

710

712

711

DETENTION POND 713

LOT 711
ZONING ............................................................. MF-18

# OF UNITS .................................... 256 UNITS
DENSITY ............................................................ 18 UNITS/ ACRE
MIN. LOT SIZE ................................................... 14.20 ACRES - 618,552 S.F.
AVERAGE LOT SIZE ......................................... 14.20 ACRES - 618,552 S.F.

LOT AREA ........................................................ 14.20 ACRES  (100%)
TOTAL ROW AREA .......................................... 3.18 ACRES  (22%)

PUBLIC ROW.......................................... 0.00 ACRES  (0%)
PRIVATE ROW........................................ 3.18 ACRES  (22%)

TOTAL LOT 711 AREA ..................................... ±14.20 ACRES

IMPERVIOUS AREA ............................................ 6.60 ACRES  (46%)
LANDSCAPE AREA ............................................. 7.60 ACRES  (53%)
TOTAL AREA ..................................................... ±14.20 ACRES
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PROPOSED

D

SSSS

D

S

BOUNDARY LINE
STREET CENTERLINE
EASEMENT LINE
LOT LINES
SEWER PIPE SS-1, ST-7, (*2)
SEWER MANHOLE SS-2, SS-2A, (*2)
4" SEWER SERVICE SS-3, (*5)
STORM DRAIN PIPE (RCP) SD-1, ST-7, (*2)
STORM DRAIN MANHOLE SS-2, (*2)
CURB INLET SD-2
COMBO BOX SD-4
4'x4' CATCH BASIN (*2)
3'x3' CATCH BASIN (*2)
INLET/OUTLET W/ GRATE SD-5
CULINARY WATER PIPE DW-1, DW-2, DW-3,ST-7, (*2)
45° PIPE ELBOW (W) DW-2, DW-3, (*2)
22.5° PIPE ELBOW (W) DW-2, DW-3, (*2)
11.25° PIPE ELBOW (W) DW-2, DW-3, (*2)
FIRE HYDRANT DW-4
3/4" SERVICE & METER (W) DW-5
PRV(W) DW-10A, DW-10B, DW-15

AIR-VAC VALVE (W) DW-12

EXISTING DETAILS

LEGEND

SDEX SD

SSEX SS

WEX W

PROPOSED

STOPSTOP

2" BLOW-OFF (W) DW-13A, DW-15
2" TEMP BLOW-OFF (W) DW-13B, DW-15
VALVE (W & SW) (*1)(*2)
TEE DW-2, (*2)
CROSS DW-2, (*2)
SECONDARY WATER PIPE PI-1, PI-2, ST-7, (*2)
45° PIPE ELBOW (SW) PI-2, (*2)
22.5° PIPE ELBOW (SW) PI-2, (*2)
11.25° PIPE ELBOW (SW) PI-2, (*2)
1" SINGLE SW SERVICE PI-3, PI-5A, PI-5C
1-1/2" DUAL SW SERVICE PI-3, PI-5B, PI-5C
SW SERVICE TO PARKS PI-4
AIR-VAC VALVE (SW) PI-8, PI-13
BACKFLOW PREVENTER PI-11
2" BLOW-OFF (SW) PI-12A, PI-13
2" TEMP BLOW-OFF (SW) PI-12B, PI-13
30" C&G (COLLECTOR) ST-1, ST-2A
24" C&G (LOCAL) ST-1, ST-2C
24" SHED C&G ST-1, ST-2F
SIDEWALK ST-1

STOP SIGN ST-28
STREET SIGN ST-28
SURVEY MONUMENT ST-29
SPRINKLER CONDUIT ST-9, (*3)
FENCE LS-14, LS-15, DET. 1 SH. D-4

W W

EXISTING DETAILS

SWEX-SW

PROPOSED

EX-FO

EX-GAS

EX-OHP OHP

STREET LIGHT LOCAL LP-1, LP-1B, LP-1C, LP-4, LP-6
STREET LIGHT COLLECTOR LP-2, LP-2B, LP-2C, LP-5, LP-6
POWER POLE
DITCH
FIBER OPTIC
GAS
OVERHEAD POWER
FLOW ARROW
CONTOURS
100 YEAR FLOOD ROUTE
MATCH LINE

DRIVE APPROACH ST-4

ADA RAMP ST-5A, ST-5B, ST-5C, ST-5E

TRAIL ST-15A, ST-34, (*4)

EXISTING

(*1)CULINARY & SECONDARY WATER LINES LESS THAN 12" TO BE GATE VALVES, LINES 12" & LARGER REQUIRE BUTTERFLY VALVES
(*2)SEE PLAN & PROFILE FOR SIZE & MATERIAL
(*3)SEE LANDSCAPE DESIGN FOR NUMBER OF CONDUITS & SIZES
(*4)SEE PLAN & PROFILE FOR WIDTH & DESIGN MATERIALS
(*5) SEWER SERVICE MINIMUM SLOPE 2%

DETAILSPROPOSED
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STREET CENTERLINE
EASEMENT LINE
LOT LINES
SEWER PIPE SS-1, ST-7, (*2)
SEWER MANHOLE SS-2, SS-2A, (*2)
4" SEWER SERVICE SS-3, (*5)
STORM DRAIN PIPE (RCP) SD-1, ST-7, (*2)
STORM DRAIN MANHOLE SS-2, (*2)
CURB INLET SD-2
COMBO BOX SD-4
4'x4' CATCH BASIN (*2)
3'x3' CATCH BASIN (*2)
INLET/OUTLET W/ GRATE SD-5
CULINARY WATER PIPE DW-1, DW-2, DW-3,ST-7, (*2)
45° PIPE ELBOW (W) DW-2, DW-3, (*2)
22.5° PIPE ELBOW (W) DW-2, DW-3, (*2)
11.25° PIPE ELBOW (W) DW-2, DW-3, (*2)
FIRE HYDRANT DW-4
3/4" SERVICE & METER (W) DW-5
PRV(W) DW-10A, DW-10B, DW-15

AIR-VAC VALVE (W) DW-12

EXISTING DETAILS

LEGEND

SDEX SD

SSEX SS

WEX W

PROPOSED

STOPSTOP

2" BLOW-OFF (W) DW-13A, DW-15
2" TEMP BLOW-OFF (W) DW-13B, DW-15
VALVE (W & SW) (*1)(*2)
TEE DW-2, (*2)
CROSS DW-2, (*2)
SECONDARY WATER PIPE PI-1, PI-2, ST-7, (*2)
45° PIPE ELBOW (SW) PI-2, (*2)
22.5° PIPE ELBOW (SW) PI-2, (*2)
11.25° PIPE ELBOW (SW) PI-2, (*2)
1" SINGLE SW SERVICE PI-3, PI-5A, PI-5C
1-1/2" DUAL SW SERVICE PI-3, PI-5B, PI-5C
SW SERVICE TO PARKS PI-4
AIR-VAC VALVE (SW) PI-8, PI-13
BACKFLOW PREVENTER PI-11
2" BLOW-OFF (SW) PI-12A, PI-13
2" TEMP BLOW-OFF (SW) PI-12B, PI-13
30" C&G (COLLECTOR) ST-1, ST-2A
24" C&G (LOCAL) ST-1, ST-2C
24" SHED C&G ST-1, ST-2F
SIDEWALK ST-1

STOP SIGN ST-28
STREET SIGN ST-28
SURVEY MONUMENT ST-29
SPRINKLER CONDUIT ST-9, (*3)
FENCE LS-14, LS-15, DET. 1 SH. D-4

W W

EXISTING DETAILS

SWEX-SW

PROPOSED

EX-FO

EX-GAS

EX-OHP OHP

STREET LIGHT LOCAL LP-1, LP-1B, LP-1C, LP-4, LP-6
STREET LIGHT COLLECTOR LP-2, LP-2B, LP-2C, LP-5, LP-6
POWER POLE
DITCH
FIBER OPTIC
GAS
OVERHEAD POWER
FLOW ARROW
CONTOURS
100 YEAR FLOOD ROUTE
MATCH LINE

DRIVE APPROACH ST-4

ADA RAMP ST-5A, ST-5B, ST-5C, ST-5E

TRAIL ST-15A, ST-34, (*4)

EXISTING

(*1)CULINARY & SECONDARY WATER LINES LESS THAN 12" TO BE GATE VALVES, LINES 12" & LARGER REQUIRE BUTTERFLY VALVES
(*2)SEE PLAN & PROFILE FOR SIZE & MATERIAL
(*3)SEE LANDSCAPE DESIGN FOR NUMBER OF CONDUITS & SIZES
(*4)SEE PLAN & PROFILE FOR WIDTH & DESIGN MATERIALS
(*5) SEWER SERVICE MINIMUM SLOPE 2%

DETAILS
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STORM DRAIN PIPE (RCP) SD-1, ST-7, (*2)
STORM DRAIN MANHOLE SS-2, (*2)
CURB INLET SD-2
COMBO BOX SD-4
4'x4' CATCH BASIN (*2)
3'x3' CATCH BASIN (*2)
INLET/OUTLET W/ GRATE SD-5
CULINARY WATER PIPE DW-1, DW-2, DW-3,ST-7, (*2)
45° PIPE ELBOW (W) DW-2, DW-3, (*2)
22.5° PIPE ELBOW (W) DW-2, DW-3, (*2)
11.25° PIPE ELBOW (W) DW-2, DW-3, (*2)
FIRE HYDRANT DW-4
3/4" SERVICE & METER (W) DW-5
PRV(W) DW-10A, DW-10B, DW-15

AIR-VAC VALVE (W) DW-12

EXISTING DETAILS

LEGEND

SDEX SD

SSEX SS

WEX W

PROPOSED

STOPSTOP

2" BLOW-OFF (W) DW-13A, DW-15
2" TEMP BLOW-OFF (W) DW-13B, DW-15
VALVE (W & SW) (*1)(*2)
TEE DW-2, (*2)
CROSS DW-2, (*2)
SECONDARY WATER PIPE PI-1, PI-2, ST-7, (*2)
45° PIPE ELBOW (SW) PI-2, (*2)
22.5° PIPE ELBOW (SW) PI-2, (*2)
11.25° PIPE ELBOW (SW) PI-2, (*2)
1" SINGLE SW SERVICE PI-3, PI-5A, PI-5C
1-1/2" DUAL SW SERVICE PI-3, PI-5B, PI-5C
SW SERVICE TO PARKS PI-4
AIR-VAC VALVE (SW) PI-8, PI-13
BACKFLOW PREVENTER PI-11
2" BLOW-OFF (SW) PI-12A, PI-13
2" TEMP BLOW-OFF (SW) PI-12B, PI-13
30" C&G (COLLECTOR) ST-1, ST-2A
24" C&G (LOCAL) ST-1, ST-2C
24" SHED C&G ST-1, ST-2F
SIDEWALK ST-1

STOP SIGN ST-28
STREET SIGN ST-28
SURVEY MONUMENT ST-29
SPRINKLER CONDUIT ST-9, (*3)
FENCE LS-14, LS-15, DET. 1 SH. D-4

W W

EXISTING DETAILS

SWEX-SW

PROPOSED

EX-FO

EX-GAS

EX-OHP OHP

STREET LIGHT LOCAL LP-1, LP-1B, LP-1C, LP-4, LP-6
STREET LIGHT COLLECTOR LP-2, LP-2B, LP-2C, LP-5, LP-6
POWER POLE
DITCH
FIBER OPTIC
GAS
OVERHEAD POWER
FLOW ARROW
CONTOURS
100 YEAR FLOOD ROUTE
MATCH LINE

DRIVE APPROACH ST-4

ADA RAMP ST-5A, ST-5B, ST-5C, ST-5E

TRAIL ST-15A, ST-34, (*4)

EXISTING

(*1)CULINARY & SECONDARY WATER LINES LESS THAN 12" TO BE GATE VALVES, LINES 12" & LARGER REQUIRE BUTTERFLY VALVES
(*2)SEE PLAN & PROFILE FOR SIZE & MATERIAL
(*3)SEE LANDSCAPE DESIGN FOR NUMBER OF CONDUITS & SIZES
(*4)SEE PLAN & PROFILE FOR WIDTH & DESIGN MATERIALS
(*5) SEWER SERVICE MINIMUM SLOPE 2%

DETAILSPROPOSED

D

SSSS
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S

BOUNDARY LINE
STREET CENTERLINE
EASEMENT LINE
LOT LINES
SEWER PIPE SS-1, ST-7, (*2)
SEWER MANHOLE SS-2, SS-2A, (*2)
4" SEWER SERVICE SS-3, (*5)
STORM DRAIN PIPE (RCP) SD-1, ST-7, (*2)
STORM DRAIN MANHOLE SS-2, (*2)
CURB INLET SD-2
COMBO BOX SD-4
4'x4' CATCH BASIN (*2)
3'x3' CATCH BASIN (*2)
INLET/OUTLET W/ GRATE SD-5
CULINARY WATER PIPE DW-1, DW-2, DW-3,ST-7, (*2)
45° PIPE ELBOW (W) DW-2, DW-3, (*2)
22.5° PIPE ELBOW (W) DW-2, DW-3, (*2)
11.25° PIPE ELBOW (W) DW-2, DW-3, (*2)
FIRE HYDRANT DW-4
3/4" SERVICE & METER (W) DW-5
PRV(W) DW-10A, DW-10B, DW-15

AIR-VAC VALVE (W) DW-12

EXISTING DETAILS

LEGEND

SDEX SD

SSEX SS

WEX W

PROPOSED

STOPSTOP

2" BLOW-OFF (W) DW-13A, DW-15
2" TEMP BLOW-OFF (W) DW-13B, DW-15
VALVE (W & SW) (*1)(*2)
TEE DW-2, (*2)
CROSS DW-2, (*2)
SECONDARY WATER PIPE PI-1, PI-2, ST-7, (*2)
45° PIPE ELBOW (SW) PI-2, (*2)
22.5° PIPE ELBOW (SW) PI-2, (*2)
11.25° PIPE ELBOW (SW) PI-2, (*2)
1" SINGLE SW SERVICE PI-3, PI-5A, PI-5C
1-1/2" DUAL SW SERVICE PI-3, PI-5B, PI-5C
SW SERVICE TO PARKS PI-4
AIR-VAC VALVE (SW) PI-8, PI-13
BACKFLOW PREVENTER PI-11
2" BLOW-OFF (SW) PI-12A, PI-13
2" TEMP BLOW-OFF (SW) PI-12B, PI-13
30" C&G (COLLECTOR) ST-1, ST-2A
24" C&G (LOCAL) ST-1, ST-2C
24" SHED C&G ST-1, ST-2F
SIDEWALK ST-1

STOP SIGN ST-28
STREET SIGN ST-28
SURVEY MONUMENT ST-29
SPRINKLER CONDUIT ST-9, (*3)
FENCE LS-14, LS-15, DET. 1 SH. D-4

W W

EXISTING DETAILS

SWEX-SW

PROPOSED

EX-FO

EX-GAS

EX-OHP OHP

STREET LIGHT LOCAL LP-1, LP-1B, LP-1C, LP-4, LP-6
STREET LIGHT COLLECTOR LP-2, LP-2B, LP-2C, LP-5, LP-6
POWER POLE
DITCH
FIBER OPTIC
GAS
OVERHEAD POWER
FLOW ARROW
CONTOURS
100 YEAR FLOOD ROUTE
MATCH LINE

DRIVE APPROACH ST-4

ADA RAMP ST-5A, ST-5B, ST-5C, ST-5E

TRAIL ST-15A, ST-34, (*4)

EXISTING

(*1)CULINARY & SECONDARY WATER LINES LESS THAN 12" TO BE GATE VALVES, LINES 12" & LARGER REQUIRE BUTTERFLY VALVES
(*2)SEE PLAN & PROFILE FOR SIZE & MATERIAL
(*3)SEE LANDSCAPE DESIGN FOR NUMBER OF CONDUITS & SIZES
(*4)SEE PLAN & PROFILE FOR WIDTH & DESIGN MATERIALS
(*5) SEWER SERVICE MINIMUM SLOPE 2%
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WHEN RECORDED RETURN TO: 

 

Saratoga Springs City Recorder 

1307 N. Commerce Drive, Suite 200 

Saratoga Springs, UT 84045  

 

 

 

DEVELOPMENT AGREEMENT 

 
THIS DEVELOPMENT AGREEMENT ("Agreement") is made and entered into on 

_________, 20__, by and between the City of Saratoga Springs, Utah, a Utah municipal 

corporation, hereinafter referred to as “City,” and Utah Valley Turf Farms, LLC, a Utah limited 

liability company; hereinafter referred to as “Developer.” 

 

 RECITALS: 

 

WHEREAS, Developer owns 43.32 acres of property located in the City of Saratoga 

Springs, Utah, which is more fully described in the property ownership map, vicinity map, and/or 

legal descriptions attached as Exhibit A (“Property”); and  

 

WHEREAS, the Property is currently zoned Agricultural. Developer wishes to develop 

the project known as Saratoga Springs Commercial Plat G, which will consist of commercial and 

multi-family developments (“Project”). Currently, the proposed Project does not meet the 

Agricultural zone requirements and therefore would not be allowed in the Agricultural zone. 

Therefore, in order to develop the Project, Developer wishes to place the Property in the 

Regional Commercial and MF-18 zone, as provided in Title 19 of the City Code, as amended 

(the “Zoning Request”) and wishes to be voluntarily bound by this Agreement in order to be able 

to develop the Project as proposed; and  

 

WHEREAS, City desires to enter into this Agreement to promote the health, welfare, 

safety, convenience, and economic prosperity of the inhabitants of the City through the 

establishment and administration of conditions and regulations concerning the use and 

development of the Property; and 

 

WHEREAS, City desires to enter into this Agreement because the Agreement establishes 

planning principles, standards, and procedures to eliminate uncertainty in planning and guide the 

orderly development of the Property consistent with the City General Plan, the City Code, and 

the conditions imposed by the Planning Commission and City Council; and 

 

WHEREAS, to assist City in its review of the Rezoning Request and to ensure 

development of the Project in accordance with Developer’s representations to City, Developer 

GGrandpre
Text Box
EXHIBIT 8: DEVELOPMENT AGREEMENT



 

 

Page 2 

and City desire to enter voluntarily into this Agreement, which sets forth the process and 

standards whereby Developer may develop the Project; and 

 

WHEREAS, on ________________, City adopted a comprehensive update to its general 

plan (“General Plan”) pursuant to Utah Code Annotated §§ 10-9a-401, et seq. A portion of the 

General Plan establishes development policies for the Property. Such development policies are 

consistent with the proposed Project; and 

  

WHEREAS, on ______________, after a duly noticed public hearing, City’s Planning 

Commission recommended approval of Developer’s General Plan Amendment and Zoning 

Request and reviewed the conceptual project plans, attached hereto as Exhibit D (“Concept 

Plan”), and forwarded the application to the City Council for its consideration, subject to the 

findings and conditions contained in the Staff Report, and written minutes attached hereto as 

Exhibit B; and 

 

WHEREAS, on ____________, the Saratoga Springs City Council (“City Council”), 

after holding a duly noticed public meeting and consideration of all comments from the public, 

Developer, and City officials, approved Developer’s General Plan Amendment and Zoning 

Request, this Agreement, and reviewed the conceptual project plans, attached hereto as Exhibit 

D, subject to the findings and conditions contained in the Staff Report and written minutes 

attached hereto as Exhibit C; and  

 

WHEREAS, the Concept Plan, attached as Exhibit D, among other things, identifies land 

uses and required road, landscaping, trail, storm drain, sewer, and water improvements; and  

 

WHEREAS, to allow development of the Property for the benefit of Developer, to 

ensure City that the development of the Property will conform to applicable policies set forth in 

the General Plan, and to address concerns of property owners in proximity to the Property, 

Developer and City are each willing to abide by the terms and conditions set forth herein; and 

 

WHEREAS, pursuant to its legislative authority under Utah Code Annotated § 10-9a-

101, et seq., and after all required public notice and hearings and execution of this Agreement by 

Developer, the City Council, in exercising its legislative discretion, has determined that entering 

into this Agreement furthers the purposes of the Utah Municipal Land Use, Development, and 

Management Act, City’s General Plan, and Title 19 of the City code (collectively, the “Public 

Purposes”). As a result of such determination, City has elected to process the Rezoning Request 

and General Plan Amendment, and authorize the subsequent development thereunder in 

accordance with the provisions of this Agreement, and City has concluded that the terms and 

conditions set forth in this Agreement accomplish the Public Purposes referenced above and 

promote the health, safety, prosperity, security, and general welfare of the residents and 

taxpayers of City. 
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AGREEMENT: 
 

Now, therefore, in consideration of the recitals above and the terms and conditions set 

forth below, and for other good and valuable consideration, the receipt and sufficiency of which 

are hereby acknowledged, City and Developer hereby agree as follows: 

 

1. Effective Date. This Agreement shall become effective on the date it is executed by 

Developer and City (the “Effective Date”). The Effective Date shall be inserted in the 

introductory paragraph preceding the Recitals. 

 

2. Affected Property. The property ownership map, vicinity map, and/or legal descriptions 

for the property are attached as Exhibit A. In the event of a conflict between the legal 

description and the property ownership map, the legal description shall take precedence. 

No other property may be added to or removed from this Agreement except by written 

amendment to this Agreement executed and approved by Developer and City. 

 
 

3. Zone Change, Permitted Uses, and City Regulations. Subject to the terms of this 

Agreement, the future development of the Property shall be subject to the provisions of 

the Regional Commercial and MF-18 zone in effect when a complete preliminary or site 

plan application is filed,. An application is determined to be complete in accordance with 

Utah Code § 10-9a-509.  
 

Except to the extent this Agreement is more restrictive, the Property shall comply will all 

“City Regulations,” which is defined either as: (a) “all City ordinances, regulations, 

specifications, and standards in effect at the time a complete preliminary plat or site plan 

application is filed and all application fees are paid;” or (b) with respect only to which 

uses are permitted or prohibited, “all City ordinances, regulations, specifications, and 

standards in effect on the Effective date.” City Regulations may include but are not 

limited to regulations regarding permitted uses, prohibited uses, setbacks, frontage, 

height, access, required improvements, landscaping, and architectural and design 

requirements.  

 

4. Reserved Legislative Powers. Nothing in this Agreement shall limit the future exercise of 

the police powers of City in enacting additional City Regulations, zoning, subdivision, 

development, growth management, platting, environmental, open space, transportation, 

and other land use plans, policies, ordinances, and regulations after the date of this 

Agreement. Notwithstanding the retained power of City to enact such legislation under its 

police power, such legislation shall not modify Developer’s rights as set forth herein 

unless facts and circumstances are present that meet the compelling, countervailing 

public interest exception to the vested rights doctrine as set forth in Western Land 

Equities, Inc. v. City of Logan, 617 P.2d 388 (Utah 1988), or successor case law or 

statute. Any such proposed change affecting Developer’s rights shall be of general 
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applicability to all development activity in City. Unless City declares an emergency, 

Developer shall be entitled to prior written notice and an opportunity to be heard with 

respect to the proposed change and its applicability to the Project. 

 
 

5. Required Improvements. This Agreement does not in any way convey to Developer any 

capacity in any City system or infrastructure or the ability to develop the Property 

without the need for Developer to install and dedicate to City all required improvements 

necessary to service the Property, including without limitation the dedication of water 

rights and sources. Capacity shall only be reserved once a Final Plat is recorded, accepted 

construction drawings are stamped, and all improvements necessary to resolve any 

existing system capacity issues are guaranteed to be installed by Developer through an 

improvement completion assurance or bond. Developer shall be responsible for paying all 

property taxes, including rollback taxes, prior to dedication or conveyance and prior to 

acceptance by City. Future development of the Property shall comply in all respects to all 

City Regulations with respect to the required infrastructure to service the Property, 

including but not limited to the installation of the City’s minimum-sized infrastructure, 

whether or not the minimum size may have additional capacity. In addition, in 

consideration of granting the Zoning Request, Developer may be required to upsize 

certain infrastructure, as specified below. Not by way of limitation, the Developer shall 

be required to install and dedicate the following: 

 

a. Water Rights and Sources. Developer shall either convey or purchase from City 

sufficient water rights and sources to meet the requirements of City regulations. 

Any conveyance of water rights and sources shall be subject to a water banking 

agreement prepared by the City Attorney. Water rights and sources conveyed 

shall not be recognized as credits in the City’s system until a change application is 

approved by the Utah Division of Water Rights (DWRi). A change application 

typically takes a minimum of 6 months to be approved by DWRi. If Developer 

wishes to convey water rights to the City (in lieu of purchasing water from the 

City), final plats shall not be approved for recordation until a change application 

is approved. City shall not be obligated to sell Developer water rights and sources 

unless the City has sufficient unused water rights and sources, which shall be 

determined in City’s sole discretion.  

 

b. Water Facilities for Development. At the time of plat recordation or site plan 

approval, Developer shall be responsible for the installation and dedication to City 

of all onsite and offsite culinary and secondary water improvements, including but 

not limited to storage, distribution, treatment, and fire flow facilities sufficient for 

the development of the Property in accordance with City Regulations. The 

required improvements for each plat shall be determined by the City and may be 

adjusted in accordance with City Regulations and any applicable law. 
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c. Sewer, Storm Drainage, and Roads. At the time of plat recordation or site plan 

approval, Developer shall be responsible for the installation and dedication to City 

of all onsite and offsite sewer, storm drainage, and road improvements sufficient 

for the development of the Property in accordance with City Regulations. The 

required improvements for each plat or site plan shall be determined by the City 

Engineer at the time of plat or site plan submittal and may be adjusted in 

accordance with City Regulations and any applicable law. Developer, at its sole 

cost, shall construct a 4-way signal on Crossroads Blvd at the intersection of 

Crossroads Blvd and 1400 North and as identified in the City’s transportation 

masterplan. The location of the signal may be modified to be consistent with what 

is shown in the City’s current Transportation Master Plan at the time the 

preliminary plat application is received by the City. 

 

d. Trail Improvements. As an express condition of this Agreement and the Zoning 

Request, Developer shall be required to install and improve the trail 

improvements along Crossroads Blvd and the Canal trail and as more fully 

specified in Exhibit E. This shall be in addition to and not in lieu of all required 

landscaping/open space improvements according to City Regulations. Developer 

may receive credits towards the City’s landscaping/open space requirements for 

the installation of the trail improvements per City regulations, or alternatively 

Developer may choose to receive Parks, Trails, and Open Space impact fee 

credits, if applicable. Developer shall not receive both landscaping/open space 

credit under Title 19 of the City Code and impact fee credits. Developer shall also 

be responsible for installing landscaping and maintaining any unimproved areas 

between Developer’s property and the pavement surface of Crossroads Blvd. 

Developer shall pipe the canal through the entirety of the project and construct the 

canal trail in accordance with the City’s Parks, Recreation, Trails, and Open 

Space Master Plan and the Engineering Standards and Specifications with the first  

phase of the project and  shall connect to the existing trail south of the developer’s 

property boundary and extend to the Signalized intersection on Crossroads 

Boulevard. The Trail through the development shall be designed to be pedestrian 

friendly by minimizing road crossings, implementing traffic calming measures 

where unavoidable, placing clear signage and wayfinding markers along the trail 

to help pedestrians navigate the route, incorporating landscaping elements to 

provide shade and aesthetic appeal while ensuring that vegetation does not 

obstruct visibility or impede pedestrian movement, and installing adequate 

lighting along the trail to ensure visibility during the evening and night. 
 

Developer shall maintain the landscaping portion of trail improvements in 

perpetuity including repairing and replacing the vegetation, repairing and 

replacing all necessary irrigation infrastructure and improvements, replacing rock 

and mulch landscaping, and providing snow removal to ensure that the public is 

able to safely use and access the trail at all times. City shall be responsible for the 
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perpetual repair and replacement of the trail surface. Developer shall ensure that 

an owners association maintains the trail landscaping in perpetuity once 

Developer no longer has a majority ownership interest in the Property. 

 

e. Power Lines. As an express condition of this Agreement and the Zoning Request, 

Developer shall be required to bury all power lines at Developer’s own expense 

that are located on the Property, on the immediately-adjacent parcel, and/or along 

Crossroads Blvd as more fully shown on Exhibit F. This shall be in addition and 

not in lieu of all required roadway, landscaping, and trail improvements in 

accordance with City Regulations. Furthermore, as an express condition of this 

Agreement and the Zoning Request, Developer shall be required to apply for and 

receive a permit from Rocky Mountain Power and comply with all necessary 

requirements at Developer’s sole cost. Developer shall also be required to apply 

with and obtain approval from any government entity for encroachment onto any 

public right-of-way at Developer’s sole cost. 

 

6. Final Project/Plat or Development Plan Approval. Developer shall cause final plat and 

final project plans and specifications (including but not limited to site and building design 

plans) (the “Plans”) to be prepared for the Project meeting City Regulations, this 

Agreement, including all exhibits, and any conditions of approval as specified in Exhibits 

B and C. In determining whether the Plans meet all requirements, Developer shall 

provide all information required by City Regulations, as well as any information which 

City staff reasonably requests. 

 

7. Standards for Approval. City shall approve the Plans if such Plans meet the requirements 

of this Agreement and City Regulations. Developer shall be required to proceed through 

the Preliminary Plat, Final Plat, and Site Plan approval process as specified by City 

Regulations and, if a plat is required, record a Final Plat with the Utah County Recorder 

and pay all recording fees. 
 

 

8. Term. The term of this Agreement shall commence on the effective date of this 

Agreement and shall continue for a period of ten years. However, this Agreement shall 

terminate earlier: (i) when certificates of occupancy have been issued for all buildings 

and/or dwelling units in the Project; provided, however, that any covenant included in 

this Agreement which is intended to run with the land shall survive this Agreement; or 

(ii) if Developer fails to proceed with the Project within a period of two years. “Failure to 

proceed with development” shall be defined as failure to submit a complete site plan or 

preliminary plat application meeting all current City regulations and failure to pay the 

City’s application fees for such. Unless otherwise agreed to by City and Developer, 

Developer’s vested interests and rights contained in this Agreement expire at the end of 

the Term, or upon termination of this Agreement approved by City and Developer in 

writing. However, this Agreement shall continue for perpetuity for any portions of the 
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property contained in a final plat approved by City and recorded on the property in the 

county recorder’s office by Developer, unless City and Developer mutually agree 

otherwise in writing. This Section 9 and Developer’s vested rights are subject at all times 

to the City’s reserved Legislative Powers in Section 4 of this Agreement. 

 

9. Successors and Assigns. 

 

a. Change in Developer. This Agreement shall be binding on the successors and 

assigns of Developer. If the Property is transferred (“Transfer”) to a third party 

(“Transferee”), Developer and the Transferee shall be jointly and severally liable 

for the performance of each of the obligations contained in this Agreement unless, 

prior to such Transfer, Developer provides to City a letter from Transferee 

acknowledging the existence of this Agreement and agreeing to be bound thereby. 

Said letter shall be signed by the Transferee, notarized, and delivered to City prior 

to the Transfer. Upon execution of the letter described above, the Transferee shall 

be substituted as Developer under this Agreement and the persons and/or entities 

executing this Agreement as Developer shall be released from any further 

obligations under this Agreement as to the transferred Property. 

 

b. Individual Lot or Unit Sales. Notwithstanding the provisions of Subparagraph 

9.a., a transfer by Developer of a lot or unit located on the Property within a City 

approved and recorded plat shall not be deemed a Transfer as set forth above so 

long as Developer’s obligations with respect to such lot or dwelling unit have 

been completed. In such event, Developer shall be released from any further 

obligations under this Agreement pertaining to such lot or dwelling unit. 

 

10. Default. 

 

a. Events of Default. Upon the happening of one or more of the following events or 

conditions Developer or City, as applicable, shall be in default (“Default”) under 

this Agreement: 

 

i. a warranty, representation, or statement made or furnished by Developer 

under this Agreement is intentionally false or misleading in any material 

respect when it was made; 

ii. a determination by City made upon the basis of substantial evidence that 

Developer has not complied in good faith with one or more of the material 

terms or conditions of this Agreement; 

iii. any other event, condition, act, or omission, either by City or Developer 

that violates the terms of, or materially interferes with the intent and 

objectives of this Agreement. 

 

b. Procedure Upon Default. 
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i. Upon the occurrence of Default, the non-defaulting party shall give the 

other party thirty days written notice specifying the nature of the alleged 

Default and, when appropriate, the manner in which said Default must be 

satisfactorily cured. In the event the Default cannot reasonably be cured 

within thirty days, the defaulting party shall have such additional time as 

may be necessary to cure such Default so long as the defaulting party 

takes significant action to begin curing such Default with such thirty day 

period and thereafter proceeds diligently to cure the Default. After proper 

notice and expiration of said thirty day or other appropriate cure period 

without cure, the non-defaulting party may declare the other party to be in 

breach of this Agreement and may take the action specified in Paragraph 

10.c. herein. Failure or delay in giving notice of Default shall not 

constitute a waiver of any Default. 

ii. Any Default or inability to cure a Default caused by strikes, lockouts, 

labor disputes, acts of God, inability to obtain labor or materials or 

reasonable substitutes, governmental restrictions, governmental 

regulations, governmental controls, enemy or hostile governmental action, 

civil commotion, fire or other casualty, and other similar causes beyond 

the reasonable control of the party obligated to perform, shall excuse the 

performance by such party for a period equal to the period during which 

any such event prevented, delayed, or stopped any required performance 

or effort to cure a Default. 

 

 

c. Breach of Agreement. Upon Default as set forth in Subparagraphs 10.a. and 10.b. 

above, City may declare Developer to be in breach of this Agreement and City: (i) 

may withhold approval of any or all building permits or certificates of occupancy 

applied for in the Project, but not yet issued; and (ii) shall be under no obligation 

to approve or to issue any additional building permits or certificates of occupancy 

for any building within the Project until the breach has been corrected by 

Developer. In addition to such remedies, City or Developer may pursue whatever 

additional remedies it may have at law or in equity, including injunctive and other 

equitable relief. 

 

11. Entire Agreement. This Agreement shall supersede all prior agreements with respect to 

the subject matter hereof, not incorporated herein, and all prior agreements and 

understandings are merged, integrated, and superseded by this Agreement. The following 

exhibits are attached to this Agreement and incorporated herein for all purposes: 

 

Exhibit A: Property Ownership map, Vicinity Map, and/or Legal Descriptions 

 

Exhibit B: Staff Report with Adopted Planning Commission Findings and 
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Conditions of Approval, Report of Action (if applicable) and 

Planning Commission Written Minutes 

 

Exhibit C: Staff Report with Adopted City Council Findings and Conditions 

of Approval, Report of Action (if applicable), and City Council 

Written Minutes 

 

Exhibit D: Concept Plan 

 

Exhibit E: Required Trail Improvements 

 

Exhibit F: Power Poles Required to be Buried 

 

 

 

12. General Terms and Conditions. 

 

a. Incorporation of Recitals. The Recitals contained in this Agreement, and the 

introductory paragraph preceding the Recitals, are hereby incorporated into this 

Agreement as if fully set forth herein. 

 

b. Recording of Agreement. This Agreement shall be recorded at Developer’s 

expense to put prospective purchasers or other interested parties on notice as to 

the terms and provisions hereof. 

 

c. Severability. Each and every provision of this Agreement shall be separate, 

several, and distinct from each other provision hereof, and the invalidity, 

unenforceability, or illegality of any such provision shall not affect the 

enforceability of any other provision hereof. 

 

d. Time of Performance. Time shall be of the essence with respect to the duties 

imposed on the parties under this Agreement. Unless a time limit is specified for 

the performance of such duties, each party shall commence and perform its duties 

in a diligent manner in order to complete the same as soon as reasonably 

practicable. 

 

e. Construction of Agreement. This Agreement shall be construed so as to effectuate 

its public purpose of ensuring the Property is developed as set forth herein to 

protect health, safety, and welfare of the citizens of City. 

 

f. State and Federal Law; Invalidity. The parties agree, intend, and understand that 

the obligations imposed by this Agreement are only such as are consistent with 

state and federal law. The parties further agree that if any provision of this 
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Agreement becomes, in its performance, inconsistent with state or federal law or 

is declared invalid, this Agreement shall be deemed amended to the extent 

necessary to make it consistent with state or federal law, as the case may be, and 

the balance of the Agreement shall remain in full force and effect. If City’s 

approval of the Project is held invalid by a court of competent jurisdiction this 

Agreement shall be null and void. 

 

g. Enforcement. The parties to this Agreement recognize that City has the right to 

enforce its rules, policies, regulations, ordinances, and the terms of this 

Agreement by seeking an injunction to compel compliance. In the event 

Developer violates the rules, policies, regulations, or ordinances of City or 

violates the terms of this Agreement, City may, without declaring a Default 

hereunder or electing to seek an injunction, and after thirty days written notice to 

correct the violation (or such longer period as may be established in the discretion 

of City or a court of competent jurisdiction if Developer has used its reasonable 

best efforts to cure such violation within such thirty days and is continuing to use 

its reasonable best efforts to cure such violation), take such actions as shall be 

deemed appropriate under law until such conditions have been rectified by 

Developer. City shall be free from any liability arising out of the exercise of its 

rights under this paragraph. 

 

h. No Waiver. Failure of a party hereto to exercise any right hereunder shall not be 

deemed a waiver of any such right and shall not affect the right of such party to 

exercise at some future time said right or any other right it may have hereunder. 

Unless this Agreement is amended by vote of the City Council taken with the 

same formality as the vote approving this Agreement, no officer, official, or agent 

of City has the power to amend, modify, or alter this Agreement or waive any of 

its conditions as to bind City by making any promise or representation not 

contained herein, except for minor amendments allowed per City Regulations.  

 

i. Amendment of Agreement. This Agreement shall not be modified or amended 

except in written form mutually agreed to and signed by each of the parties. No 

change shall be made to any provision of this Agreement unless this Agreement is 

amended pursuant to a vote of the City Council taken with the same formality as 

the vote approving this Agreement, except for minor amendments allowed per 

City regulations. 

 

j. Attorney Fees. Should any party hereto employ an attorney for the purpose of 

enforcing this Agreement or any judgment based on this Agreement, for any 

reason or in any legal proceeding whatsoever, including insolvency, bankruptcy, 

arbitration, declaratory relief or other litigation, including appeals or rehearings, 

and whether or not an action has actually commenced, the prevailing party shall 

be entitled to receive from the other party thereto reimbursement for all attorneys' 
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fees and all costs and expenses. Should any judgment or final order be issued in 

any proceeding, said reimbursement shall be specified therein. 

 

k. Notices. Any notices required or permitted to be given pursuant to this Agreement 

shall be deemed to have been sufficiently given or served for all purposes when 

presented personally, or four days after being sent by registered or certified mail, 

properly addressed to the parties as follows (or to such other address as the 

receiving party shall have notified the sending party in accordance with the 

provisions hereof): 

 

To the Developer:  Mark Horne 

Utah Valley Turf Farms 

    2750 N University Ave #100 

    Provo, UT 84604 

 

 

 

 

To the City:   City Manager 

City of Saratoga Springs 

1307 N. Commerce Drive, Suite 200 

Saratoga Springs, UT 84045  

 

l. Applicable Law. This Agreement and the construction thereof, and the rights, 

remedies, duties, and obligations of the parties which arise hereunder are to be 

construed and enforced in accordance with the laws of the State of Utah.  

 

m. Execution of Agreement. This Agreement may be executed in multiple parts as 

originals or by facsimile copies of executed originals; provided, however, if 

executed and evidence of execution is made by facsimile copy, then an original 

shall be provided to the other party within seven days of receipt of said facsimile 

copy. 

 

n. Hold Harmless and Indemnification. Developer agrees to defend, indemnify, and 

hold harmless City and its elected officials, officers, agents, employees, 

consultants, special counsel, and representatives from liability for claims, 

damages, just compensation restitution, inverse condemnation, or any judicial or 

equitable relief which may arise from or are related to any activity connected with 

the Project, including approval of the Project, the direct or indirect operations of 

Developer or its contractors, subcontractors, agents, employees, or other persons 

acting on its behalf which relates to the Project, or which arises out of claims for 

personal injury, including health, and claims for property damage. This includes 

any claims or suits related to the existence of hazardous, toxic, and/or 



 

 

Page 12 

contaminating materials on the Project and geological hazards. 

 

i. Nothing in this Agreement shall be construed to mean that Developer shall 

defend, indemnify, or hold the City or its elected and appointed 

representatives, officers, agents and employees harmless from any claims 

of personal injury, death or property damage or other liabilities arising 

from: (i) the willful misconduct or negligent acts or omissions of the City, 

or its boards, officers, agents, or employees; and/or (ii) the negligent 

maintenance or repair by the City of improvements that have been offered 

for dedication and accepted by the City for maintenance 

 

ii. City shall give written notice of any claim, demand, action or proceeding 

which is the subject of Developer’s hold harmless agreement as soon as 

practicable but not later than thirty (30) days after the assertion or 

commencement of the claim, demand, action or proceeding. If any such 

notice is given, Developer shall be entitled to participate in the defense of 

such claim. Each party agrees to cooperate with the other in the defense of 

any claim and to minimize duplicative costs and expenses. 

 

o. Relationship of Parties. The contractual relationship between City and Developer 

arising out of this Agreement is one of independent contractor and not agency. 

This Agreement does not create any third-party beneficiary rights. It is 

specifically understood by the parties that: (i) all rights of action and enforcement 

of the terms and conditions of this Agreement shall be reserved to City and 

Developer, (ii) the Project is a private development; (iii) City has no interest in or 

responsibilities for or duty to third parties concerning any improvements to the 

Property; and (iv) Developer shall have the full power and exclusive control of 

the Property subject to the obligations of Developer set forth in this Agreement. 

 

p. Annual Review. City may review progress pursuant to this Agreement at least 

once every twelve (12) months to determine if Developer has complied with the 

terms of this Agreement. If City finds, on the basis of substantial evidence, that 

Developer has failed to comply with the terms hereof, City may declare 

Developer to be in Default as provided in Paragraph 10 herein. City's failure to 

review at least annually Developer’s compliance with the terms and conditions of 

this Agreement shall not constitute or be asserted by any party as a Default under 

this Agreement by Developer or City. 

 

q. Institution of Legal Action. In addition to any other rights or remedies, either 

party may institute legal action to cure, correct, or remedy any Default or breach, 

to specifically enforce any covenants or agreements set forth in this Agreement or 

to enjoin any threatened or attempted violation of this Agreement; or to obtain 

any remedies consistent with the purpose of this Agreement. However, any 
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remedy against the City shall be limited to specific performance only. Legal 

actions shall be instituted in the Fourth District Court, State of Utah, or in the 

Federal District Court for the District of Utah. 

 

r. Title and Authority. Developer expressly warrants and represents to City that 

Developer (i) owns all right, title and interest in and to the Property, or (ii) has the 

exclusive right to acquire such interest, and (iii) that prior to the execution of this 

Agreement no right, title or interest in the Property has been sold, assigned or 

otherwise transferred to any entity or individual other than to Developer. 

Developer further warrants and represents that no portion of the Property is 

subject to any lawsuit or pending legal claim of any kind. Developer warrants that 

the undersigned individuals have full power and authority to enter into this 

Agreement on behalf of Developer. Developer understands that City is relying on 

these representations and warranties in executing this Agreement. 

 

s. Headings for Convenience. All headings and captions used herein are for 

convenience only and are of no meaning in the interpretation or effect of this 

Agreement. 

 

IN WITNESS WHEREOF, this Agreement has been executed by City and by a duly authorized 

representative of Developer as of the date first written above. 

 

Attest:      City of 

Saratoga Springs, a political subdivision of the State 

of Utah 

 

 
________________________________ By:________________________________________ 

City Recorder      Mayor 

 

DEVELOPER, Utah Valley Turf Farms, LLC a Utah 

limited liability company/partnership. 

 

      By:                                             

    

Its:______________________________________ 
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State of Utah  

 

County of _______ 

 

 The foregoing instrument was acknowledged before me this ___ day of 

________________ 20__ by _____________, of _____________________, a Utah 

corporation/limited liability company/partnership. 

 

 

______________________________  

Notary Public 
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Exhibit “A” 

 

 Property Ownership map, Vicinity Map, and/or Legal Descriptions 

 



LEGAL DESCRIPTIONS
PREPARED FOR

    WPI
     Saratoga Springs Commercial

Job No. 14-1089
                                                    (April 29, 2024)

Rezone Legal Descriptions

SARATOGA SPRINGS COMMERCIAL REZONE 1 (High Density Residential)
A parcel of land located in the Northwest Quarter of Section 14, and the Northeast Quarter 

of Section 15, Township 5 South, Range 1 West, Salt Lake Base & Meridian, described as follows:
         Beginning at the West Quarter Corner of Section 14, Township 5 South, Range 1 West, Salt 
Lake Base & Meridian; thence along the Quarter Section Line S89°57'37"W 735.93 feet; thence 
N16°08'29"E 776.24 feet; thence along the arc of a curve to the right 390.18 feet with a radius of 
323.00 feet through a central angle of 69°12'44", chord: N50°44'52"E 366.88 feet to a point of 
cusp; thence S19°12'58"W 173.46 feet; thence along the arc of a non-tangent curve to the left 
202.66 feet with a radius of 400.00 feet through a central angle of 29°01'44", chord: S75°08'19"E 
200.50 feet; thence S89°55'53"E 197.74 feet; thence S03°13'38"E 268.85 feet; thence South 
273.50 feet; thence East 87.25 feet; thence South 219.25 feet to the Quarter Section Line; thence 
along said Quarter Section Line S89°48'52"W 200.81 feet to the point of beginning.

Contains: 14.20 acres. 
618,566 Sq. Ft.

SARATOGA SPRINGS COMMERCIAL REZONE 3 (Regional Commercial)
A parcel of land located in the Northwest Quarter of Section 14, and the Northeast Quarter 

of Section 15, Township 5 South, Range 1 West, Salt Lake Base & Meridian, described as follows:
Beginning at a point located S89°57’37”W along the Quarter Section Line 735.93 feet from 

the West Quarter Corner of Section 14, Township 5 South, Range 1 West, Salt Lake Base & 
Meridian; thence continuing along said Quarter Section Line S89°57’37”W 389.53 feet to the 
Southeast Corner of that UDOT real property described in Deed Entry Number 95690:2015 in the 
official records of the Utah County Recorder; thence along the East line of said UDOT real property 
the following two (2) courses: along the arc of a non-tangent curve to the left 4.75 feet with a 
radius of 3375.00 feet through a central angle of 00°04'50", chord: N45°23'16"W 4.75 feet; thence 
N01°29'17"E 98.18 feet to the Southeast Corner of that UDOT real property described in Deed 
Entry Number 95689:2015 in the official records of the Utah County Recorder, known as West 
Crossroads Boulevard; thence along the Southeasterly line of said UDOT real property the 
following five (5) courses: N42°42'04"E 32.94 feet; thence along the arc of a curve to the left 
364.63 feet with a radius of 845.50 feet through a central angle of 24°42'34", chord: N30°20'47"E 
361.81 feet; thence N17°59'30"E 470.91 feet; thence along the arc of a curve to the right 643.83 
feet with a radius of 554.50 feet through a central angle of 66°31'35", chord: N51°15'18"E 608.27 
feet; thence S89°23'31"E 804.15 feet to the West line of the existing Regional Commercial Zoning; 
thence along said West line the following five (5) courses: South 265.98 feet; thence East 98.93 
feet; thence South 771.31 feet; thence East 183.53 feet; thence South 217.35 feet to the Quarter 
Section Line; thence along said Quarter Section Line S89°48'52"W 584.49 feet; thence North 
219.25 feet; thence West 87.25 feet; thence North 273.50 feet; thence N03°13'38"W 268.85 feet; 
thence N89°55'53"W 197.74 feet; thence along the arc of a non-tangent curve to the right 202.66 
feet with a radius of 400.00 feet through a central angle of 29°01'44", chord: N75°08'19"W 200.50 
feet; thence N19°12'58"E 173.46 feet to a point of cusp; thence along the arc of a non-tangent 
curve to the left 390.18 feet with a radius of 323.00 feet through a central angle of 69°12'44", 
chord: S50°44'52"W 366.88 feet; thence S16°08'29"W 776.24 feet to the point of beginning.

Contains: 28.16 acres. 
1,226,746 Sq. Ft. 



LEGAL DESCRIPTIONS
PREPARED FOR

    WPI
     Saratoga Springs Commercial

Job No. 14-1089
                                                    (April 29, 2024)

General Plan Amendment Legal Descriptions

SARATOGA SPRINGS COMMERCIAL REZONE 1 (High Density Residential)
A parcel of land located in the Northwest Quarter of Section 14, and the Northeast Quarter 

of Section 15, Township 5 South, Range 1 West, Salt Lake Base & Meridian, described as follows:
         Beginning at the West Quarter Corner of Section 14, Township 5 South, Range 1 West, Salt 
Lake Base & Meridian; thence along the Quarter Section Line S89°57'37"W 735.93 feet; thence 
N16°08'29"E 776.24 feet; thence along the arc of a curve to the right 390.18 feet with a radius of 
323.00 feet through a central angle of 69°12'44", chord: N50°44'52"E 366.88 feet to a point of 
cusp; thence S19°12'58"W 173.46 feet; thence along the arc of a non-tangent curve to the left 
202.66 feet with a radius of 400.00 feet through a central angle of 29°01'44", chord: S75°08'19"E 
200.50 feet; thence S89°55'53"E 197.74 feet; thence S03°13'38"E 268.85 feet; thence South 
273.50 feet; thence East 87.25 feet; thence South 219.25 feet to the Quarter Section Line; thence 
along said Quarter Section Line S89°48'52"W 200.81 feet to the point of beginning.

Contains: 14.20 acres. 
618,566 Sq. Ft.

SARATOGA SPRINGS COMMERCIAL REZONE 2 (Regional Commercial)
A parcel of land located in the Northwest Quarter of Section 14, and the Northeast Quarter 

of Section 15, Township 5 South, Range 1 West, Salt Lake Base & Meridian, described as follows:
Beginning at a point located N89°48’52”E along the Quarter Section Line 200.81 feet from 

the West Quarter Corner of Section 14, Township 5 South, Range 1 West, Salt Lake Base & 
Meridian; thence North 219.25 feet; thence West 87.25 feet; thence North 273.50 feet; thence 
N03°13'38"W 268.85 feet; thence N89°55'53"W 197.74 feet; thence along the arc of a non-
tangent curve to the right 202.66 feet with a radius of 400.00 feet through a central angle of 
29°01'44", chord: N75°08'19"W 200.50 feet; thence N19°12'58"E 173.46 feet; thence 
N62°27'06"E 33.60 feet; thence S89°52'14"E 709.05 feet to the West line of the existing Regional 
Commercial Zoning; thence along said West line the following four (4) courses: East 98.93 feet; 
thence South 771.31 feet; thence East 183.53 feet; thence South 217.35 feet to the Quarter 
Section Line; thence along said Quarter Section Line S89°48'52"W 584.49 feet to the point of 
beginning.

Contains: 13.57 acres. 
591,040 Sq. Ft.
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Exhibit “B” 

 

Staff Report with Adopted Planning Commission Findings and Conditions of Approval, 

Report of Action (if applicable), and Written Minutes 

 

[ON FILE WITH THE CITY RECORDER] 
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Exhibit “C” 

 

Staff Report with Adopted City Council Findings and Conditions of  

Approval, Report of Action (if applicable), City Council Written Minutes. 

 

[ON FILE WITH THE CITY RECORDER] 
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 Exhibit “D” 

 Concept Plan 
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Exhibit “E” 

Trail Improvements 
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Exhibit “F” 

Power Poles Required to be Buried 



   
  

ORDINANCE NO.     (06/18/24) 
 

AN ORDINANCE OF THE CITY OF SARATOGA SPRINGS, 

UTAH, ADOPTING AN AMENDMENT TO THE LAND USE 

MAP OF THE GENERAL PLAN, ADOPTING AN 

AMENDMENT TO THE OFFICIAL ZONING MAP, AND 

APPROVING A DEVELOPMENT AGREEMENT 

SPECIFYING THE TERMS OF THE DEVELOPMENT OF 

CERTAIN REAL PROPERTY IN THE CITY 

 

WHEREAS, Utah Code Chapter 10-9a allows municipalities to amend the general plan 

and the number, shape, boundaries, or area of any zoning district; and 

 

WHEREAS, before the Saratoga Springs City Council approves any zoning or general 

plan amendments, the amendments must first be reviewed by the Saratoga Springs Planning 

Commission for its recommendation to the City Council; and 

 

WHEREAS, on June 13, 2024, the Planning Commission held a public hearing after 

proper notice and publication to consider amendments to the City’s Land Use Map of the 

General Plan as well as the City-wide zoning map for certain real property in the City of 

Saratoga Springs, which is described in Exhibit A (“Property”), and forwarded the item with a 

favorable recommendation; and 

 

WHEREAS, on June 18, 2024, the City Council held a public meeting to consider the 

general plan land use map and zoning map amendments; and 

 

WHEREAS, the City Council voted to approve the rezone and general plan amendments 

subject to the terms of a development agreement, which agreement is attached as Exhibit B 

(“Agreement”); and 

 

WHEREAS, pursuant to Utah Code § 10-9a-102, the City Council is authorized to enter 

into development agreements it considers necessary or appropriate for the use and development 

of land within the municipality; and 

 

WHEREAS, the City desires to enter into the Agreement because the Agreement 

establishes planning principles, standards, and procedures to eliminate uncertainty in planning 

and guide the orderly development of the Property; and 

 

WHEREAS, after due consideration, and after proper notice, and after conducting the 

requisite public hearing with the Planning Commission, the City Council, pursuant to its 

legislative authority under Utah Code Annotated § 10-9a-101, et seq., has determined that it is in 

the best interests of the residents of the City of Saratoga Springs that amendments to the Land 

Use Map of the General Plan and City-wide zoning map be made and that the Agreement be 

approved. 
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Text Box
EXHIBIT 9: ORDINANCE



   
  

NOW THEREFORE, the City Council hereby ordains as follows: 

 

SECTION I – ENACTMENT 

 

  Portions of the Property described in Exhibit A are hereby changed from Business Park to 

Regional commercial on the City’s Land Use Map of the General Plan and changed from 

Agriculture to Regional Commercial and MF-18 on the City’s Zoning Map, subject to and 

conditioned on the owner of the Property entering into the development agreement attached as 

Exhibit B, which Agreement shall be recorded on the Property in the Office of the Utah County 

Recorder. City Staff is hereby instructed to amend the official City Zoning Map and Land Use 

Map accordingly and to record said Agreement, subject to payment of the recording costs by the 

property owner. 

 

 The City Manager is hereby authorized to sign the development agreement attached as 

Exhibit B. City Staff may make any non-substantive changes to the Agreement before execution 

but may not make any changes inconsistent with the conditions of approval adopted by the City 

Council.  
 

SECTION II – AMENDMENT OF CONFLICTING ORDINANCES 

 

If any ordinances, resolutions, policies, or maps of the City of Saratoga Springs 

heretofore adopted are inconsistent herewith they are hereby amended to comply with the 

provisions hereof. If they cannot be amended to comply with the provisions hereof, they are 

hereby repealed. 

 

SECTION III – EFFECTIVE DATE 

 

 This ordinance shall take effect upon its passage by a majority vote of the Saratoga Springs 

City Council and following notice and publication as required by the Utah Code. 

 

SECTION IV – SEVERABILITY 

 

 If any section, subsection, sentence, clause, phrase, or portion of this ordinance is, for any 

reason, held invalid or unconstitutional by any court of competent jurisdiction, such provision 

shall be deemed a separate, distinct, and independent provision, and such holding shall not affect 

the validity of the remaining portions of this ordinance. 

 

SECTION V – PUBLIC NOTICE 

 

The Saratoga Springs Recorder is hereby ordered, in accordance with the requirements of 

Utah Code § 10-3-710–711, to do as follows: 

a. deposit a copy of this ordinance in the office of the City Recorder; and 

b. publish notice as follows: 

i. publish a short summary of this ordinance on the Utah Public Notice 

Website created in Utah Code § 63F-1-701 and on the City’s official 

website; and 



   
  

ii. publish a short summary of this ordinance in in a public location within 

the City that is reasonably likely to be seen by residents of the City. 

 

 ADOPTED AND PASSED by the City Council of the City of Saratoga Springs, Utah, 

this __ of ____________, 20__. 

 

 

Signed: __________________________ 

   Jim Miller, Mayor 

 

 

Attest: ___________________________ 

           Nicolette Fike, City Recorder 

 

 

CITY COUNCIL VOTE AS RECORDED 

 

Councilmembers:   Yes  No  Abstain Excused 

Audrey Barton              _____  _____  _____  _____ 

Chris Carn    _____  _____  _____  _____ 

Michael McOmber             _____  _____  _____  _____ 

Lance Wadman   _____  _____  _____  _____ 

Stephen Willden   _____  _____  _____  _____ 

Mayor Jim Miller (tie only)  _____  _____ 

  



   
  

EXHIBIT A 

 

Legal Description 

  



   
  

EXHIBIT B 

 

Development Agreement 



Planning Commission Draft Minutes June 13, 2024 
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2. Saratoga Springs Commercial Plat G General Plan (GP) Land Use Map Amendment from Business
Park (BP) to Regional Commercial (RC), and Rezone from Agriculture (A) to Regional Commercial
(RC) and ME-14, and accompanying Concept Plan. Located 3t approximately 400 West and
Crossroads Bivd. Dan Schmidt as applicant. Community Development Disector Young presented the
item. The amendments 2im to reconfigute the high-density designation and to rezone zbout 14.2 acres to
accommodate 2 multi-family development. This development plan utilizes the canal as open space, in
alignment with the Packs and Teails Masterplan, and integeates the regional tral along the canal

Daniel Schmidt of WPI in Highland was in attendance to answer questions.

Public Hearing Open by Vice Chaic Kilgore. Receiving no public comment, the public hearing was closed by
the Vice Chair

Commissioner Willden seceived clasification that the proposed rezone would not impact overall density. He
also wondesed if there would be any neighborhoods impacted o concerned by the proposed change.

Comeunity Development Disector Ken Young explained that the zoning is appropsiate for the aea, and all
property owners within 300 feet had seceived notification of the proposed rezone.

Commissioner Kilgore asked about a few instances in the Staff Report that stated: “up for discussion”.
Comeunity Development Disector Young explained that i those instances where the language “up for
Discussion” was used, it indicated that Staff did not have 2 strong recommendation and Commissioners could

discuss those iterns.

Commissioner Willden commented that those most impacted had been notified by mail, and there had been
0 response to the notifications, so there may not be 2 big concern with the proposed change
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195

Commissioner Kilgodasked if any traffic pattems were expected to change.

Comeunity Development Disector Ken Young explained there would be fous access points, 2 proposed
traffic light location, and Staff has seviewed the concept, 2nd it ines up with the Transportation Master Plan.

Comeunity Development Disector Ken Young advised these could be some questions about the current
foture zoning of Business Pack in this area having 2 proposed rezone to Regional Commercial. He related
these will be some other Business Pack areas designated nearby, so Staff feels there are sufficient Business Pak
zoning in the nearby vicinity

Commissioner Kilgore wondered if the Business Park zone in this atea was initially intended as a buffer to the
Regional Commercial zone, and if the proposed change would negatively affect that

Comeunity Development Disector Ken Young responded that Business Pack is not usually a major buffer,
and the demand for Regional Comemercial in this area i stronger than Business Pazk.

Comamissiones Mangum wondered how 2n area can be zoned for both Agricultusal and Business Pack.

Comeunity Development Disector Ken Young explained that right now, Business Pack is just a land use
designation, not 2 zone, and that many times the Agricultare Zone is used 23 2 “holding zone” uatll an
applicant comes in with a requested use.

Motion made by Commissioner Mann that the Planning Commission forward a recommendation for

approval to the City Council for the requested General Plan Amendment and Rezone for Saratoga
Springs Commercial Plat G, located at approximately Crossoads Blvd and Pioneer Crossing, with

the Findings and Conditions in the Staff Report. Seconded by Commissioner Mangum.
Yes: Ken Kilgore, Jack K. Mangum, Virginia Rae Mann, Doug Willden,
No: None.

Absent: Rachel Sprosty Burns, Reed Ryan, Scott A. Hill.
Motion passed 4- 0.



NFike
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ORDINANCE NO.  24-24 (6-18-24) 
 

AN ORDINANCE OF THE CITY OF SARATOGA SPRINGS, 

UTAH, ADOPTING AN AMENDMENT TO THE LAND USE 

MAP OF THE GENERAL PLAN, ADOPTING AN 

AMENDMENT TO THE OFFICIAL ZONING MAP, AND 

APPROVING A DEVELOPMENT AGREEMENT 

SPECIFYING THE TERMS OF THE DEVELOPMENT OF 

CERTAIN REAL PROPERTY IN THE CITY 

 

WHEREAS, Utah Code Chapter 10-9a allows municipalities to amend the general plan 

and the number, shape, boundaries, or area of any zoning district; and 

 

WHEREAS, before the Saratoga Springs City Council approves any zoning or general 

plan amendments, the amendments must first be reviewed by the Saratoga Springs Planning 

Commission for its recommendation to the City Council; and 

 

WHEREAS, on June 13, 2024, the Planning Commission held a public hearing after 

proper notice and publication to consider amendments to the City’s Land Use Map of the 

General Plan as well as the City-wide zoning map for certain real property in the City of 

Saratoga Springs, which is described in Exhibit A (“Property”), and forwarded the item with a 

favorable recommendation; and 

 

WHEREAS, on June 18, 2024, the City Council held a public meeting to consider the 

general plan land use map and zoning map amendments; and 

 

WHEREAS, the City Council voted to approve the rezone and general plan amendments 

subject to the terms of a development agreement, which agreement is attached as Exhibit B 

(“Agreement”); and 

 

WHEREAS, pursuant to Utah Code § 10-9a-102, the City Council is authorized to enter 

into development agreements it considers necessary or appropriate for the use and development 

of land within the municipality; and 

 

WHEREAS, the City desires to enter into the Agreement because the Agreement 

establishes planning principles, standards, and procedures to eliminate uncertainty in planning 

and guide the orderly development of the Property; and 

 

WHEREAS, after due consideration, and after proper notice, and after conducting the 

requisite public hearing with the Planning Commission, the City Council, pursuant to its 

legislative authority under Utah Code Annotated § 10-9a-101, et seq., has determined that it is in 

the best interests of the residents of the City of Saratoga Springs that amendments to the Land 

Use Map of the General Plan and City-wide zoning map be made and that the Agreement be 

approved. 

 

  



   
  

NOW THEREFORE, the City Council hereby ordains as follows: 

 

SECTION I – ENACTMENT 

 

  Portions of the Property described in Exhibit A are hereby changed from Business Park to 

Regional commercial on the City’s Land Use Map of the General Plan and changed from 

Agriculture to Regional Commercial and MF-18 on the City’s Zoning Map, subject to and 

conditioned on the owner of the Property entering into the development agreement attached as 

Exhibit B, which Agreement shall be recorded on the Property in the Office of the Utah County 

Recorder. City Staff is hereby instructed to amend the official City Zoning Map and Land Use 

Map accordingly and to record said Agreement, subject to payment of the recording costs by the 

property owner. 

 

 The City Manager is hereby authorized to sign the development agreement attached as 

Exhibit B. City Staff may make any non-substantive changes to the Agreement before execution 

but may not make any changes inconsistent with the conditions of approval adopted by the City 

Council.  
 

SECTION II – AMENDMENT OF CONFLICTING ORDINANCES 

 

If any ordinances, resolutions, policies, or maps of the City of Saratoga Springs 

heretofore adopted are inconsistent herewith they are hereby amended to comply with the 

provisions hereof. If they cannot be amended to comply with the provisions hereof, they are 

hereby repealed. 

 

SECTION III – EFFECTIVE DATE 

 

 This ordinance shall take effect upon its passage by a majority vote of the Saratoga Springs 

City Council and following notice and publication as required by the Utah Code. 

 

SECTION IV – SEVERABILITY 

 

 If any section, subsection, sentence, clause, phrase, or portion of this ordinance is, for any 

reason, held invalid or unconstitutional by any court of competent jurisdiction, such provision 

shall be deemed a separate, distinct, and independent provision, and such holding shall not affect 

the validity of the remaining portions of this ordinance. 

 

SECTION V – PUBLIC NOTICE 

 

The Saratoga Springs Recorder is hereby ordered, in accordance with the requirements of 

Utah Code § 10-3-710–711, to do as follows: 

a. deposit a copy of this ordinance in the office of the City Recorder; and 

b. publish notice as follows: 

i. publish a short summary of this ordinance on the Utah Public Notice 

Website created in Utah Code § 63F-1-701 and on the City’s official 

website; and 



   
  

ii. publish a short summary of this ordinance in in a public location within 

the City that is reasonably likely to be seen by residents of the City. 

 

 ADOPTED AND PASSED by the City Council of the City of Saratoga Springs, Utah, 

this __ of ____________, 20__. 

 

 

Signed: __________________________ 

   Jim Miller, Mayor 

 

 

Attest: ___________________________ 

           Nicolette Fike, City Recorder 

 

 

CITY COUNCIL VOTE AS RECORDED 

 

Councilmembers:   Yes  No  Abstain Excused 

Audrey Barton              _____  _____  _____  _____ 

Chris Carn    _____  _____  _____  _____ 

Michael McOmber             _____  _____  _____  _____ 

Lance Wadman   _____  _____  _____  _____ 

Stephen Willden   _____  _____  _____  _____ 

Mayor Jim Miller (tie only)  _____  _____ 

  



   
  

EXHIBIT A 

 

Legal Description 

  



   
  

EXHIBIT B 

 

Development Agreement 



 
 
 
 
 

_____________________________________________________________________________________ 
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Memo 
 

To:   City Council 

From:    Nicolette FIke 

Subject:  Jacobs Ranch 

Date:   6-13-2024 

 
Mayor and Council 
 
Staff and Council Member Barton met with the applicant today regarding Jacobs Ranch GPA and Rezone, 
Business Item 3.  Updates to the staff report and exhibits will be ready Monday for review. I will notify 
you as soon as I am able when they are in the packet Dropbox.  
 
Thank you,  
 
Nicky Fike 
 



Austin Roy, Senior Planner 

aroy@saratogaspringscity.com 
1307 North Commerce Drive, Suite 200  •  Saratoga Springs, Utah 84045 

801-766-9793 x107  •  801-766-9794 fax 

 

CITY COUNCIL 
Staff Report 

 
REZONE/GENERAL PLAN AMENDMENT/CONCEPT PLAN 
JACOBS RANCH MARKETPLACE 
JUNE 18, 2024 
PUBLIC MEETING 
 

Report Date:    June 17, 2024 
Applicant: Bill Gaskill 
Owner:   Jacob Hills Ranch LLC & Calvin K Jacob 
Location: Approx. 1900 S. Redwood Road 
Major Street Access: Redwood Road 
Parcel Number(s) & Size: Commercial Site Area = 28.538 acres from portions of: 

59:002:0186/11.25 acres 
59:002:0195/79.28 acres 
59:002:0171/33.72 acres 

 59:002:0172/32.56 acres 
Land Use Designation:  Low Density Residential 
Requested Land Use: Regional Commercial (RC) 
Parcel Zoning: R1-10 
Requested Zoning:   Regional Commercial (RC) for ~14 acres 
Adjacent Zoning:  Regional Commercial/Neighborhood Commercial/R1-10 
Current Use of Parcel:  Vacant 
Adjacent Uses:  Fire Station, Gas Station, Golf Course 
Previous Meetings:  N/A 
Previous Approvals:  N/A 
Type of Action: Legislative 
Land Use Authority: City Council 
Future Routing: N/A 
Planner:   Austin Roy, Senior Planner 

 

 
A. Executive Summary:   

This item was reviewed by the City Council on June 4, 2024. The City Council tabled the item to 
allow more time for the City and the applicant could work out additional details of the 
proposed Development Agreement. On June 13, 2024, Councilmember Barton, staff, and the 
applicant met to and reviewed the Development Agreement. Following that meeting it was 
agreed that the proposed rezone request would be changed from Regional Commercial (RC) to 
Community Commercial (CC), and that additional height and lot width restrictions would be 

mailto:aroy@saratogaspringscity.com


 - 2 - 

added via the Development Agreement. The updated Development Agreement is scheduled to 
be presented to the City Council for review on June 18, 2024. 
 
Applicant is requesting to rezone the property from R1-10 to CC and change the land use from 
Low Density Residential to CC. The proposed rezone would allow for a commercial 
development which would consist of 16 lots featuring a combination of retail, restaurant, 
grocery, hardware, office, financial institution and fueling station. Based on the proposed uses, 
827 parking stalls are required, and 1,074 are being provided. 
 
Recommendation:  
On May 16, 2024, the Planning Commission recommended approval of the requested Rezone 
and General Plan Amendment for Jacobs Ranch Marketplace. The motion passed 5-0. 
 
Staff recommends that the City Council conduct a public meeting on the proposed rezone and 
General Plan Amendment for Jacobs Ranch Marketplace, review and discuss the proposal, 
and choose from the options in Section H of this report. Options include approval with or 
without conditions, denial, or continuation. 

 
B. Background:  Approximately half of the proposed project is already zoned RC. The applicant 

believes for the project to be viable the remaining half should be rezoned RC as well to allow 
the development as proposed. 

 
C. Specific Request: It is proposed that approximately 14 acres be rezoned from R1-10 to RC. The 

proposed development is 28.54 acres, with 16 lots ranging from 5.70 acres in size to 0.93. The 
development would primarily be accessed off of Redwood Road. The proposal would require a 
change of zone, and an amendment to the Land Use Map of the General Plan. 

 
D. Process: Code Section 19.3 and 19.17 outlines the process for a change of zone and 

Amendment to the General Plan.  
 
 Rezone and General Plan Amendment 

Code Section 19.13.04 outlines the process for a Rezone and General Plan Amendments.  A 
public hearing is required with the Planning Commission who then make a recommendation to 
the City Council. The City Council makes the final decision to either approve with or without 
conditions, continue, or deny the request. 
 
Section 19.17.03 outlines the process criteria for Planning Commission and City Council Review:  
 

1. The Planning Commission shall review the petition and make its recommendations to 
the City Council within thirty days of the receipt of the petition. 

Complies. The application will be reviewed by the Planning Commission and 
receive a recommendation prior to review by the City council.   
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2. The Planning Commission shall recommend adoption of proposed amendments only 
where it finds the proposed amendment furthers the purpose of the Saratoga Springs 
Land Use Element of the General Plan and this Title. 

Complies. Please see Sections G and H of this report. 
 

3. The Planning Commission shall provide the notice and hold a public hearing as required 
by the Utah Code and Chapter 19.13. For an application which concerns a specific parcel 
of property, the City shall provide the notice required by the Utah Code and Chapter 
196.13 for a public hearing.   

Complies. Please see Section D of this report. 
 
Concept Plan 
Section 19.17.02 states “Petitions for changes to the City’s Zoning Map for all land use zones 
may be accompanied by an application for Concept Plan Review or Master Development 
Agreement approval pursuant to Chapter 19.13 of this Code.” 
 
Per Chapter 19.13 of the Land Development Code, the process for a Concept Plan includes an 
informal review of the Concept Plan by both the Planning Commission and the City Council. The 
review shall be for comment only and is non-binding. 

 
E. Community Review:  

Public Meeting: This has been noticed as a public meeting pursuant to City and State statutes, 
which requires posting notice of the meeting and the agenda not less than 24 hours before the 
meeting.  
 
Public Comment: As of the date of this report, no public input has been received.  

 
F. General Plan: The General Plan shows half of the proposed project designated as R1-10 on the 

Future Land Use Map. 
 

Staff conclusion: Any change to the Future Land Use Map is subject to approval of the City 
Council. If the City Council approves the requested amendment then the requested rezone will 
be consistent with the General Plan.  

 
G. Code Criteria:  
 
 Concept Plan 

A concept plan has been submitted with the request for a rezone and General Plan Amendment 
and is included with this staff report. The concept plan is meant to help understand the intent 
of the applicant’s request and their future development plans. The attached concept plan 
review is non-binding and does not address all concerns or requirements of the Land 
Development Code. The items marked “can comply” or “does not comply” shall be 
incorporated into the site plan application. It’s common for the concept plan review to have a 
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significant amount of redlines as this is a non-binding informal review and staff typically 
completes one review, rather than multiple reviews at this stage of the process.  
 

 
  19.17.04. Gradual Transition of Uses and Density.  

 
 It is the policy of the City Council, through exercising its zoning authority, to: (a) transition high 
 intensity uses to help prevent the impacts of high density uses on low density areas; and (b) to 
 limit inconsistent uses being located on adjacent parcels. The City Council may implement this 
 policy using its zoning powers. Through amendments to the General Plan and the Zoning Map, 
 the City Council intends to apply the following guidelines to implement this policy: 

 
1. Residential lots, parcels, plats, or developments should not increase by more than 20% 

of density as compared to adjacent lots, zones, parcels, plats, or developments to 
enable a gradual change of density and uses. To appropriately transition, new lots 
should be equal to or larger than immediately adjacent existing platted lots. 

2. Exceptions. 
a. The City should avoid allowing high intensity uses (e.g., commercial, industrial, 

multi-family structures, etc.) adjacent to lower intensity uses (e.g., single family, 
low density residential, etc.), however may allow these uses to be located 
adjacent to each other if appropriate transitions and buffers are in place. 
Appropriate buffers and transitions include a combination of roadways, 
landscaping, building orientation and facades, increased setbacks, open spaces, 
parks, and trails.  

3. Despite these guidelines, the City Council recognizes that it will become necessary to 
allow high intensity next to low intensity uses in order to allow for the implementation 
of multiple zones in the City. The City Council should use their best efforts to limit 
inconsistent uses and  zones being located on adjacent parcels and to mitigate 
inconsistent uses and zones through  transitions and buffers.  

 
Staff finding: up for discussion. The site of the request is adjacent to residential uses. 
Findings for either approval or denial are included in the options in Section I of this report.  

 
Rezone and General Plan Amendment 
A zoning map amendment (rezone) and General Plan Amendment are legislative decisions. The 
City Council has significant discretion when considering these changes. The criteria for a rezone 
and general plan amendment are outlined below and act as guidance in the decision making. 
Note that the criteria are non-binding. 
 
19.17.05. Consideration of General Plan, Ordinance, or Zoning Map Amendment. 
 
The Planning Commission and City Council shall consider, but not be bound by, the following 
criteria when deciding whether to recommend or grant a General Plan, ordinance, or zoning 
map amendment: 
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1. the proposed change will conform to the Land Use Element and other provisions of the 
General Plan; 
Staff finding: Consistent if approved. 

 
2. the proposed change will not decrease or otherwise adversely affect the health, safety, 

convenience, morals, or general welfare of the public; 
Staff finding: Up for discussion. The current zone and the requested zone offer different 
uses, building heights, and setbacks. Findings for either approval or denial are included 
in Section I of this report. 

 
3. the proposed change will more fully carry out the general purposes and intent of this 

Title and any other ordinance of the City; 
 

19.01.04. Purpose.  
1. The purpose of this Title, and for which reason it is deemed necessary, and for which 

it is designed and enacted, is to preserve and promote the health, safety, morals, 
convenience, order, fiscal welfare, and the general welfare of the City, its present 
and future inhabitants, and the public generally, and in particular to: 

a. encourage and facilitate the orderly growth and expansion of the City; 
b. secure economy in governmental expenditures; 
c. provide adequate light, air, and privacy to meet the ordinary or common 

requirements of happy, convenient, and comfortable living of the 
municipality’s inhabitants, and to foster a wholesome social environment; 

d. enhance the economic well-being of the municipality and its inhabitants; 
e. facilitate adequate provisions for transportation, water, sewer, schools, 

parks, recreation, storm drains, and other public requirements; 
f. prevent the overcrowding of land, the undue concentration of population, 

and promote environmentally friendly open space; 
g. stabilize and conserve property values; 
h. encourage the development of an attractive and beautiful community; and 
i. promote the development of the City of Saratoga Springs in accordance with 

the Land Use Element of the General Plan. 
Staff finding: up for discussion. 19.04.09 states the purpose of each zone. The purpose 
of the RC is included below. The Planning Commission should evaluate this information 
and make a recommendation to the City Council.  
 
Regional Commercial:  
The purpose of the Regional Commercial Land Use Zone is to allow, in appropriate 
areas, commercial businesses and shopping centers of a scale that will serve 
neighborhood, community-wide, and regional shopping needs. These regulations should 
preserve the existing quality and livability of the City while still assuring maximum 
efficiency of traffic circulation and convenience. 
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4. in balancing the interest of the petitioner with the interest of the public, community 
interests will be better served by making the proposed change; and 
Staff finding: Up for discussion. 

 
5. any other reason that, subject to legislative discretion of the City Council, could advance 

the general welfare. 
Staff finding: Can comply. Staff recommends a mutually agreed upon development 
agreement be approved and signed before a rezone and General Plan Amendment take 
effect, if the City Council approves this request.   

 
H. Recommendation and Alternatives: 

Staff recommends that the City Council conduct a public meeting, discuss the application, and 
choose from the following options.  
 
Option 1 – Approval 
“I move that the City Council approve the requested Rezone and General Plan Amendment for 
Jacobs Ranch Marketplace, located at approx. 1900 S. Redwood Road, with the Findings and 
Conditions in the Staff Report.” 

 
Findings  
1. The application will be consistent with the General Plan if the requested amendment 

is approved, as articulated in Section F of the staff report, which section is 
incorporated by reference herein.  

2. The application complies with the criteria in section 19.04 of the Land Development 
Code, as articulated in Section G of the staff report, which section is incorporated by 
reference herein.  

 
Conditions: 
1. All conditions of the City Engineer shall be met, including but not limited to those in 

the attached Engineering Staff Report. 
2. All requirements of the Fire Chief shall be met.  
3. The Jacobs Ranch Marketplace rezone is approved as shown in the attachments to 

the Staff report.  
4. The concept plan review is an informal review and is not binding.  
5. All other Code requirements shall be met.  
6. Any other conditions or changes as articulated by the City Council: 

_________________________________________________________________. 
 
Option 2 – Continuance  
 “I move to continue the Rezone and General Plan Amendment for Jacobs Ranch Marketplace 
to another meeting on [DATE], with direction to the applicant and Staff on information and/or 
changes needed to render a decision, as follows:  
 

1. ______________________________________________________________ 
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2. ______________________________________________________________ 
 
Option 3 – Denial 
“I move that the City Council deny the requested Rezone and General Plan Amendment for 
Jacobs Ranch Marketplace, located at approx. 1900 S. Redwood Road with the Findings below: 
 

1. The application is not consistent with the Future Land Use Map of the General Plan, 
2. Other findings as stated by the City Council: 

____________________________________________________. 
 

I. Exhibits:  
1. City Engineer’s Report 
2. Location Map 
3. Planning Review Checklist 
4. Proposed Zoning 
5. Concept Site Plan 
6. Concept Building Elevation 
7. Utility Plan 
8. Development Agreement 



Staff Report 
 

Author:  Ken Knight, Staff Engineer  
Subject:  Jacobs Ranch Marketplace – Concept Plan                 
Date: May 16, 2024 
Type of Item:   Concept Plan Review 
 
 

Description: 
A. Topic:    The applicant has submitted a concept plan application. Staff has reviewed the 

submittal and provides the following recommendations. 
 
B. Background: 
 

Applicant:  Bill Gaskill 
Request:  Concept Plan 
Location:  Approx. 1900 S. Redwood Road 
Acreage:  28.54 acres - 16 lot 

 
C. Recommendation:  Staff recommends the applicant address and incorporate the 

following items into the development of their project and construction drawings. 
 
1. The City has insufficient information at this time to determine what project and 

system improvements will be necessary to service the developer’s property. As a 
result, this review does not reserve utility system capacity. Prior to, concurrent with, 
or subsequent to Final Plat Approval, the developer will be required to install all 
required infrastructure to service the property. In addition to all required project 
improvements, the developer may also be required to install any and all system 
improvements, subject to required impact fee credits. 

 
 

 
 



 



 
 

APPLICATION REVIEW CHECKLIST  
 

                                                          Application Information      

 

Date Received:     3/28/2024 

Date of Review:    4/11/2024 

Project Name:     Jacob Ranch Marketplace 

Project Request / Type:   Rezone/GPA/Concept 

Meeting Type:     Planning Commission/City Council 

Applicant:   Bill Gaskill 

Owner:   Jacob Hills Ranch LLC & Calvin K. Jacob Family Partners 

Location:     Approx. 2000 S. Redwood Road  

Major Street Access:    Redwood Road 

Parcel Number(s) and size:   59:002:0186/11.25 AC 

      59:002:0195/79.28 AC 

      59:002:0171/33.72 AC 

      59:002:0172/32.56 AC 

      Commercial Site Area = 28.538 AC 

Current Land Use Designation:  RC, Low Density Residential 

Proposed Land Use Designation:  RC 

Current Parcel Zoning:   RC, R1-10   

Proposed Parcel Zoning:   RC 

Adjacent Zoning:    RC, NC, R1-10 

Current Use:     Vacant 

Adjacent Uses: Fire Station, Gas Station, Golf Course 

Previous Meetings:    N/A 

Previous Approvals:    N/A 

Type of Action:    Legislative 

Land Use Authority:   City Council 

Future Routing:   N/A 

Planner:     Austin Roy/Senior Planner 

 

 

                                                  Section 19.13 – Application Submittal      

 

 Application Complete: Yes. 

 Rezone Required: Yes. 

 General Plan Amendment required: Yes. 

 Additional Related Application(s) required: Preliminary Plat/Final Plat/Site Plan. 

 



Section 19.13.04 – Process 

 

 DRC: 02/20/24 

 Neighborhood Meeting: Applicant to canvas properties within the boundary. 

 PC: TBD 

 CC: TBD 

 

 

 

General Review 

 

Building Department 

 No comments. 

 

Fire Department 

 No comments. 

 

GIS / Addressing 

 No comments. 

 

Additional Recommendations: 

 Contact UDOT regarding proposed Redwood accesses. 

 Capital Facility Plan and Impact Fees will be higher for restaurants with drive-thru. 

 Possible signalized intersection will be required at intersection of Redwood Road and Centennial Blvd. 

 Must show that remnant parcels can be developed. 

 Private road north of proposed grocery is recommended to be a public road allowing east west access to site. 

 Master planned trails run through site, should be included in plans. 

 

 

                                                                    Code Review       

 19.04, Land Use Zones 

o Zone: RC/R1-10 

o Use: RC/Low Density Residential 

19.04.01 Requirements Regional Commercial 

Category To Be Reviewed Regulation Compliance Findings 

 Development Size 

(Minimum) 
N/A     

Lot Size (Minimum) 30,000 sq. ft. Complies 40,682 sf 

Front/Corner Side Setback 

(Minimum) 
10' Complies > 10' 

Interior Side Setback 

(Minimum) 

10' or height of building, whichever is 

greater, when adjacent to a residential 

zone 
Complies > 10' 

Rear Setback (Minimum) 

30' or height of building, whichever is 

greater, when adjacent to a residential 

zone 
Complies > 30' 



Building Separation 

(Minimum) 
N/A     

Lot Width (Minimum) N/A     

Lot Frontage (Minimum) N/A     

Building Height 

(Maximum) 
50' Complies 

< 50' shown in concept 

elevation. 

Lot coverage (Maximum) 50% Complies < 50% 

Building Size (Minimum) 1,000 sq. ft. Complies 1,000 sf 

Building Size (Maximum) N/A     

 

19.05 Supplemental Regulations 
Regulation Compliance Findings 

Flood Plain: All buildings and structures intended for human 

occupancy shall be constructed at least (1) one foot above the base 

flood elevation of Zone A as defined on the FEMA Flood Insurance 

Map. 

N/A.  

Water & Sewage: Each lot shall be connected to City water and sewer. Complies. Connections shown for all bldgs. 

Transportation Master Plan: No building lot shall be created and no 

structure shall be erected within the location of a proposed street, road, 

highway, or right-of-way as shown on the City’s currently-approved 

Transportation Master Plan. 

Complies. Property ties into TMP roads. 

Property Access - All lots shall abut a dedicated public street or 

highway or a private roadway. 
Complies. 

Access via Redwood and Ring 

Road. 

19.05.16. Special Standards and Considerations Governing 

Particular Uses. See Code for details 
  

Automobile refueling stations and car wash operations.  Complies. 
Setbacks and distances appear 

compatible. 

Automobile Repair, Minor:   N/A.  

Car Wash (full service).  N/A. No car wash proposed. 

Hotels.  N/A.  

Kennel, Private. N/A.  

Storage, Self-Storage, or Mini-Storage Units. N/A.  

Vehicle Storage.  N/A.  

Public and Private Utility Building or Facility and Public Building 

Sites. 
N/A.  

Bars. N/A.  

19.06 Landscaping and Fencing 
Landscape Plans 

Regulation Compliance Findings 

Landscape Architect: Landscaped plans shall be prepared by a 

licensed landscape architect. 
Can 

Comply. 
To be provided at Site Plan. 

Existing Conditions: Show the location and dimension of all existing 

and proposed structures, property lines, easements, parking lots, power 

lines, rights-of-way, ground signs, refuse areas, and lighting. 

Can 

Comply. 
 

Planting Plan: Show location and planting details for all proposed 

vegetation and materials. Indicate the size of the plant material at 

maturation. All existing vegetation that will be removed or remain must 

be identified. 

Can 

Comply. 
 



Plants: The name (both botanical and common name), quantity, and 

size of all proposed plants. 
Can 

Comply. 
 

Topography: Existing and proposed grading of the site indicating 

contours at two-foot intervals. 
Can 

Comply. 
 

Irrigation: Irrigation plans showing the system layout and details. 
Can 

Comply. 
 

Fencing: Location, style, and details for proposed and existing fences 

and identification of the fencing materials. 
Can 

Comply. 
 

Data Table: Table including the total number of each plant type, and 

total square footage and percentage of landscaped areas, domestic turf 

grasses, decorative rock, mulch, bark, and drought tolerant plant 

species. 

Can 

Comply.  
 

Completion of Landscape Improvements: All required landscaping 

improvements shall be completed in accordance with the approved site 

plan, subdivision plat, landscape plan, irrigation plan, or other approval 

and shall be bonded for in accordance with Section 19.12.05. 

Can 

Comply. 
 

Planting Standards 

Deciduous Trees: Minimum 2" in caliper. 
Can 

Comply. 
To be provided at Site Plan. 

Evergreen Trees: Minimum 6' in height. 
Can 

Comply. 
 

Tree Base Clearance: 3’ diameter around every tree must be kept clear 

of turf and rock mulch. In parking lot islands and other narrow strips 

where turf two feet or less in width would otherwise occur, this clear 

area may be reduced to 2’. 

Can 

Comply. 
 

Shrubs: 25% of required shrubs must be a minimum of 5 gallons in 

size at time of installation; all other required shrubs shall be a minimum 

of 1 gallon in size. 

Can 

Comply. 
 

Turf: No landscaping shall be comprised of more than seventy percent 

turf, except within landscaped parks. 
Can 

Comply. 
 

Artificial Turf : Shall require a building permit shall meet the 

following requirements with documentation provided by home owner 

or contractor: 

i. Artificial turf shall have a minimum eight-year “no-fade” 

warranty; 

ii. Multi-color blend needed to mimic real grass 

iii. Must be installed according to manufacturer’s instructions; 

iv. Minimum pile height shall be 1.5 inches, minimum 

face/pile weight shall be at least 50 oz. per square yard, and 

water permeability shall be at least 19 inches per hour; 

v. Landscape plan shall provide for a minimum of 25 percent 

live vegetation coverage to comply with residential front 

and/or street side yard landscape standards; 

vi. Landscaping shall maintain a five-foot diameter around 

trees free from roc, debris, or artificial turf; 

vii. Rubber or inorganic infill is prohibited while organic infill 

is permitted; 

viii. The term “artificial turf” shall not be construed to include 

artificial trees, shrubs or bushes; and 

ix. Storm water runoff shall be maintained on-site. 

Can 

Comply. 
 

Drought Tolerant Plants: 50% of all trees and shrubs shall be drought 

tolerant. 
Can 

Comply. 
 

Rock Mulch: Rock mulch shall be two separate colors and separate 

sizes and must be contrasting in color from the pavement and other 

hard surfaces. All colors used must be earth tones. 

Can 

Comply. 
 



Design Requirements 
Evergreens: Evergreens shall be incorporated into landscaped 

treatment of sites where screening and buffering are required. 
Can 

Comply. 
To be provided at Site Plan. 

Softening of Walls and Fences: Plants shall be placed intermittently 

against long expanses of building walls, fences, and barriers to create a 

softening effect. 

Can 

Comply. 
 

Planting and Shrub Beds: Planting and shrub beds are encouraged to 

be used in order to conserve water. 
Can 

Comply. 
 

Water Conservation: Water-conserving sprinkler heads and rain 

sensors are required. Drip lines should be used for shrubs and trees. 
Can 

Comply. 
 

Energy Conservation: Placement of plants shall be designed to reduce 

energy consumption. Deciduous trees are encouraged to be planted on 

the south and west sides of structures. Evergreens are encouraged to be 

planted on the north side of structures. 

Can 

Comply. 
 

Placement: Whenever possible, landscaping shall be placed 

immediately adjacent to structures, particularly where proposed 

structures have large empty walls. 

Can 

Comply. 
 

Trees and Power Poles: No trees shall be planted directly under or 

within 10’ of power lines, poles, or utility structures unless:  

a. The Land Use Authority gives its approval.  

b. The Power Company or owner of the power line gives 

written consent.  

c. The maximum height or width at maturity of the tree species 

planted is less than 5’ to any pole, line, or structure.  

Can 

Comply. 
 

Preservation of Existing Vegetation 

Where possible and appropriate, existing native vegetation must be 

incorporated into the landscape treatment of the proposed site. 
N/A.  

Tree Preservation: Existing mature evergreen trees of 16’ in height 

or greater, and existing mature deciduous or decorative trees of more 

than 4” in caliper, shall be identified on the landscape plan and 

preserved if possible. If a mature tree is preserved, an area around 

the roots as wide as the existing canopy shall not be disturbed. 

N/A.  

If preservation is not possible, the required number of trees shall be 

increased by double the number of such trees removed. 
N/A.  

The replacement trees for evergreen trees shall be evergreens, and 

for deciduous shall be deciduous. 
N/A.  

Deciduous trees smaller than four inches in caliper, or mature 

ornamental trees, that are removed shall be replaced on a one to one 

ratio. 
N/A.  

Replacement trees shall be in addition to the minimum tree 

requirements of this Chapter, and shall comply with minimum sizes 

as outlined in the Chapter. 
N/A.  

Planter Beds 

Weed Barrier: A high quality weed barrier or pre-emergent shall be 

used. 
Can 

Comply. 
To be provided at Site Plan. 

Materials: High quality materials such as wood chips, wood mulch, 

ground cover, decorative rock, landscaping rocks, or similar materials 

shall be used, and materials must be heavy enough to not blow away in 

the wind. 

Can 

Comply. 
 

Edging: Concrete edging must be used to separate planter and turf 

areas in all non-residential zones. 
Can 

Comply. 
 

Drip Lines: Drip lines must be used in planter beds. 
Can 

Comply. 
 

Fencing and Screening 



Front Yards: Fences exceeding 3’ in height shall not be erected in any 

front yard space of any residential lot. 
Can 

Comply. 
To be provided at Site Plan. 

Clear Sight Triangle: All landscaping and fencing shall be limited to a 

height of not more than 3’ and the grade at such intersections shall not 

be bermed or raised and comply with AASHTO Standards. 

Can 

Comply. 
 

Required Residential Fencing: Fencing in residential development 

shall be placed along property lines abutting open space, parks, canals, 

and trails. In addition, fencing may also be required adjacent to 

undeveloped properties. 

N/A.  

Fences along open space, parks, canals, and trails shall be semi-private. 

Exception: privacy fencing is permitted for property lines abutting trail 

corridors that are not City maintained and are both adjacent to and 

visible from an arterial. 

N/A.  

Fencing along arterial roads shall be of a consistent material and color 

within each development. 
N/A.  

Fencing along open space, parks, and trails may be less than 6’ in 

height but shall not be less than 3’ in height, at the discretion of the 

property owner or HOA as applicable. 
N/A.  

Screening at Boundaries of Residential Zones: For residential 

developments abutting active agricultural property or operations, a solid 

fence or wall shall be installed and maintained along the abutting 

property line. 

N/A.  

Amount of Required Landscaping 
Portions of the property that are not developed with structures, rights of 

ways, or parking areas shall be required to be landscaped per the 

definition of Landscaping in Section 19.02 in all land use zones. 

Can 

Comply. 
To be provided at Site Plan. 

Multi-family, common space not including parks, and nonresidential 

development in all zones shall be required to adhere to the minimum 

landscaped standards in 19.06.07 of the Land Development Code. 
N/A.  

At least 50% of the landscaped area shall be covered with live 

vegetation at maturity, including shrubs, grasses, flowers, tree and 

shrub canopies and other live vegetation. The percentage may be 

reduced to 40% in areas where bark mulch, wood or plant fiber mulch, 

or rubber mulch is used instead of rock mulch. 

Can 

Comply. 
 

 

 

Landscape Amount 

Category To Be Reviewed Regulation Compliance Findings 

Total Square Footage 1,243,127     

Required Landscaping  248,625 Can Comply To be provided at Site Plan. 

Required Deciduous Trees 84 Can Comply   

Required Evergreen Trees 82 Can Comply   

Required Shrubs 102 Can Comply   

Drought Tolerant Plants 135 Can Comply   

 

 

19.09 Off Street Parking 
General Provisions 

Regulation Compliance Findings 



Materials: Parking areas shall consist of concrete, asphalt, or other 

impervious materials approved in the City’s adopted construction 

standards 
Complies. Shown on concept. 

Parking Area Access: Common Access: Parking areas for one or more 

structures may have a common access so long as the requirements of all 

City ordinances, regulations, and standards are met. The determination 

of the locations for a common access shall be based upon the geometry, 

road alignment, and traffic volumes of the accessed road per the 

Standard Technical Specifications and Drawings. 

Complies. Shown on concept. 

Sidewalk Crossing: All non-residential structures are required to 

provide parking areas where automobiles will not back across a 

sidewalk to gain access onto a public or private street. 
Complies. Shown on concept. 

Cross Access: Adjacent non-residential development shall stub for 

cross-access. Developers must provide the City with documentation of 

cross-access easements with adjacent development. 

Can 

Comply. 
To be provided at Site Plan. 

Lighting: Parking areas shall have adequate lighting to ensure the safe 

circulation of automobiles and pedestrians. Lighting shall be shielded 

and directed downward. 

Can 

Comply. 
To be provided at Site Plan. 

Location of Parking Areas: Required off-street parking areas for non-

residential uses shall be placed walking path of travel distance to the 

nearest customer entrance from the correlating non-residential use and 

individual tenant space as outlined in the table below. Unenclosed 

parking for residential areas shall not be provided in rear yards, unless 

said yard abuts an alley-type access or is fenced with privacy fencing. 

 
a. Exception: To promote walkability, Mixed-Use and Mixed-

Waterfront zones, and the Town Center Overlay (identified in 

the General Plan), shall be allowed to place parking garages and 

parking lots on the edge of shopping areas. 

i. The walking path travel distance from a business’ main 

entrance shall not apply to these areas. 

Complies. Shown on concept. 

Curb Cuts and Shared Parking: In most cases, shared parking areas 

shall share ingress and egress. This requirement may be waived when 

the City Engineer believes that shared accesses are not feasible. In 

reviewing the site plans for the shared parking areas, the City Engineer 

shall evaluate the need for limited access, appropriate number of curb 

cuts, shared driveways, or other facilities that will result in a safer, 

more efficient parking and circulation pattern. 

Complies. Shown on concept. 

Parking plans shall show the following: the required number of 

stalls and aisles scaled to the correct dimensions; the correct 

number of ADA accessible parking spaces; storm water drainage 

capabilities; lighting; landscaping and irrigation; and pedestrian 

walkways. 

Can 

Comply. 
To be provided at Site Plan. 

Provide accessible parking as required by Americans with 

Disabilities Act, see https://www.ada.gov/topics/parking/    

https://adata.org/factsheet/parking  

Can 

Comply. 
To be provided at Site Plan. 

Parking Requirements and Shared Parking 

https://www.ada.gov/topics/parking/
https://adata.org/factsheet/parking


Available on-street parking shall not be counted towards meeting the 

required parking stalls. 
Complies. See table on concept. 

When a parking requirement is based upon square footage, the assessed 

parking shall be based upon gross square footage of the building or use 

unless otherwise specified in the requirement. 
Complies. See table on concept. 

When parking requirements are based upon the number of employees, 

parking calculations shall use the largest number of employees who 

work at any one shift. Where shift changes may cause substantial 

overcrowding of parking facilities, additional stalls may be required. 

Complies. See table on concept. 

When a development contains multiple uses, more than one parking 

requirement may be applied. 
Complies. See table on concept. 

Tandem parking spaces will not be counted as parking spaces for non-

residential uses except for stacking spaces where identified. 
N/A.  

Any fraction obtained when calculating the parking requirement shall 

be rounded up to the next whole number to determine the required 

number of parking stalls. 
Complies. See table on concept. 

Where no comparative land use standard for parking is found in Section 

19.09.10, Required Minimum Parking, the Land Use Authority for the 

related development shall determine an appropriate requirement using 

the following criteria: (see code) 

  

Any information provided by the developer relative to trip generation, 

hours of operation, shared parking, peak demands, or other information 

relative to parking shall be considered when evaluating parking needs. 
N/A.  

Parking Deviations. Parking requirements may deviate from the 

standards contained in Section 19.09.10, Required Minimum Parking, 

when the Land Use Authority determines that the deviation meets the 

intent of this Chapter. Reductions may not exceed 25% of the parking 

requirements and shall be based on the following criteria: 

1. the intensity of the proposed use;  

2. times of operation and use;  

3. whether the hours or days of operation are staggered thereby 

reducing the need for the full amount of required parking;  

4. whether there is shared parking agreement in accordance with 

Section 19.09.05.10 below;  

5. the number of employees; 

6. the number of customers and patrons; 

7. trip generation; and  

8. peak demands. 

N/A.  

Shared Parking. Up to 25% of required parking may be shared with an 

adjacent use upon approval by the Land Use Authority. The developer 

must provide:  

a. an agreement granting shared parking or mutual access to the 

entire parking lot; and  

b. b. peak demand data by a professional traffic engineer showing 

that shared parking will accommodate the uses. 

N/A.  

Guest Parking. Two-Family dwellings, Three-Family dwellings, Multi-

Family dwellings, and dwellings above commercial.  

 a. Guest parking shall be provided at a ratio of 0.25 stalls per 

 unit.  

  i. When a rear-load product is allowed in a village plan 

  or neighborhood plan, and is accessed with aprons 

  rather than driveways, guest parking shall be provided 

  at a ratio of one stall per unit.  

 b. Driveways shall not count towards the guest parking 

 requirement.  

N/A.  



 c. Guest parking shall be located within two-hundred feet of the 

 dwelling unit. 

Pedestrian Walkways and Accesses. 

Parking lots larger than 75,000 square feet shall provide raised or 

delineated pedestrian walkways. Walkways shall be a minimum of 10’ 

wide and shall be placed through the center of the parking area and 

extend to the entrance of the building. Landscaped islands along the 

center walkway shall be placed at a minimum interval of every 30’. 

Landscaped islands are encouraged to be offset from one another to 

create a feeling of greater coverage. Pedestrian covered walkways may 

be substituted for tree-lined walkways. Where the developer desires to 

have a driveway access at the center of the parking area, a pedestrian 

access shall be placed on either side of the driveway. 

Complies. Shown for anchor buildings. 

Landscaping in Parking Areas 
All parking areas (not including a driveway for an individual dwelling) 

for non-residential or multi-family residential uses that are adjacent to 

public streets shall have landscaped strips of not less than 10’ in width 

placed between the sidewalk and the parking areas, containing a berm, 

hedge, or screen wall with a minimum height of 3’ to minimize 

intrusion of lighting from headlights and other lighting on surrounding 

property. Trees, both deciduous and evergreen, shall be placed in the 

strip with spacing of no more than 30’ between trees except in the clear 

sight triangle, and except where located beneath powerlines. The 

standards of section 19.06.06, Planting Standards and Design 

Requirements, shall apply for the minimum size of vegetation. Within 

regional parks this requirement may be met through the use of 

intermittent planter beds rather than a berm, hedge, or screen wall; trees 

or shrubs may be clustered in the planter beds where necessary to shield 

light spillage. 

Can 

Comply. 
To be provided at Site Plan. 

All landscaped areas abutting any paved surface shall be curbed (not 

including a driveway for an individual dwelling). Boundary 

landscaping around the perimeter of the parking areas shall be 

separated by a concrete curb 6” higher than the parking surface. 

Can 

Comply. 
To be provided at Site Plan. 

Clear Sight Triangles must be followed. 
Can 

Comply. 
To be provided at Site Plan. 

All landscaped parking areas shall consist of trees, shrubs, and 

groundcover. Areas not occupied by structures, hard surfaces, vehicular 

driveways, or pedestrian walkways shall be landscaped and maintained. 

All landscaped areas shall have an irrigation system. 

Can 

Comply. 
To be provided at Site Plan. 

On doubled rows of parking stalls, there shall be one 36’ x 9’ 

landscaped island on each end of the parking rows, plus one 36’ x 9’ 

landscaped island to be placed at a minimum of every twenty parking 

stalls. Each island on doubled parking rows shall include a minimum of 

two trees per planter.  

Complies. Islands provided. 

On single rows of parking or where parking abuts a sidewalk, there 

shall be one 18’ x 9’ foot landscaped island a minimum of every ten 

stalls. Islands on a single parking row shall have a minimum of one tree 

per island.  

i. Exception: Landscaped islands are not required in single rows 

of parking that abut or are no farther than 6’ from a landscaped 

area containing an equal or greater number of trees as would 

have been provided in islands, in addition to trees required for 

the landscaped area. Such trees shall be located within 9’ of the 

edge of parking area, and shall have a canopy width that, at 

maturity, will extend into the parking area. 

Complies. Islands provided. 



Landscaped islands at the ends of parking rows shall be placed and 

shaped in such a manner as to help direct traffic through the parking 

area. 

Can 

Comply. 
To be provided at Site Plan. 

Required Minimum Parking 
See table in 19.09 Complies. Sufficient parking shown. 

Drive-thru Requirements 
Each stacking space shall accommodate one vehicle and be no less than 

20 feet in length from the point of service. 
Can 

Comply. 
To be provided at Site Plan. 

All drive-thru facilities must provide at a minimum 3 stacking spaces 

(60’) per lane (up to 3 stacking spaces may count towards required 

parking). 

Can 

Comply. 
To be provided at Site Plan. 

Bank or financial institution (including ATMs): minimum of 3 stacking 

spaces per lane. 

Food or beverage establishment: minimum of 5 stacking spaces. 

Can 

Comply. 
To be provided at Site Plan. 

Entrances and exits of drive-thru lanes shall be clearly marked to 

designate the direction of traffic flow. 
Can 

Comply. 
To be provided at Site Plan. 

A Final Traffic report shall be provided and approved to demonstrate 

how all queuing shall be contained within the property, business, or use 

and not affect the surrounding roads. Stacking shall be designed so that 

it does not have the potential to overflow onto the street or adjacent 

property, business, or use. 

Can 

Comply. 
To be provided at Site Plan. 

Landscaping: A three foot (3’) wide raised median or planter between 

the drive-thru aisle and the parking area shall be provided. 
Complies. >or= 3’ 

All drive-thru lanes adjacent to public streets shall have landscaped 

strips of not less than ten feet in width placed between the sidewalk and 

the drive-thru lanes that contain a berm, hedge, or screen wall with a 

minimum height of three feet to minimize intrusion of lighting from 

headlights and other lighting from surrounding properties. 

Complies. 
Landscaping shown between 

Redwood Road. 

Gateway Overlay Parking 
Developments in the Gateway Overlay shall be designed with no 

parking between the Gateway Overlay arterial or collector streets and 

the street side of any buildings. 
N/A.  

 

Dimensions for Parking Stalls & Aisle 

  Stall Width Stall Length 
Aisle Width (one-way 

traffic) 

Aisle Width (two-way 

traffic) 

90° Parking 

Required 9' 18' 24' 24' 

Provided 9’ 18’ 24’ 24’ 

60° Parking 

Required 9' 18' 25' 18' 

Provided N/A N/A N/A N/A 

45° Parking 

Required 9' 18' 25' 14' 

Provided N/A N/A N/A N/A 

Parallel 

Required 9' 20' N/A 12' 

Provided N/A N/A N/A N/A 

 



19.11 Lighting 
General Standards 

Regulation Compliance Findings 

Material: All Lighting Fixtures and assemblies shall be metal. 
Can 

Comply. 
To be provided at Site Plan. 

Base: All lighting poles shall have a 16” decorative base. 
Can 

Comply. 
 

Type: All lighting fixtures shall be of the full cutoff variety. Shoebox 

fixtures are prohibited. 
Can 

Comply. 
 

Angle: Shall be directed downward. 
Can 

Comply. 
 

Lamp: Bulbs may not exceed 4000k. 
Can 

Comply. 
 

Drawings: Design and location of fixtures shall be specified on the 

plans. 
Can 

Comply. 
 

Flags: The Unites States flag and the state flag shall be permitted to be 

illuminated from dusk till dawn. All other flags shall not be illuminated 

past 11:00 p.m. Flag lighting sources shall not exceed 10,000 lumens 

per flagpole. The light source shall have a beam spread no greater than 

necessary to illuminate the flag. 

Can 

Comply. 
 

Prohibited Lighting: Searchlights, strobe lights and any laser source 

light or any similar high intensity light. 
Can 

Comply. 
 

Descriptions: Descriptions of the illuminating devices, fixtures, lamp 

supports, and other devices. This description may include, but is not 

limited to, manufacturers’ specifications, drawings, and sections. 

Can 

Comply. 
 

Nonresidential Lighting 
All wall-mounted fixtures shall not be mounted above 16’. The 

exception shall be those instances where there is a second story access 

directly from the outdoors, and under-eave lighting. Wall-mounted 

lighting shall be only for the illumination of vertical surfaces such as 

building facades and signs, and shall not cast illumination beyond the 

surface being illuminated. 

Can 

Comply. 
To be provided at Site Plan. 

Intermittent lighting must be of the "motion sensor" type that stays on 

for a period of time not to exceed 10 minutes and has a sensitivity 

setting that allows the lighting fixture to be activated only when motion 

is detected on the site. 

Can 

Comply. 
 

All trespass lighting shall not exceed 1.0 foot-candles measured at the 

property line, except that trespass lighting into residential development 

shall not exceed 0.1 foot-candles measured at the property line. 

Can 

Comply. 
 

Service station canopies must utilize canopy lights that are fully 

recessed into the canopy or are fully shielded by the canopy. 
Can 

Comply. 
 

All freestanding lighting fixtures and assemblies shall be black. 

Regional Parks may include theme lighting fixtures in colors other than 

black. The color shall enhance the theme of the park and shall be 

approved during the site plan review process. 

Can 

Comply. 
 

Pole design shall include an arm and bell shade. Regional Parks may 

include theme lighting fixtures that do not include an arm and bell 

shade. The design shall enhance the theme of the park and shall be 

approved during the site plan review process. 

Can 

Comply. 
 

Parking lot poles shall be limited to a height of 16’ when in or within 

200’ of a residential zone; all other locations shall have a height limit of 

20’. 

Can 

Comply. 
 

All lighting fixtures in surface parking lots and on the top decks of 

parking structures shall be fitted to render them full cutoff. 
Can 

Comply. 
 



One hour after closing or by 11:00 pm, whichever is earlier, businesses 

must turn off at least 50% of building lighting and lighting fixtures in 

surface parking lots and on top decks of parking structures; however, 

those lighting fixtures turned off may be set to function utilizing a 

motion detector system. Lights may be turned back on one half hour 

prior to the first employee shift. 

Can 

Comply. 
 

Business open for 24 hours must turn off 50% of their outdoor and 

parking lot lighting by 11:00 pm and must keep them off until one half 

hour before sunrise, however, those lighting fixtures turned off may be 

set to function utilizing a motion detector system. 

Can 

Comply. 
 

Walkway Lighting 

Lighting of all pedestrian pathways is recommended. 
Can 

Comply. 
To be provided at Site Plan. 

All pathway, walkway, and sidewalk lighting fixtures shall be mounted 

at a height not to exceed 10’.  

i. Themed walkway lighting within Regional Parks shall not 

exceed a height of 25’. Such lighting within 200’ of residential 

development shall not exceed 16’. 

Can 

Comply. 
 

Bollard lighting shall be limited to a height of 4’. 
Can 

Comply. 
 

Lighting Plan 
Plans indicating the location and types of illuminating devices on the 

premises. 
Can 

Comply. 
To be provided at Site Plan. 

Descriptions of the illuminating devices, fixtures, lamp supports, and 

other devices. This description may include, but is not limited to, 

manufacturers’ specifications, drawings, and sections. 

Can 

Comply. 
 

Photometric sheet showing measurement of light intensity across the 

site and onto adjacent property in terms of candela, lumens, and foot-

candles. 

Can 

Comply. 
 

Plans providing information required in the Technical Standards and 

Specifications Manual. 
Can 

Comply. 
 

 

19.12 Subdivision 
Preliminary Plat Requirements 

Regulation Compliance Findings 

Standard Plat Format followed. 
Can 

Comply. 

Preliminary and Final Plat to be 

submitted at later date. 

Name and address of property owner and developer. 
Can 

Comply. 
 

Name of land surveyor. 
Can 

Comply. 
 

The location of proposed subdivision with respect to surrounding 

property and street. 
Can 

Comply. 
 

The name of all adjoining property owners of record, or names of 

adjoining developments. 
Can 

Comply. 
 

The names and location of ROW widths of adjoining streets and all 

facilities within 100’ of the platted property. 
Can 

Comply. 
 

Street and road layout with centerline bearing and distance labels, 

dimensions, and names of existing and future streets and roads, (with 

all new names cleared through the City GIS Department). 

Can 

Comply. 
 

Subdivision name cleared with Utah County. 
Can 

Comply. 
 

North arrow. 
Can 

Comply. 
 



A tie to a permanent survey monument at a section corner. 
Can 

Comply. 
 

The boundary lines of the project with bearings and distances and a 

legal description. 
Can 

Comply. 
 

Layout and dimensions of proposed lots with lot area in square feet. 
Can 

Comply. 
 

Location, dimensions, and labeling of roads, structures, irrigation 

features, drainage, parks, open space, trails, and recreational amenities. 
Can 

Comply. 
 

Location of prominent natural features such as rock outcroppings, 

woodlands, steep slopes, etc. 
Can 

Comply. 
 

Proposed road cross sections. 
Can 

Comply. 
 

Proposed fencing. 
Can 

Comply. 
 

Vicinity map. 
Can 

Comply. 
 

All required signature blocks are on the plat. 
Can 

Comply. 
 

Prepared by a professional engineer licensed in Utah. 
Can 

Comply. 
 

Proposed methods for the protection or preservation of sensitive lands. 
Can 

Comply. 
 

Location of any flood plains, wetlands, and other sensitive lands. 
Can 

Comply. 
 

Location of 100-year high water marks of all lakes, rivers, and streams. 
Can 

Comply. 
 

Projected Established Grade of all building lots. 
Can 

Comply. 
 

A data table. 

1. total project area;  

2. total number of lots, dwellings, and buildings;  

3. where buildings are included, square footage of proposed 

building footprints and, if multiple stories, square footage by 

floor;  

4. for multi-family developments, the number of proposed garage 

parking spaces and number of proposed total parking spaces;  

5. percentage of buildable land;  

6. acreage of sensitive lands and percentage sensitive lands 

comprise of total project area and open space area;  

7. area and percentage of open space or landscaping;  

8. area to be dedicated as right-of-way (public and private); 

9. net density of dwellings by acre (sensitive lands must be 

subtracted from base acreage). 

Can 

Comply. 
 

Phasing Plan: Including a data table with the following Information 

for each phase: 

i. Subtotal area in square feet and acres;  

ii. number of lots or dwelling units;  

iii. open space area and percentage; 

iv. utility phasing plan;  

v. number of parking spaces;  

vi. recreational facilities to be provided;  

vii. overall plan showing existing, proposed, and remaining phases. 

Can 

Comply. 
 

Final Plat Requirements 

Subdivision name and location. 
Can 

Comply. 

Preliminary and Final Plat to be 

submitted at later date. 



Standard Plat Format followed. 
Can 

Comply. 
 

Name and address of property owner and developer. 
Can 

Comply. 
 

Name of land surveyor. 
Can 

Comply. 
 

The location of proposed subdivision with respect to surrounding 

property and street. 
Can 

Comply. 
 

The name of all adjoining property owners of record, or names of 

adjoining developments. 
Can 

Comply. 
 

The names and location of ROW widths of adjoining streets and all 

facilities within 100’ of the platted property. 
Can 

Comply. 
 

North arrow. 
Can 

Comply. 
 

A tie to a permanent survey monument at a section corner. 
Can 

Comply. 
 

The boundary lines of the project with bearings and distances and a 

legal description with total project area in SF and acres. 
Can 

Comply. 
 

Layout and dimensions of proposed lots with lot area in square feet and 

acres. Lot boundaries shall include dimensions and bearings. 
Can 

Comply. 
 

Lot Numbers. 
Can 

Comply. 
 

Location, dimensions, and labeling of roads, structures, irrigation 

features, drainage, parks, open space, trails, and recreational amenities. 
Can 

Comply. 
 

Location of prominent natural features such as rock outcroppings, 

woodlands, steep slopes, etc. 
Can 

Comply. 
 

Proposed road ROW widths. 
Can 

Comply. 
 

Vicinity map. 
Can 

Comply. 
 

All required signature blocks are on the plat. 
Can 

Comply. 
 

Prepared by a professional engineer licensed in Utah. 
Can 

Comply. 
 

Proposed methods for the protection or preservation of sensitive lands. 
Can 

Comply. 
 

Fencing plans. 
Can 

Comply. 
 

Location of any flood plains, wetlands, and other sensitive lands. 
Can 

Comply. 
 

Flood plain boundaries as indicated by the Federal Emergency 

Management Agency as well as the location of 100-year high water 

marks of all lakes, rivers, and streams. 

Can 

Comply. 
 

Existing and Proposed easements. 
Can 

Comply. 
 

Street monument locations. 
Can 

Comply. 
 

Lot and road addresses and addresses for each intersection. Road names 

shall be approved by the City GIS department before being added to the 

subdivision plat. 

Can 

Comply. 
 

A data table. 

1. total project area;  

2. total number of lots, dwellings, and buildings;  

Can 

Comply. 
 



3. where buildings are included, square footage of proposed 

building footprints and, if multiple stories, square footage by 

floor;  

4. for multi-family developments, the number of proposed garage 

parking spaces and number of proposed total parking spaces;  

5. percentage of buildable land;  

6. acreage of sensitive lands and percentage sensitive lands 

comprise of total project area and open space area;  

7. area and percentage of open space or landscaping;  

8. area to be dedicated as right-of-way (public and private); 

9. net density of dwellings by acre (sensitive lands must be 

subtracted from base acreage). 

Phasing Plan: Including a data table with the following Information 

for each phase: 

i. Subtotal area in square feet and acres;  

ii. number of lots or dwelling units;  

iii. open space area and percentage; 

iv. utility phasing plan;  

v. number of parking spaces;  

vi. recreational facilities to be provided;  

vii. overall plan showing existing, proposed, and remaining phases. 

Can 

Comply. 
 

Developer shall ensure all rollback taxes are paid prior to 

recordation. 
  

Condominium Process 

Condominium projects shall receive Site Plan and Preliminary Plat 

approval.  
N/A.  

A Declaration of Condominium and Condominium Plat shall be 

submitted. 
N/A.  

The Condominium Plat shall follow the Final Plat requirements. N/A.  

Subdivision Layout 
Layout: The subdivision layout should be generally consistent with the 

City’s adopted Land Use Element of the General Plan, and shall 

conform to any land use ordinance, any capital facilities plan, any 

impact fee facilities plan, and the transportation master plan. 

Complies. Compatible with City plans. 

Trails Master Plan: Shows required trails Complies. Trails shown. 

Block Length: The maximum length of blocks shall be 1,000’. In 

blocks over 800’ in length, a dedicated public walkway through the 

block at approximately the center of the block will be required. 

Can 

Comply. 

Preliminary and Final Plat to be 

submitted at later date. 

Such a walkway shall not be less than 15’ in width unless otherwise 

approved by the City in accordance with other applicable standards 

approved by the City Council. 

Can 

Comply. 

Preliminary and Final Plat to be 

submitted at later date. 

Connectivity: The City shall require the use of connecting streets, 

pedestrian walkways, trails, and other methods for providing logical 

connections and linkages between neighborhoods. 
Complies. Pedestrian connections shown. 

Mailboxes: Group mailboxes shall be accessed only from a local street, 

and shall not be placed on a collector or arterial street, unless a bulbout 

is provided with space for a minimum of three vehicles to park outside 

the lane of travel and shoulder. 

N/A.  

Private Roads: Private roads may be constructed as approved as part 

of the Preliminary Plat approval and so long as such roads meet the 

same standards identified in the Saratoga Springs Standard Street 

Improvement Details. 

Can 

Comply. 

Preliminary and Final Plat to be 

submitted at later date. 

Access: Where the vehicular access into a subdivision intersects an 

arterial road as defined in the Transportation Master Plan, driveways 
Can 

Comply. 
To be verified at Site Plan. 



shall not be placed on the intersecting road within 100’ of the arterial 

connection. 

Two separate means of vehicular access onto a collector or arterial 

road shall be required to be constructed to City road standards when the 

total number of equivalent residential units (including adjacent 

developments and neighborhoods) served by a single means of access 

will exceed thirty. 

Exception: Where no point of second access is available within 500’ 

and where all units are provided with an approved sprinkler system, a 

second access shall not be required until the number of units reaches 

double the above limits. 

N/A.  

Where two means of access are required, the points of access shall be 

placed a minimum of 500’ apart, measured along the center of the 

driving lane from center of right-of-way to center of right-of-way. 

The City Fire Chief may require a greater distance than 500 feet if:  

1. an essential link exists between a legitimate governmental interest 

and the requirement; and  

2. the requirement is roughly proportionate, both in nature and extent, 

to the impact of the proposed development. 

N/A.  

Driveway and Driveway Approaches: 
Construction: single driveways in the A, RA, and RR zones that are 

constructed of road base or gravel shall include a concrete apron at the 

entrance to the garage and at the intersection with the street, each a 

minimum of five feet in depth. Single driveways in all other zones, and 

shared driveways in all zones, shall be constructed of concrete or 

asphalt. 

N/A.  

Shared Driveways: Shared driveways shall be a minimum of 26’ in 

width and shall direct all runoff to a public or private drainage system. 

All dwellings on shared driveways shall provide enclosed garages or 

other covered parking. Shared driveways accessing more than four 

dwellings shall also provide a minimum of 25’ of parking space 

between the garage and shared driveway. Shared driveways with four 

or fewer dwellings, if not providing a minimum of 20’ of parking 

space, shall install a remote garage door opener prior to issuance of 

Certificate of Occupancy. All requirements of the Fire Code shall also 

be met. 

N/A.  

1. Shared Driveways may be used for clustered single-family lots.  

 a. When there are more than two units sharing a driveway, the 

 maximum length shall be 150 feet.  

 b. The maximum amount of units accessing a shared driveway 

 shall be six.  

2. Shared driveways may be used for two-family, three-family, and 

multi-family units.  

 a. The maximum length shall be 150 feet.  

 b. The maximum amount of units accessing a shared driveway 

 shall be ten.  

3. Number of Driveway Approaches: Only one driveway approach is 

allowed per property frontage. A circular driveway is considered one 

driveway approach if installed in accordance with the provisions of this 

section.  

 a. Corner lots may have one driveway approach per street 

 frontage.  

 b. Circular driveways must have at least 15’ between the two 

 closest edges of the driveway approach at the property line and 

 meet all other conditions of this code.  

N/A.  



4. Driveway Approach widths: Residential driveway aprons shall not 

exceed 30 feet in width, except as follows.  

 a. Driveway aprons may be increased up to 45-ft in width if the 

 home has a 3 car garage and/or parking pad and the combined 

 width of all drive approaches on a single frontage does not 

 consume more than 60% of the total property frontage and all 

 other conditions of the section are met. 

iii. Driveway Widths:  

1. Driveways shall be a minimum of twenty feet deep and eight 

feet wide for a single-wide driveway and sixteen feet wide for a 

double-wide driveway.  

2. Rear-load alley product, as approved as part of a Community 

Plan, Village Plan, or Neighborhood Plan, may have an apron 

in lieu of a driveway approach for access to the garage from the 

alley. The apron shall be a minimum of five feet deep and shall 

not count towards required parking. 

N/A.  

iv.   Driveway Approach Locations: Driveway approaches shall be 

a minimum of 5’ from any property line where water meters are 

located, except for corner lots as specified below.  

1. For corner lots, or where the vehicular access into a subdivision 

intersects a collector or arterial road as defined in the Transportation 

Master Plan, the minimum driveway approach distance, as measured 

from the edge of the right of way to the nearest edge or driveway 

surface shall be as follows: Local = 15 feet; Collector = 40 feet, 

Arterials = 100 feet.  

2. Residential lots or parcels shall not be allowed to have access ways 

onto arterial roads such as Redwood Road, Crossroads Boulevard, 

Pioneer Crossing, and Pony Express. Exceptions may be made for large 

lots (at least 1 acre in size) or for lots where the home is set back over 

150 feet from the arterial roadway. Approval by UDOT may be 

required. 

N/A.  

v. The City may reject any permit or proposal for a driveway 

approach where staff has determined the proposed location 

would be dangerous or where it conflicts with any permanent 

improvements, existing or master planned utilities, or 

waterways. 

N/A.  

Lot Design 
All subdivisions shall result in the creation of lots that are developable 

and capable of being built upon. A subdivision shall not create lots that 

would make improvement impractical due to size, shape, steepness of 

terrain, location of watercourses, sanitary sewer problems, driveway 

grades, or other physical constraints and considerations. 

Complies. Lots appear compatible. 

All lots or parcels created by the subdivision shall have frontage on a 

street or road that meets the City’s ordinances, regulations, and 

standards for public roads. 
Complies. Access shown. 

Flag lots may be approved with less frontage when the Planning 

Commission determines that the creation of such a lot would result in 

an improved design or better physical layout for the lot based on the 

following criteria:  

i. For subdivisions with 20 or less lots: no more than 10% 

(rounding down) of the total lots are allowed to be flag lots; 

ii. For subdivisions with 50 or less lots: no more than 7.5% 

(rounding down) of the total lots are allowed to be flag lots; 

and  

iii. For subdivision with more than 50 lots: no more than 5% 

(rounding down) of the total lots are allowed to be flag lots. 

N/A.  



Land dedicated as public roads and rights-of-way shall be separate and 

distinct from land included in lots adjacent to public roads and rights-

of-way. In no case may land dedicated for public roads and rights-of-

way be included in the area calculation of any lots, except for non-

conforming lots. 

Complies. No public roads on site. 

Side property lines shall be at approximately right angles to the street 

line or radial to the street line. 
Complies. Right angles used. 

Corner lots for residential use shall be 10% larger than the required 

minimum lot. 
N/A.  

No lot shall be created that is divided by a municipal or county 

boundary line. 
Complies. No municipal boundaries. 

Remnants of property shall not be left in the subdivision that do not 

conform to lot requirements or are not required or suitable for common 

open space, private utilities, public purposes, or other purpose approved 

by the Land Use Authority. 

Complies. No remnants proposed. 

Double access lots are not permitted with the exception of corner lots. N/A.  

Driveways for residential lots or parcels shall not be allowed to have 

access on major arterials. 

Exception: Exceptions may be made for large lots (at least 1 acre in 

size) or for lots where the home is set back over 150’ from the arterial 

roadway. Approval by UDOT may be required. 

N/A.  

All subdivisions along arterial roadways shall conform to the City’s 

requirements and adopted street cross-section including pedestrian 

walkways, park strips, landscaping, and fencing. 

Can 

Comply. 
To be verified at preliminary. 

Minor Subdivision Requirements 
A Minor Subdivision is a one-time process. To ensure adequate 

infrastructure, lots contained in an existing recorded subdivision plat 

are not eligible to apply for a Minor Subdivision. 
N/A.  

The minimum lot size for lots created through a Minor Subdivision 

shall be one acre, or the minimum allowed by the zone, whichever is 

greater. 
N/A.  

A Minor Subdivision may subdivide a parcel into a maximum of four 

parcels. 
N/A.  

Lots created through a Minor Subdivision may not be buildable until all 

other applicable state and local requirements are met. 
N/A.  

Application includes an updated Preliminary Title Report. 

i. The Title Report must also demonstrate that the proposed 

minor subdivision has not been involved in any prior minor 

subdivision. 

N/A.  

Minor Subdivision Plats shall conform to all of the requirements for 

Final Subdivision Plats layouts as provided in section 19.12.03. 
N/A.  

 

19.13 Process 
Regulation Findings 

Neighborhood Meeting. Required?  Yes. Parcels are adjacent to developed residential properties. 

Notice/Land Use Authority. City Council 

Master Development Agreement. 

A Master Development Agreement shall be 

required of any development that is in excess of 

twenty acres in size if non-residential or mixed-

use or developments in excess of 160 acres in size 

if residential. A Master Development Agreement 

may also be required pursuant to this Title 19 

including Chapter 19.26 or may be desirable or 

necessary pursuant to the exercise of the City 

TBD 



Council’s legislative discretion in the fact 

scenarios listed in Section 19.13.08. 

Phasing Improvements. TBD 

Payment of Lieu of Open Space. Amount of $:   N/A. 

Piping of Canals 

For residential projects, piping of canals per canal company 

specifications if a canal or canal easement that area is adjacent to or 

within the area of the proposed residential project, unless the canal 

company or Bureau of Reclamation does not allow piping. Non-

residential projects shall install secure fencing adjacent to canal 

easements or canals per canal company specifications to prevent entry 

from the non-residential project onto the canal or canal easement. 

Burial of Overhead Utility Lines See Section 19.13.10 

 

Concept Plan Application Requirements 
Regulation Compliance Findings 

A completed application and affidavit, form, and application fee. Complies. Submitted. 

Plat/Parcel Map of the area available at the Utah County Surveyor’s 

Office. 
Complies. Submitted. 

Proposed changes to existing zone boundaries, if such will be needed Complies. Zoning proposed changes provided. 

Conceptual elevations and floor plans, if available Complies. 
A conceptual elevation was 

provided for multi-tenant bldg. 

Drawn to a scale of not more than 1” = 100’ Complies. 1”=100’ 

Proposed name of subdivision, cleared with the County Recorder to 

ensure the name is not already in use 
Complies. A recorded subdivision. 

Name of property if no subdivision name has been chosen. This is 

commonly the name in which the property is locally known 
N/A.  

Locations and widths of existing and proposed streets and right-of-ways Complies. ROW shown. 

Road centerline date including bearing, distance, and curve radius N/A. 
Not altering ROW in Redwood 

Road. 

Configuration of proposed lots with minimum and average lot sizes Complies. Table included on phase 2 drawing. 

Approximate locations, dimensions, and area of all parcels of land 

proposed to be set aside for park or playground use or other public use, 

including acreages, locations, and percentages of each and conceptual 

plan of proposed recreational amenities 

Complies. No open space proposed. 

Those portions of property that qualify as sensitive lands per Section 

19.02.02., including acreages, locations, types, and percentages of total 

project area and of open space 

N/A.  

Total acreage of the entire tract proposed for subdivision Complies. Show on conceptual site plan. 

General topography shown with 1’or 2’ contours and slope arrows with 

labels 
Complies. ALTA survey provided. 

North arrow, scale, and date of drawing Complies. Shown. 

Property boundary with dimensions Complies. Shown on phase 2 drawing. 

Data table including total number of lots, dwellings, and buildings, 

square footage of proposed buildings by floor, number of proposed 

garage City of Saratoga Springs Municipal Code Land Development 

Code - Title 19.13 Page | 10 parking spaces, number of proposed 

surface parking spaces, number of required and proposed ADA 

compliant parking spaces, percentage of buildable land, percentage and 

amount of open space or landscaping, and net density of dwellings by 

acre 

Complies. Shown on phase 2 drawing. 

Existing conditions and features within and adjacent to the project area 

including roads, structures, drainages, wells, septic systems, buildings, 

and utilities 
Complies. Survey provided. 

Conceptual utility schematic with existing and proposed utility 

alignments and sizes sufficient to show how property will be served 
Complies. Phase 2 utility concept provided. 



including drainage, sewer, culinary and secondary water connections 

and any other existing or proposed utilities needed to service the 

proposed development or that will need to be removed or relocated as 

part of the project 

A schematic drawing of the proposed project that depicts the existing 

proposed transportation corridors within two miles, and the general 

relationship of the proposed project to the Transportation and Land Use 

Element of the General Plan and the surrounding area 

Complies. Shown. 

Trails Master Plan: Shows required trails Complies. Trails shown. 

 

 

19.14 Site Plan Review  
Regulation Compliance Findings 

Approval Required: Site Plan approval shall be required for all 

developments which contain the following uses, together with any 

others for which it is required elsewhere in these Ordinances:  

1. Any industrial use;  

2. Any commercial use;  

3. Any institutional use;   

4. Two-Family Structures and Three-Family Structures; and  

5. A multi-family residential development. 

Can 

Comply. 
To be provided at Site Plan. 

Site Plan Standards: The entire parcel area shall be built upon, 

landscaped, or paved in accordance with the zone’s open space and 

parking requirements. 

Can 

Comply. 
 

Utilities: All utility lines shall be underground in designated easements. 

No pipe, conduit, cable, water line, gas, sewage, drainage, steam, 

electrical, or any other energy or service shall be installed or 

maintained upon any lot outside of any building above the surface of 

the ground except during construction. 

 a. Transformers shall be grouped with other utility meters 

where possible and screened with vegetation or fencing.  

b. Each contractor and owner or developer shall be responsible 

to know the whereabouts of all underground utilities. Protection 

of such utilities shall also be their responsibility.  

c. Prior to construction, contact must be made with Blue Stakes 

and any other utility company, public or private, not 

participating in Blue Stakes in the area to identify underground 

utility lines.  

d. Exception: electric power transmission lines of 46kV or 

above are not required to be placed underground. 

Can 

Comply. 
 

Grading and Drainage: Drainage from any lot must follow current 

City requirements to show on site retention and a maximum allowable 

discharge of 0.2 cubic feet per second (cfs) per acre. Drainage shall not 

be allowed to flow upon adjoining lots unless the owner of the lot upon 

which the water flows has granted an easement for such purpose. The 

Planning Commission must approve a Site Plan with grading, drainage, 

and clearing plans before any such activities may begin. Lot grading 

shall be kept to a minimum. Roads and development shall be designed 

for preservation of natural grade except as otherwise approved by the 

City Engineer based on standards and specifications. 

Can 

Comply. 
 

Secondary Water System and Dedication of Water Shares: The 

applicant shall comply with the City’s adopted Water Utility Ordinance 

and other adopted standards, regulations, and ordinances and shall 

dedicate to the City the amount of water specified in those adopted 

standards, regulations, and ordinances upon approval of the Site Plan. 

Can 

Comply. 
 



Piping of Irrigation Ditches: All existing irrigation canals and ditches 

which are located on the site or straddle a site property line shall be 

piped with a sufficient size pipe and shall be approved by the City 

Engineer. 

Can 

Comply. 
 

Preliminary Plat With Attached Units: When the proposed Site Plan 

includes attached units, the Site Plan submittal shall include a 

preliminary subdivision plat. Said plat shall include an ALTA survey of 

the property recorded with the Utah County Surveyor pursuant to the 

Utah Code, the proposed building locations, proposed floor plans and 

proposed elevations identifying each building in the development. 

Approval of the proposed Site Plan may occur simultaneously with the 

approval of the proposed preliminary plat. 

Can 

Comply. 
 

Nuisances: All commercial uses shall be free from objectionable odors, 

noises, hazards, or other nuisances. 
Can 

Comply. 
 

Residential Conversions: No existing residential dwelling or 

residential lot in any commercial or residential zone may be used or 

converted into a commercial use unless all of the standards set forth 

herein are met, including parking regulations, setbacks, landscaping, 

and architectural design. 

N/A.  

Ownership Affidavit: A statement of ownership and control of the 

subject property and a statement describing the nature of the intended 

use. 

Can 

Comply. 
 

Vicinity Map: A general location map indicating the approximate 

location of the subject parcel. 
Can 

Comply. 
 

Context plan: A context plan shall include the existing features within 

200 feet of the proposed Site Plan property line. Existing features 

include, but are not limited to, buildings, ingress and egress points, 

landscaping areas, pedestrian paths, and property names. 

Can 

Comply. 
 

Site Analysis: A site analysis is a plan view drawing demonstrating 

land constraints and existing features. Existing features may consist of 

the presence of boulders, existing man-made features, significant trees, 

canals or ditches, access points or public rights-of-way, and existing 

conditions within 200 feet of the property line. 

Complies. Survey provided. 

Survey: A survey prepared and stamped by a Utah registered land 

surveyor listing the metes and bounds legal description and the gross 

acreage within the subject parcel. 
Complies. Provided. 

Compliance statement: A statement indicating how the proposed 

development complies with the City’s adopted Land Use Element of 

the General Plan. 

Can 

Comply. 
 

Final Construction Drawings containing, at a minimum, all items 

specified in the City’s “Standard Technical Specification and 

Drawings” manual. Applicant shall provide three full-size 24” x 36” 

copies and five 11 x 17 inch reductions as required on the application 

form, along with digital copies as outlined below. 

 

Additional copies may be required prior to adding the application to the 

Planning Commission agenda. Final Construction Drawings for a Site 

Plan is hereby required and shall be prepared and stamped by licensed 

or certified professionals including architects, landscape architects, land 

planners, engineers, surveyors, transportation engineers, or other 

professionals deemed necessary by the Planning Director. The City 

may require plans prepared by any or all of the above-noted 

professionals. A Site Plan application shall also contain the following :  

i. locations, dimensions, floor plans, uses and heights of all 

proposed buildings and structures, including overhangs, 

Can 

Comply. 
 



porches, stairwells, and balconies, and the locations of all 

structures on adjoining properties;  

ii. access points, provisions for vehicular and pedestrian 

circulation on and off site, interconnection to adjacent sites, 

dimensions of such access and circulation, and pedestrian paths 

within 200 feet of the property boundary;  

iii. acceleration and deceleration lanes, and dimensions thereof, 

if required;  

iv. off-street parking and loading areas complying with the 

City’s off-street parking requirements contained in Chapter 

19.09 of this Title;  

v. proposed outdoor display areas;  

vi. screening and buffering provisions, including types and 

heights of existing and proposed buffering and fencing 

elements;  

vii. location and treatment of refuse collection areas, storage 

areas, mechanical equipment, and external structures;  

viii. location, type, and size of all business and on-site 

circulation signage;  

ix. tabulation of square footage devoted to various land uses, 

ground coverage by structures, and other impervious surfaces; 

x. type of construction of all structures, presence or absence of 

fire sprinkling, and location of existing and proposed fire 

hydrants;  

xi. Established Grade of building area. 

Final Hydraulic and Hydrological storm drainage report and 

calculations. location of all existing and proposed secondary irrigation 

systems, both on site and on adjacent properties, including ditches, 

pipes, and culverts; 

Can 

Comply. 
 

Final Traffic report: Said report shall comply with the standards 

outlined in the City’s adopted Transportation Master Plan and shall 

include, but not be limited to, the following:  

i. an analysis of the average daily trips generated by the 

proposed project;  

ii. an analysis of the distribution of trips on City street systems;   

iii. a description of the type of traffic generated; and  

iv. recommendations on what mitigation measures should be 

implemented with the project to maintain a level of service for 

existing and proposed residents acceptable to the City. 

Can 

Comply. 
 

Data table including:   

i. total project area  

ii. total number of lots, dwellings, and buildings   

iii. square footage of proposed building footprints and, if 

multiple stories, square footage by floor  

iv. number of proposed garage parking spaces  

v. number of proposed surface parking spaces  

vi. percentage of buildable land  

vii. acreage of sensitive lands and what percent sensitive lands 

comprise of total project area and of open space area  
viii. area and percentage of open space or landscaping  

ix. area to be dedicated as right-of-way (public and private)  

x. net density of dwellings by acre (sensitive lands must be 

subtracted from base acreage).  

xi. number of off-street parking spaces (e.g., number of 

proposed garage parking spaces, number of proposed surface 

parking spaces, etc.) 

Can 

Comply. 
 



Landscaping Plan: A landscaping plan, prepared and stamped by a 

licensed landscape architect, indicating the location, spacing, types, and 

sizes of landscaping elements and existing trees, and showing 

compliance with the City’s off-street parking requirements, the City’s 

design guidelines and policies, and the requirements of the appropriate 

zone. 

Can 

Comply. 
 

Lighting Plan: A lighting plan indicating the illumination of all 

interior areas and immediately adjoining streets showing the location, 

candle power, and type of lighting proposed, and in conformance with 

the City’s lighting standards. An individual photometric plan is also 

required. 

Can 

Comply. 
 

Elevations: The elevations of all proposed buildings, fences, and other 

structures viewed from all sides indicating height of structures, the 

average finished grade of the site at the foundation area of all 

structures, percentage of building materials proposed, and color of all 

materials. A board showing building colors and materials is required. 

Can 

Comply. 
 

Signage Plan: An overall signage plan shall be approved during the 

Site Plan approval process. All information to be provided for the sign 

approval shall be submitted concurrent with Site Plan application 

materials, consistent with the requirements in Section 19.18. 

Can 

Comply. 
 

Fee: A fee set by resolution of the City Council shall accompany the 

application for any Site Plan review. 
Can 

Comply. 
 

Public Notice and Hearing: All site plans shall comply with the 

noticing and public hearing requirements of Section 19.13, and 

applicants shall pay the cost to post and mail required notice to property 

owners. 

Can 

Comply. 
 

Development or Bond Agreement: A development agreement and 

bond agreement shall be required based on the conditions, 

requirements, findings, and recommendations made by the City 

Council. The development agreement and bond agreement shall also be 

based on requirements of the City Code and legal requirements as 

specified by the City Attorney. The City Council may determine that a 

development agreement is not required, but in all cases a bond 

agreement shall be required. A development agreement is not required 

when conditions, requirements, findings, and recommendations are all 

consistent with Title 19 requirements unless the City Council, in 

exercising its legislative authority pursuant to Utah Code § 10-9a-102, 

determines that a development agreement is necessary to further the 

public health, safety, or welfare or any other legitimate purpose 

outlined in Utah Code § 10-9a-102(1). 

Can 

Comply. 
 

Considerations Relating to Traffic Safety and Traffic Congestion: 

i. the effect of the site development plan on traffic conditions 

on adjacent street systems;  

ii. the layout of site with respect to location and dimensions of 

vehicular and pedestrian entrances, exits, driveways, and 

walkways;  

iii. the arrangement and adequacy of off-street parking facilities 

to prevent traffic congestion and compliance with the 

provisions of Chapter 19.09, off-street parking requirements;  

iv. the location, arrangement, and dimensions of truck loading 

and unloading facilities;  

v. the circulation patterns within the boundaries of the 

development; and   

vi. the surfacing and lighting of off-street parking facilities. 

Can 

Comply. 
 

Considerations Relating to Outdoor Advertising: Outdoor 

advertising shall comply with the provisions of Chapter 19.18. 
Can 

Comply. 
 



Consideration Relating to Landscaping:  

i. the location, height, and materials of walls, fences, hedges, 

and screen plantings to ensure harmony with adjacent 

development, to provide buffer areas, or to conceal storage 

areas, utility installations, or other unsightly development;  

ii. the requirements of Chapter 19.06;   

iii. the planting of ground cover or other surfaces to prevent 

dust and erosion; and  

iv. the unnecessary destruction of existing healthy trees. 

Can 

Comply. 
 

Considerations Relating to Buildings and Site Layout:  

i. the general silhouette and mass, including location on the 

site, elevations, and relation to natural plan coverage, all in 

relationship to the character of the neighborhood;  

ii. the exterior design in relation to adjoining structures in 

height, bulk, and area openings, breaks in facade facing the 

street, line and pitch of roofs, and the arrangement of structures 

on the parcel;  

iii. compliance with the City’s Architectural design standards. 

Can 

Comply. 
 

The effect of the site development plan on the adequacy of the storm 

and surface water drainage. 
Can 

Comply. 
 

Adequate water pressure and fire flow must be provided on the site as 

required by the applicable fire code. 
Can 

Comply. 
 

The proposed project shall comply with the City’s adopted Land Use 

Element of the General Plan, Land Use Ordinance, land development 

regulations, architectural guidelines, and all other adopted ordinances, 

regulations, policies, and standards. 

Can 

Comply. 
 

Trails Master Plan: Shows required trails 
Can 

Comply. 
 

 

19.16 Site and Architectural Design Standards  
General Site Design Standards 

Regulation Compliance Findings 

Pedestrian Connectivity: All buildings and sites shall be designed to 

be pedestrian friendly by the use of connecting walkways. 
Complies. 

Pedestrian connections shown 

throughout site. 

Safe pedestrian connections shall be made between buildings within a 

development, to any streets adjacent to the property, to any pedestrian 

facilities that connect with the property, when feasible between 

developments, and from buildings to the public sidewalk to minimize 

the need to walk within the parking lot among cars. 

Complies. 
Pedestrian connections shown 

throughout site. 

All pedestrian connections shall be shown on the related site plan or 

plat. 
Complies. 

Pedestrian connections shown 

throughout site. 

Parking Areas: On-site parking shall be located primarily to the sides 

or rear of the building. Variations may be approved by the Land Use 

Authority, subject to the following criteria:  

i. The use is a big box with outparcels helping to screen parking, 

or  

ii. At least 50% of the parking is located to the side or rear of the 

building, or  

iii. A safety issue is created by locating parking to the side or rear 

as verified and documented by the Saratoga Springs Police 

Department. For example, the parking will be entirely 

concealed from view by existing walls or buildings, or 

iv. That portion of development that lies within the Waterfront 

Buffer Overlay, or 

Complies. 
Parking located behind buildings as 

visible from nearest public ROW. 



v. The development is Office, Warehouse/Flex space and when 

loading docks are not adjacent to a public right-of-way. 

Exception: when a lot with Office, Warehouse/Flex space is 

adjacent to more than one public street, loading docks may face 

the lower classification of the streets. 

Parking lots shall be designed with a hierarchy of circulation: major 

access drives with no parking; major circulation drives with little or no 

parking; and then parking aisles for direct access to parking spaces. 
Complies. 

Circulation drives appear 

compatible. 

Parking lots adjacent to, and visible from, public streets shall be 

screened from view through the use of earth berms, screen walls, 

landscape hedges or combinations thereof with a minimum height of 3’ 

as measured from the parking surface. Within regional parks this 

requirement may be met through the use of intermittent planter beds 

rather than a berm, hedge, or screen wall; trees and shrubs may be 

clustered in the planter beds where necessary to avoid light spillage. 

Can 

Comply. 
To be provided at Site Plan. 

Acceleration and Deceleration Lanes: Acceleration and deceleration 

lanes shall be required on major arterials when deemed necessary by 

the City Engineer. 

Can 

Comply. 
TBD 

Parking Structures: Parking structures shall be architecturally 

consistent with the project buildings, including the use of the same 

primary finish materials as the exterior of the adjacent or adjoining 

buildings. 

N/A.  

When placement of parking structures along site frontages is necessary, 

visual mitigation such as landscape buffers, upper-level setbacks, or 

additional architectural treatment shall be used. 
N/A.  

The view of a parking structure from a public street shall be minimized 

by placing its shortest dimension along the street edge. 
N/A.  

The top deck of parking structures shall include screen walls, periphery 

landscape islands, or similar features where visible from public view in 

order to soften the appearance of the top of the parking structure and 

screen the view of cars on the top deck of the structure. 

N/A.  

All top deck lighting shall be screened and directed downward to avoid 

light spill onto the street below and shall consist of only bollards or 

building lighting. Light poles are prohibited. 
N/A.  

Trash Enclosures, Storage Areas, and External Structures: 

Landscaping, fencing, berms, or other devices integral to overall site 

and building design shall screen trash enclosures, storage areas, and 

other external structures. 

Can 

Comply. 
To be provided at Site Plan. 

Service yards, refuse and waste-removal areas, loading docks, truck 

parking areas and other utility areas shall be screened from view by the 

use of a combination of walls, fences, and dense planting. Screening 

shall block views to these areas from on-site as well as from public 

rights of way and adjacent properties. 

Can 

Comply. 
 

All trash dumpsters shall be provided with solid enclosures. 

a. Enclosures shall be composed of 6’ high solid masonry or 

decorative precast concrete walls, with opaque gates and self-

latching mechanisms to keep gates closed when not in use. 

Bollards are required at the front of the masonry walls to 

protect the enclosure from trash collection vehicles. Gates shall 

be made of opaque metal for durability. Chain-link gates with 

or without opaque slats are not acceptable. Colors and materials 

shall be consistent with the main building or use. 

Can 

Comply. 
 

Where trash enclosures, storage areas, or other external structures are 

adjacent to parking areas, a 3’ landscaped buffer shall be provided that 

does not impede access into and out of vehicles. 

Can 

Comply. 
 



These areas shall be well maintained and oriented away from public 

view. The consolidation of trash areas between buildings is encouraged. 

The use of modern disposal and recycling techniques is encouraged. 

This section shall not apply to community or public recycling bins or 

drop boxes; however, the location shall be determined by city Staff in 

accordance with the standards herein. 

Can 

Comply. 
 

Utility Boxes: Dense vegetative buffers which include an evergreen 

variety of plant materials shall be placed where appropriate to screen all 

utility boxes and pedestals in order to remain attractive during the 

winter months. 

Can 

Comply. 
 

Site Design Standards: Non-Residential Development 
Shopping Cart Corrals: Shopping cart corrals are required for big box 

or mid box retail uses. Roof covers are recommended as the local 

climate includes wind, rain, and winter snow conditions. If roof covers 

are utilized they shall blend in with the established building design. 

Can 

Comply. 
To be provided at Site Plan. 

The shopping cart corral rail finish shall match or compliment the 

exterior finishes of the main building through the use of two out of 

three of the same exterior colors and finishes. 

Can 

Comply. 
 

Uses Within Buildings: All uses established in any commercial, office 

warehouse, business park, or industrial zone shall be conducted entirely 

within a fully enclosed approved building except those uses deemed by 

the City Council to be customarily and appropriately conducted in the 

open. Uses which qualify for this exception include vegetation 

nurseries, home improvement centers with lumber, outdoor cafes, 

outdoor retail display, car wash vacuums, auto dealerships, and similar 

uses. 

Can 

Comply. 
 

Outdoor Display: All retail product displays shall be located under the 

buildings’ permanent roof structure or on designated display pads 

within front landscape areas. 

Can 

Comply. 
 

All display areas shall be clearly defined on the approved Site Plan and 

designated on the site with a contrasting colored, painted, or striped 

surface. 

Can 

Comply. 
 

Display areas shall not block building entries or exits, pedestrian walks, 

or parking spaces in front of the building. Outdoor display areas shall 

not spill into walkways or any drive aisle adjacent to a building. 

Can 

Comply. 
 

Seasonal uses outside of these areas may be approved through the 

Temporary Use process. 
Can 

Comply. 
 

Outdoor Storage Standards: Outdoor storage areas shall be located to 

minimize views from adjacent public rights-of-way, residential 

development or zones, and adjacent developments. They shall be 

located behind or to the side of buildings. 

Can 

Comply. 
 

Outdoor storage shall be screened from public view. Screening shall 

consist of a solid wall, excluding CMU blocks. Screening shall be a 

minimum of 6 feet high and may reach a maximum height of 20 feet 

subject to approval by the Land Use Authority. A building permit is 

required for all fencing or walls higher than 7 feet. Chain link fencing is 

prohibited. 

Can 

Comply. 
 

The method of screening shall be architecturally integrated with the 

adjacent building in terms of materials and colors. 
Can 

Comply. 
 

A landscape strip with a minimum width of five feet shall be installed 

next to the screening fence or wall when the storage area is adjacent to 

or visible from a public right-of-way. 

Can 

Comply. 
 

Outdoor storage materials must be stored in an orderly manner such 

that fire codes are met and access to all areas of the yard is possible 

(e.g. access lanes). 

Can 

Comply. 
 



The outdoor storage materials may not extend above the height of the 

fence or wall. 
Can 

Comply. 
 

Access Requirements:  

a. Each roadway shall not be more than 40’ in width, measured at 

right angles to the center line of the driveway except as 

increased by permissible curb return radii; and  

b. the entire flare of any return radii shall fall within the right-of-

way. 

Can 

Comply. 
 

Off-Street Truck Loading Space: Every structure involving the 

receipt or distribution by vehicles of materials or merchandise shall 

provide and maintain on the building’s lot adequate space for standing, 

loading, and unloading of the vehicles in order to avoid undue 

interference with public use of streets, alleys, required parking stalls, or 

accessible stalls. 

Can 

Comply. 
 

Screening of Storage & Loading Areas: To alleviate the unsightly 

appearance of loading facilities, these areas shall not be located on the 

side(s) of the building facing the public street(s). Such facilities shall be 

located interior to the site. 

Complies. Trash enclosures shown. 

Screening for storage and loading areas shall be composed of 6’ high 

solid masonry or architectural precast concrete walls with opaque gates 

and self-latching mechanisms, to keep gates closed when not in use. 

Bollards are required at the front of the masonry walls to protect the 

enclosure from trash collection vehicles. 

Can 

Comply. 
To be provided at Site Plan. 

Gates shall be made of opaque metal for durability. Chain-link gates 

with opaque slats are prohibited. 
Can 

Comply. 
 

The method of screening shall be architecturally integrated with the 

adjacent building in terms of materials and colors. 
Can 

Comply. 
 

Trash areas shall be designed to include the screening of large items 

(e.g. skids and pallets) as well as the trash bin(s) that are needed for the 

business (unless storage is otherwise accommodated behind required 

screened storage areas). 

Can 

Comply. 
 

Buffers: A wall and landscaping, fencing, or landscaping of acceptable 

design shall effectively screen the borders of any commercial or 

industrial lot which abuts an existing agricultural or platted residential 

use. Such a wall, fence, or landscaping shall be at least 6’ in height, 

unless a wall or fence of a different height is required by the Land Use 

Authority as part of a site Plan review. 

Can 

Comply. 
 

No chain-link or wood fences are permitted as buffering or screening 

between commercial and residential. Masonry and solid vinyl are 

suggested types of fences, and as circumstances require, one or the 

other may be required. 

Can 

Comply. 
 

Unless otherwise required by this Title, walls or fences used as a buffer 

or screen shall not be less than 6’ in height. 
Can 

Comply. 
 

Parking Lot Buffers: There shall be a minimum of 10’ of landscaping 

between parking areas and side and rear property lines adjacent to 

agricultural and residential land uses. 

Can 

Comply. 
 

Building Buffer: No building shall be closer than 5’ from any private 

road, driveway, or parking space. The intent of this requirement is to 

provide for building foundation landscaping and to provide protection 

to the building. Exceptions may be made for any part of the building 

that may contain an approved drive-up window. 

Can 

Comply. 
 

Interconnection: All parking and other vehicular use areas shall be 

interconnected with adjacent non-residential properties in order to 

allow maximum off-street vehicular circulation. 

Can 

Comply. 
 

General Architectural Design Standards 



General standards do not apply one-family and two-family dwellings unless governed under a DA. 
Building Articulation: Building elevations exceeding 40’ in length 

shall incorporate a minimum of one horizontal elevation shift or 

combination of vertical and horizontal elevation shifts, stepping 

portions of the elevation to create shadow lines and changes in 

volumetric spaces of at least five feet, and a minimum of two of the 

following, all spaced at intervals of 20’ to 50’ of horizontal width:  

i. A combination of vertical and horizontal elevation shifts that 

together equal at least 5’. 

ii. Addition of horizontal and vertical divisions by use of textures 

or materials.  

iii. Primary material change.  

iv. Addition of projections such as balconies, cornices, covered 

entrances, porte-cocheres, trellis’, pergolas, arcades, and 

colonnades. Such trellis’ and awnings extend outward from the 

underlying wall surface at least 36”. 

v. Variation in the rooflines by use of dormer windows, 

overhangs, arches, stepped roofs, gables or other similar 

devices. 

Can 

Comply. 
To be provided at Site Plan. 

Roof Treatment: Sloped roofs shall provide articulation and variations 

in order to break up the massiveness of the roof. Sloped roofs shall 

include eaves which are proportional to the roofs slope and scale of the 

building. 

Can 

Comply. 
 

Flat roofs shall be screened with parapets on all sides of the building. If 

no roof top equipment exists or is proposed, the parapet shall be a 

minimum of 12” in height above the roof. 

Can 

Comply. 
 

All roofs on three-family and multi-family dwellings shall have a 

minimum pitch of 3/12 (25% slope). To provide architectural 

enhancement, residential structures are encouraged to have multiple 

pitch variations. 

Can 

Comply. 
 

Roof mounted equipment shall not be visible from adjacent public and 

private streets as well as from adjacent properties, unless grade 

differences make visibility unavoidable. 

Can 

Comply. 
 

Screening shall be solid and shall be consistent with the material and 

color of exterior finishes of the building through the use of at least two 

out of three of the exterior finishes of the building. 

Can 

Comply. 
 

Windows: Windows, other than rectangular windows, may be used as 

accents and trim. Untreated aluminum or metal window frames are 

prohibited. 

Can 

Comply. 
 

Awnings, Canopies, Trellises, Pergolas, and Similar Features: All 

such features must be attached to a vertical wall. 
Can 

Comply. 
 

All such features shall project at least 4’ from the building when 

located over a pedestrian traffic area and no less than 2’ otherwise. 
Can 

Comply. 
 

All such features shall maintain a minimum clearance above sidewalk 

grade of 8’ to the bottom of the framework when located over a 

pedestrian traffic area. 

Can 

Comply. 
 

Backlighting is not permitted. 
Can 

Comply. 
 

Mechanical Equipment: All mechanical equipment shall be located or 

screened and other measures shall be taken so as to shield visibility of 

such equipment from any public or private streets. 

Can 

Comply. 
 

Wing walls, screens, or other enclosures shall be shall be integrated into 

the building and landscaping of the site, whether located on the ground 

or roof. 

Can 

Comply. 
 

Rooftops of buildings shall be free of any mechanical equipment unless 

completely screened from all horizontal points of view. 
Can 

Comply. 
 



Screening materials shall conform to the color scheme and materials of 

the primary building. 
Can 

Comply. 
 

Non-Residential Architectural Design Standards 
Four Sided Architecture: All sides of a building that are open to 

public view (including views from adjacent residential dwellings or 

probable location of residential dwellings) shall receive equal 

architectural design consideration as the building front. 

Can 

Comply. 
To be provided at Site Plan. 

Color and Materials: Exterior Building Materials shall be considered 

any materials that make up the exterior envelope of the building and 

shall be limited to no more than four and no less than two types of 

materials per building, window and door openings excluded. 

Can 

Comply. 
 

Color of exterior building materials (excluding accent colors) shall be 

limited to no more than four and no less than two major colors per 

development. 

Can 

Comply. 
 

Bright colors, such as neon or fluorescent colors, bright orange or 

yellow, and primary colors, are only permitted as accent colors. 
Can 

Comply. 
 

No more than 75% of any building elevation shall consist of any one 

material or color.  

i. No more than 50% of any building elevation shall consist of 

CMU, except in the Office Warehouse and Industrial zones, or 

ii. Office, Warehouse, Flex buildings in approved zones that 

utilize concrete tilt up construction are exempt from the 

maximum 75% of one material per elevation requirement but 

must follow all other architectural standards. 

Can 

Comply. 
 

Prohibited Materials: Tiles. Full veneer brick and tiles exceeding ½” 

in thickness is permitted, however veneer tile is prohibited. Stucco 

stone patterns and stucco brick patterns. Wood as a primary exterior 

finish material. Plain, grey, unfinished CMU block except as an accent 

material. 

Can 

Comply. 
 

Stairways: All stairways to upper levels shall be located within the 

building unless otherwise approved by the Land Use Authority for 

secondary access to outdoor patio decks or other usable outdoor area. 

Can 

Comply. 
 

Roof Drains: All roof drains, conduit and piping, maintenance stairs 

and ladders, and other related services shall be located on the interior of 

the building. 

Can 

Comply. 
 

Electrical Panels: To the extent possible, all electric panels and 

communication equipment should be located in an interior equipment 

room. 

Can 

Comply. 
 

Street Orientation: All Retail or Commercial buildings shall have 

expansive windows, balconies, terraces, or other design features 

oriented to the street or adjacent public spaces. 

Can 

Comply. 
 

At least 35 percent of the first floor elevation(s) of a building that is 

viewed from a public street shall include windows, and/or glass doors 

to minimize the expanse of blank walls and encourage a pedestrian 

friendly atmosphere. For purposes of determining the glass area, the 

first floor shall be the first 10 feet from the finished floor. 

 This standard does not apply to a single-story retail building of 

50,000 square feet or greater provided a single primary tenant occupies 

the entire building square footage and additional architectural elements 

are used in City of Saratoga Springs Municipal Code Land 

Development Code - Title 19.16 Page | 9 place of windows and/or glass 

doors to include awnings or canopies, and must include roof line 

changes and horizontal articulation. 

Can 

Comply. 
 

Metal Buildings: Metal buildings are only permitted in the 

Agricultural, Residential Agricultural, Rural Residential, Office 

Warehouse and Industrial Zones. 

Can 

Comply. 
 



All metal buildings shall be designed to have an exterior appearance of 

conventionally built structures. Stock, “off the shelf” metal buildings 

are prohibited. 

Can 

Comply. 
 

Metal buildings in the Agricultural, Residential Agricultural, and Rural 

Residential zones shall only be used for agriculture as defined in 

Section 19.02.02 of the City Code. 

Can 

Comply. 
 

 

19.18 Signs  
Regulation Compliance Findings 

Site Plans require signage information (if tenant known, show location 

potential location size) 
Can 

Comply. 
To be provided at Site Plan. 

Monument sign location and details 
Can 

Comply. 
 

Wall signs and potential locations and details 
Can 

Comply. 
 

 

Fiscal Impact 
Regulation Findings 

Is there any City maintained open space? None. 

What is the anticipated cost to the City? None. 

When will City maintenance begin? N/A. 

 



   

Van
accessible

20
10

 N
or

th
 R

ed
w

oo
d 

Ro
ad

, S
al

t L
ak

e 
Ci

ty
, U

ta
h 

84
11

6
(8

01
) 5

21
-8

52
9 

- A
W

Ae
ng

in
ee

rin
g.

ne
t

W
:\
2
3
-
0
4
9
 
Ja
c
o
b
's
 
R
a
n
c
h
 
C
o
m
m
e
rc
ia
l\
d
w
g
s\
2
3
-
0
4
9
 
S
P
.d
w
g
, 
3
/
2
2
/
2
0
2
4
 
1
0
:0
4
:1
9
 
A
M
, 
1
:1



   

DO NOT ENTER

Van
accessible

∆ 

∆ 

∆ 

∆ 

∆ 

∆ 

∆ 

∆ 

∆ 

∆ 

20
10

 N
or

th
 R

ed
w

oo
d 

Ro
ad

, S
al

t L
ak

e 
Ci

ty
, U

ta
h 

84
11

6
(8

01
) 5

21
-8

52
9 

- A
W

Ae
ng

in
ee

rin
g.

ne
t

W
:\
2
3
-
0
4
9
 
Ja
c
o
b
's
 
R
a
n
c
h
 
C
o
m
m
e
rc
ia
l\
d
w
g
s\
2
3
-
0
4
9
 
S
P
.d
w
g
, 
3
/
2
2
/
2
0
2
4
 
7
:3
8
:4
2
 
A
M
, 
1
:1



DESIGNED BY:   

SHEET TITLE

COPYRIGHT VDG ARCHITECTS

DATE

c

REVISION

ARCH. PROJECT NO: 

DRAWN BY:   
CHECKED BY:   

DATE:

AR
CH

ITE
CT

S 
AN

D 
PL

AN
NE

RS
VIN

CE
NT

 D
ES

IG
N 

GR
OU

P, 
IN

C.

4
0

1
 E

A
S

T
 1

7
0

0
 S

O
U

T
H

, 
S

A
L

T
 L

A
K

E
 C

IT
Y

, 
U

T
A

H
 -

 (
8

0
1

-4
8

4
-2

0
4

6

   
JA

C
O

B 
R

AN
C

H
 M

AR
KE

TP
LA

C
E 

  
  

A-2.00

SCALE: 1/4" = 1'-0"

FRONT ELEVATION

SCALE: 1/8" = 1'-0"

SIDE ELEVATION

SCALE: 1/8" = 1'-0"

SIDE ELEVATION
SCALE: 1/8" = 1'-0"

REAR ELEVATION

AutoCAD SHX Text
HARDIE RUSTIC COMPOSITE SIDING

AutoCAD SHX Text
ALUMINUM STOREFRONT MATERIAL

AutoCAD SHX Text
THINBRICK VENEER

AutoCAD SHX Text
THINBRICK MIDNIGHT BLACK

AutoCAD SHX Text
STEEL TRELLIS - BLACK

AutoCAD SHX Text
ALUMINUM STOREFRONT - DARK BRONZE WITH CLEAR GLASS

AutoCAD SHX Text
HARDI-PLANK PANEL SYSTEM PAINTED.  " THICKNESS WITH 34" THICKNESS WITH EXPOSED TRIM AND FASTENERS

AutoCAD SHX Text
PREFINISHED CAP FLASHING

AutoCAD SHX Text
ROOF LINE TO SCREEN MECHANICAL UNITS

AutoCAD SHX Text
BRICK SOLDIER COURSE

AutoCAD SHX Text
HARDI RUSTIC COMPOSITE  SIDING

AutoCAD SHX Text
ARCHITECTURAL

AutoCAD SHX Text
1 of 1

AutoCAD SHX Text
ALL IDEAS, DESIGNS, ARRANGEMENTS, AND PLANS INDICATED OR REPRESENTED BY THIS DRAWING ARE OWNED BY AND THE PROPERTY OF VINCENT DESIGN GROUP, IN.C. AND WERE CREATED , EVOLVED, AND DEVELOPED WITH THIS SPECIFIED PROJECT. NONE OF THE IDEAS, DESIGNS, ARRANGEMENTS, OR PLANS SHALL BE USED BY OR DISCLOSED TO ANY PERSON, FIRM, OR CORPORATION FOR ANY PURPOSE WHATSOEVER WITHOUT WRITTEN CONSENT OF VINCENT DESIGN GROUP, INC. WARNING: REPRODUCTION HEREOF IS A CRIMINAL OFFENSE UNDER 18 U.S.C. SEC. 506 UNAUTHORIZED DISCLOSURE MAY CONSTITUTE TRADE SECRET, MISAPPROPRIATION, IN VIOLATION OF I.C. 24-2-31 ET. SEQ. AND OTHER LAWS.WARNING: REPRODUCTION HEREOF IS A CRIMINAL OFFENSE UNDER 18 U.S.C. SEC. 506 UNAUTHORIZED DISCLOSURE MAY CONSTITUTE TRADE SECRET, MISAPPROPRIATION, IN VIOLATION OF I.C. 24-2-31 ET. SEQ. AND OTHER LAWS. REPRODUCTION HEREOF IS A CRIMINAL OFFENSE UNDER 18 U.S.C. SEC. 506 UNAUTHORIZED DISCLOSURE MAY CONSTITUTE TRADE SECRET, MISAPPROPRIATION, IN VIOLATION OF I.C. 24-2-31 ET. SEQ. AND OTHER LAWS.

AutoCAD SHX Text
PROPOSED NEW STRIP BUILDING:

AutoCAD SHX Text
SARATOGA SPRINGS, UTAH

AutoCAD SHX Text
PROPOSED ELEVATIONS

AutoCAD SHX Text
XX-XXX

AutoCAD SHX Text
1/15/20

AutoCAD SHX Text
BRENT

AutoCAD SHX Text
MATERIAL LEGEND: HATCH DESCRIPTION/MATERIAL COLOR  SQ. FTG. %SQ. FTG. REMARKS DESCRIPTION/MATERIAL COLOR  SQ. FTG. %SQ. FTG. REMARKS COLOR  SQ. FTG. %SQ. FTG. REMARKS SQ. FTG. %SQ. FTG. REMARKS %SQ. FTG. REMARKS REMARKS FRONT ELEVATION - TOTAL = 1852 SF  ALUM STOREFRONT DARK BRONZE  640 SF 35% DARK BRONZE  640 SF 35% 640 SF 35% 35% FRONT ELEVATIONS LESS STOREFRONT = 1212 SF THIN BRICK  MIDNIGHT BLACK 353 SF 29% PERCENT OF FACADE LESS STOREFRONT MIDNIGHT BLACK 353 SF 29% PERCENT OF FACADE LESS STOREFRONT 353 SF 29% PERCENT OF FACADE LESS STOREFRONT 29% PERCENT OF FACADE LESS STOREFRONT PERCENT OF FACADE LESS STOREFRONT HARDIE PANEL  GRAY  439 SF 36% PERCENT OF FACADE LESS STOREFRONT GRAY  439 SF 36% PERCENT OF FACADE LESS STOREFRONT 439 SF 36% PERCENT OF FACADE LESS STOREFRONT 36% PERCENT OF FACADE LESS STOREFRONT PERCENT OF FACADE LESS STOREFRONT HARDIE RUSTIC SERIES NATURAL WOOD 288 SF 24% PERCENT OF FACADE LESS STOREFRONT NATURAL WOOD 288 SF 24% PERCENT OF FACADE LESS STOREFRONT 288 SF 24% PERCENT OF FACADE LESS STOREFRONT 24% PERCENT OF FACADE LESS STOREFRONT PERCENT OF FACADE LESS STOREFRONT METAL TRIMS & AWNINGS BLACK POWDER COAT 132 SF 11% PERCENT OF FACADE LESS STOREFRONT BLACK POWDER COAT 132 SF 11% PERCENT OF FACADE LESS STOREFRONT 132 SF 11% PERCENT OF FACADE LESS STOREFRONT 11% PERCENT OF FACADE LESS STOREFRONT PERCENT OF FACADE LESS STOREFRONT RIGHT SIDE ELEVATION - TOTAL = 1430 SF ALUM STOREFRONT DARK BRONZE  160 SF 11%  DARK BRONZE  160 SF 11%  160 SF 11%  11%  RIGHT SIDE ELEVATION LESS STREFRONT = 1270 SF HARDIE PANEL  GRAY  621 SF 49% PERCENT OF FACADE LESS STOREFRONT GRAY  621 SF 49% PERCENT OF FACADE LESS STOREFRONT 621 SF 49% PERCENT OF FACADE LESS STOREFRONT 49% PERCENT OF FACADE LESS STOREFRONT PERCENT OF FACADE LESS STOREFRONT HARDIE RUSTIC SERIES NATURAL WOOD 607 SF 48% PERCENT OF FACADE LESS STOREFRONT NATURAL WOOD 607 SF 48% PERCENT OF FACADE LESS STOREFRONT 607 SF 48% PERCENT OF FACADE LESS STOREFRONT 48% PERCENT OF FACADE LESS STOREFRONT PERCENT OF FACADE LESS STOREFRONT METAL TRIMS & AWNINGS BLACK POWDER COAT 42 SF  3% PERCENT OF FACADE LESS STOREFRONT BLACK POWDER COAT 42 SF  3% PERCENT OF FACADE LESS STOREFRONT 42 SF  3% PERCENT OF FACADE LESS STOREFRONT  3% PERCENT OF FACADE LESS STOREFRONT PERCENT OF FACADE LESS STOREFRONT LEFT SIDE ELEVATION - TOTAL = 1426 SF ALUM STOREFRONT DARK BRONZE  160 SF 11% DARK BRONZE  160 SF 11% 160 SF 11% 11% LEFT SIDE ELEVATION LESS STOREFRONT = 1266 SF THIN BRICK  MIDNIGHT BLACK 532 SF 42% PERCENT OF FACADE LESS STOREFRONT MIDNIGHT BLACK 532 SF 42% PERCENT OF FACADE LESS STOREFRONT 532 SF 42% PERCENT OF FACADE LESS STOREFRONT 42% PERCENT OF FACADE LESS STOREFRONT PERCENT OF FACADE LESS STOREFRONT HARDIE PANEL SERIES GRAY  673 SF 53% PERCENT OF FACADE LESS STOREFRONT GRAY  673 SF 53% PERCENT OF FACADE LESS STOREFRONT 673 SF 53% PERCENT OF FACADE LESS STOREFRONT 53% PERCENT OF FACADE LESS STOREFRONT PERCENT OF FACADE LESS STOREFRONT METAL TRIMS & AWNINGS BLACK POWDER COAT  61 SF  5% PERCENT OF FACADE LESS STOREFRONT BLACK POWDER COAT  61 SF  5% PERCENT OF FACADE LESS STOREFRONT  61 SF  5% PERCENT OF FACADE LESS STOREFRONT  5% PERCENT OF FACADE LESS STOREFRONT PERCENT OF FACADE LESS STOREFRONT REAR ELEVATION - TOTAL = 1865 SF ALUM STOREFRONT  DARK BRONZE  112 SF  6% DARK BRONZE  112 SF  6% 112 SF  6%  6% REAR ELEVATION LESS STOREFRONT = 1753 SF THIN BRICK  MIDNIGHT BLACK  50 SF  3% PERCENT OF FACADE LESS STOREFRONT MIDNIGHT BLACK  50 SF  3% PERCENT OF FACADE LESS STOREFRONT  50 SF  3% PERCENT OF FACADE LESS STOREFRONT  3% PERCENT OF FACADE LESS STOREFRONT PERCENT OF FACADE LESS STOREFRONT HARDIE PANEL  GRAY  774 SF 44% PERCENT OF FACADE LESS STOREFRONT GRAY  774 SF 44% PERCENT OF FACADE LESS STOREFRONT 774 SF 44% PERCENT OF FACADE LESS STOREFRONT 44% PERCENT OF FACADE LESS STOREFRONT PERCENT OF FACADE LESS STOREFRONT HARDIE RUSTIC SERIES NATURAL WOOD 869 SF 50% PERCENT OF FACADE LESS STOREFRONT NATURAL WOOD 869 SF 50% PERCENT OF FACADE LESS STOREFRONT 869 SF 50% PERCENT OF FACADE LESS STOREFRONT 50% PERCENT OF FACADE LESS STOREFRONT PERCENT OF FACADE LESS STOREFRONT METAL TRIMS & AWNINGS BLACK POWDER COAT  60 SF  4% PERCENT OF FACADE LESS STOREFRONT BLACK POWDER COAT  60 SF  4% PERCENT OF FACADE LESS STOREFRONT  60 SF  4% PERCENT OF FACADE LESS STOREFRONT  4% PERCENT OF FACADE LESS STOREFRONT PERCENT OF FACADE LESS STOREFRONT TOTALS: BUILDING  6573 SF 6573 SF STOREFRONT:  1072 SF = 16% OF TOTAL 1072 SF = 16% OF TOTAL BUILDING LESS STOREFRONT 5501 SF 5501 SF THIN BRICK   935 SF = 17% PERCENT OF FACADE LESS STOREFRONT   935 SF = 17% PERCENT OF FACADE LESS STOREFRONT 935 SF = 17% PERCENT OF FACADE LESS STOREFRONT HARDIE PANEL SYSTEM 2507 SF = 46% PERCENT OF FACADE LESS STOREFRONT SYSTEM 2507 SF = 46% PERCENT OF FACADE LESS STOREFRONT 2507 SF = 46% PERCENT OF FACADE LESS STOREFRONT HARDIE RUSTIC SERIES 1764 SF = 32% PERCENT OF FACADE LESS STOREFRONT 1764 SF = 32% PERCENT OF FACADE LESS STOREFRONT MEATL TRIMS & AWNINGS  295 SF =  5% PERCENT OF FACADE LESS STOREFRONT 295 SF =  5% PERCENT OF FACADE LESS STOREFRONT



  

 

DO NOT ENTER

Van
accessible

20
10

 N
or

th
 R

ed
w

oo
d 

Ro
ad

, S
al

t L
ak

e 
Ci

ty
, U

ta
h 

84
11

6
(8

01
) 5

21
-8

52
9 

- A
W

Ae
ng

in
ee

rin
g.

ne
t

W
:\
2
3
-
0
4
9
 
Ja
c
o
b
's
 
R
a
n
c
h
 
C
o
m
m
e
rc
ia
l\
d
w
g
s\
2
3
-
0
4
9
 
C
S
P
 
U
T.
d
w
g
, 
3
/
2
2
/
2
0
2
4
 
7
:3
9
:2
4
 
A
M
, 
1
:1



 

 

Page 1 of 19 

 

WHEN RECORDED RETURN TO: 

 

Saratoga Springs City Recorder 

1307 N. Commerce Drive, Suite 200 

Saratoga Springs, UT 84045  

 

 

 

DEVELOPMENT AGREEMENT 

 
THIS DEVELOPMENT AGREEMENT ("Agreement") is made and entered into on 

_________, 20__, by and between the City of Saratoga Springs, Utah, a Utah municipal 

corporation, hereinafter referred to as “City,” and Jacob Ranch Marketplace LLC, a Utah 

corporation/limited liability company; hereinafter referred to as “Developer.” 

 

 RECITALS: 

 

WHEREAS, Developer owns or has the right to purchase approximately 28.54 acres of 

property located in the City of Saratoga Springs, Utah, with approximately 14.54 acres being 

currently zoned as RC (“RC Property”) and approximately 14 acres being currently zoned as R1-

10 (“Rezoned Property”), which is more fully described in the property ownership map, vicinity 

map, and/or legal descriptions attached as Exhibit A (collectively, the “Property”); and  

 

WHEREAS, a section of the Property is currently zoned R1-10. Developer wishes to 

develop the project known as Jacob Ranch Marketplace, which will consist of approximately 16 

Lots, ranging from approximately 5.70 acres in size to 0.93 acres. Currently, portions of the 

proposed Project do not meet the R1-10 zone requirements and therefore would not be allowed 

in the R1-10 zone. Therefore, in order to develop the Project, Developer wishes to place the 

Rezoned Property in the CC zone, as provided in Title 19 of the City Code, as amended (the 

“Zoning Request”) and wishes to be voluntarily bound by this Agreement in order to be able to 

develop the Project as proposed; and  

 

WHEREAS, City desires to enter into this Agreement to promote the health, welfare, 

safety, convenience, and economic prosperity of the inhabitants of the City through the 

establishment and administration of conditions and regulations concerning the use and 

development of the Property; and 

 

WHEREAS, City desires to enter into this Agreement because the Agreement establishes 

planning principles, standards, and procedures to eliminate uncertainty in planning and guide the 

orderly development of the Property consistent with the City General Plan, the City Code, and 

the conditions imposed by the Planning Commission and City Council; and 

 

WHEREAS, to assist City in its review of the Rezoning Request and to ensure 

development of the Project in accordance with Developer’s representations to City, Developer 

and City desire to enter voluntarily into this Agreement, which sets forth the process and 

standards whereby Developer may develop the Project; and 
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WHEREAS, on September 6, 2022, City adopted a comprehensive update to its general 

plan (“General Plan”) pursuant to Utah Code Annotated §§ 10-9a-401, et seq. A portion of the 

General Plan establishes development policies for the Property. Such development policies are 

consistent with the proposed Project; and 

  

WHEREAS, on May 16, 2024, after a duly noticed public hearing, City’s Planning 

Commission recommended approval of Developer’s Zoning Request and reviewed the 

conceptual project plans, attached hereto as Exhibit D (“Concept Plan”), and forwarded the 

application to the City Council for its consideration, subject to the findings and conditions 

contained in the Staff Report, and written minutes attached hereto as Exhibit B; and 

 

WHEREAS, on June 4 and June 18, 2024, the Saratoga Springs City Council (“City 

Council”), after holding a duly noticed public meeting and consideration of all comments from 

the public, neighborhood representatives, Developer, and City officials, approved Developer’s 

Zoning Request, this Agreement, and reviewed the conceptual project plans, attached hereto as 

Exhibit D, subject to the findings and conditions contained in the Staff Report and written 

minutes attached hereto as Exhibit C; and  

 

WHEREAS, the Concept Plan, attached as Exhibit D, among other things, identifies land 

uses and required road, landscaping, trail, storm drain, sewer, and water improvements; and  

 

WHEREAS, to allow development of the Property for the benefit of Developer, to 

ensure City that the development of the Property will conform to applicable policies set forth in 

the General Plan, and to address concerns of property owners in proximity to the Property, 

Developer and City are each willing to abide by the terms and conditions set forth herein; and 

 

WHEREAS, pursuant to its legislative authority under Utah Code Annotated § 10-9a-

101, et seq., and after all required public notice and hearings and execution of this Agreement by 

Developer, the City Council, in exercising its legislative discretion, has determined that entering 

into this Agreement furthers the purposes of the Utah Municipal Land Use, Development, and 

Management Act, City’s General Plan, and Title 19 of the City code (collectively, the “Public 

Purposes”). As a result of such determination, City has elected to process the Rezoning Request 

and authorize the subsequent development thereunder in accordance with the provisions of this 

Agreement, and City has concluded that the terms and conditions set forth in this Agreement 

accomplish the Public Purposes referenced above and promote the health, safety, prosperity, 

security, and general welfare of the residents and taxpayers of City. 

 

 AGREEMENT: 
 

Now, therefore, in consideration of the recitals above and the terms and conditions set 

forth below, and for other good and valuable consideration, the receipt and sufficiency of which 

are hereby acknowledged, City and Developer hereby agree as follows: 
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1. Effective Date. This Agreement shall become effective on the date it is executed by 

Developer and City (the “Effective Date”). The Effective Date shall be inserted in the 

introductory paragraph preceding the Recitals. 

 

2. Affected Property. The property ownership map, vicinity map, and/or legal descriptions 

for the property are attached as Exhibit A. In the event of a conflict between the legal 

description and the property ownership map, the legal description shall take precedence. 

No other property may be added to or removed from this Agreement except by written 

amendment to this Agreement executed and approved by Developer and City. 

 

3. Zone Change, Permitted Uses, and City Regulations. Subject to the terms of this 

Agreement, the future development of the RC Property shall be subject to the provisions 

of the RC zone in effect when a complete preliminary or site plan application is filed. 

Subject to the terms of this Agreement, the future development of the Rezoned Property 

shall be subject to the provisions of the CC zone in effect when a complete preliminary or 

site plan application is filed. An application is determined to be complete in accordance 

with Utah Code § 10-9a-509.  
 

Except to the extent this Agreement is more restrictive, the Property shall comply with all 

“City Regulations,” which is defined either as: (a) “all City ordinances, regulations, 

specifications, and standards in effect at the time a complete preliminary plat or site plan 

application is filed and all application fees are paid;” or (b) with respect only to which 

uses are permitted or prohibited, “all City ordinances, regulations, specifications, and 

standards in effect on the Effective date.” City Regulations may include but are not 

limited to regulations regarding permitted uses, prohibited uses, setbacks, frontage, 

height, access, required improvements, landscaping, and architectural and design 

requirements.  

 

As an express condition of granting the Zoning Request, Developer shall be bound by the 

Permitted Land Uses in the RC and CC Zones as they pertain to their respective property 

sections, except that “Dwelling, Above Commercial” shall not be permitted within the 

Project. The parties further agree that all development within the Rezoned Property shall 

have a minimum lot width of ninety (90) feet, and that one building within the Rezoned 

Property may have a height not exceeding forty (40) feet, with all other buildings and 

structures in the Rezoned Property not exceeding thirty-five (35) feet in height.  

 

4. Reserved Legislative Powers. Nothing in this Agreement shall limit the future exercise of 

the police powers of City in enacting additional City Regulations, zoning, subdivision, 

development, growth management, platting, environmental, open space, transportation, 

and other land use plans, policies, ordinances, and regulations after the date of this 

Agreement. Notwithstanding the retained power of City to enact such legislation under its 

police power, such legislation shall not modify Developer’s rights as set forth herein 

unless facts and circumstances are present that meet the compelling, countervailing 

public interest exception to the vested rights doctrine as set forth in Western Land 

Equities, Inc. v. City of Logan, 617 P.2d 388 (Utah 1988), or successor case law or 

statute. Any such proposed change affecting Developer’s rights shall be of general 
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applicability to all development activity in City. Unless City declares an emergency, 

Developer shall be entitled to prior written notice and an opportunity to be heard with 

respect to the proposed change and its applicability to the Project. 

 

5. Required Improvements. This Agreement does not in any way convey to Developer any 

capacity in any City system or infrastructure or the ability to develop the Property 

without the need for Developer to install and dedicate to City all required improvements 

necessary to service the Property, including without limitation the dedication of water 

rights and sources. Capacity shall only be reserved once a Final Plat is recorded, accepted 

construction drawings are stamped, and all improvements necessary to resolve any 

existing system capacity issues are guaranteed to be installed by Developer through an 

improvement completion assurance or bond. Developer shall be responsible for paying all 

property taxes, including rollback taxes, prior to dedication or conveyance and prior to 

acceptance by City. Future development of the Property shall comply in all respects to all 

City Regulations with respect to the required infrastructure to service the Property, 

including but not limited to the installation of the City’s minimum-sized infrastructure, 

whether or not the minimum size may have additional capacity. In addition, in 

consideration of granting the Zoning Request, Developer may be required to upsize 

certain infrastructure, as specified below. Not by way of limitation, the Developer shall 

be required to install and dedicate the following: 

 

a. Water Rights and Sources. Developer shall either convey or purchase from City 

sufficient water rights and sources to meet the requirements of City regulations. 

Any conveyance of water rights and sources shall be subject to a water banking 

agreement prepared by the City Attorney. Water rights and sources conveyed 

shall not be recognized as credits in the City’s system until a change application is 

approved by the Utah Division of Water Rights (DWRi). A change application 

typically takes a minimum of 6 months to be approved by DWRi. If Developer 

wishes to convey water rights to the City (in lieu of purchasing water from the 

City), final plats shall not be approved for recordation until a change application 

is approved. City shall not be obligated to sell Developer water rights and sources 

unless the City has sufficient unused water rights and sources, which shall be 

determined in City’s sole discretion.  

 

b. Water Facilities for Development. At the time of plat recordation or site plan 

approval, Developer shall be responsible for the installation and dedication to City 

of all onsite and offsite culinary and secondary water improvements, including but 

not limited to storage, distribution, treatment, and fire flow facilities sufficient for 

the development of the Property in accordance with City Regulations. The 

required improvements for each plat shall be determined by the City and may be 

adjusted in accordance with City Regulations and any applicable law. 

 

c. Sewer, Storm Drainage, and Roads. At the time of plat recordation or site plan 

approval, Developer shall be responsible for the installation and dedication to City 

of all onsite and offsite sewer, storm drainage, and road improvements sufficient 

for the development of the Property in accordance with City Regulations. The 
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required improvements for each plat or site plan shall be determined by the City 

Engineer at the time of plat or site plan submittal and may be adjusted in 

accordance with City Regulations and any applicable law. 

 

d. Trail Improvements. As an express condition of this Agreement and the Zoning 

Request, Developer shall be required to install and maintain the trail 

improvements and associated landscaping along Redwood Road and along the old 

ULDC canal in accordance with the City’s Parks, Recreation, Trails, and Open 

Space Master Plan and as more fully specified in Exhibit E. This shall be in 

addition to and not in lieu of all required landscaping/open space improvements 

according to City Regulations. Developer may receive credits towards the City’s 

landscaping/open space requirements for the installation of the trail improvements 

per City regulations, or alternatively Developer may choose to receive Parks, 

Trails, and Open Space impact fee credits, if applicable. Developer shall not 

receive both landscaping/open space credit under Title 19 of the City Code and 

impact fee credits. Developer shall also be responsible for installing landscaping 

and maintaining any unimproved areas between Developer’s property and the 

pavement surface of Redwood Road and 2015 South within and along the canal 

trail and any associated easements. 
 

Developer shall maintain the landscaping portion of trail improvements in 

perpetuity including repairing and replacing the vegetation, repairing and 

replacing all necessary irrigation infrastructure and improvements, replacing rock 

and mulch landscaping, and providing snow removal to ensure that the public is 

able to safely use and access the trail at all times. City shall be responsible for the 

perpetual repair and replacement of the trail surface. Developer shall ensure that 

an owners association maintains the trail landscaping in perpetuity once 

Developer no longer has a majority ownership interest in the Property. 

 

e. Power Lines. As an express condition of this Agreement and the Zoning Request, 

Developer shall be required to apply for and receive a permit from Rocky 

Mountain Power and comply with all necessary requirements at Developer’s sole 

cost. Developer shall also be required to apply with and obtain approval from any 

government entity for encroachment onto any public right-of-way at Developer’s 

sole cost. 

 

f. Canal. As an express condition of this Agreement and the Zoning Request, 

Developer shall be required to pipe the old ULDC canal at Developer’s own 

expense that is located on the Property, and/or along Redwood Road as more fully 

shown on Exhibit F, the final alignment to be determined per final site plan and 

engineering requirements and shall include a trail along the pipeline in accordance 

with the City’s Parks, Recreation, Trails, and Open Space Master Plan. This shall 

be in addition and not in lieu of all required roadway, landscaping, and trail 

improvements in accordance with City Regulations. Developer shall be required 

to work with the City to amend the canal easement as necessary to match any 

realigned portions of the canal. Replacement easement areas will need to be 
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recorded before the existing ones can be vacated. No structures shall be allowed 

within the easement final easement areas.  

 

6. Final Project/Plat or Development Plan Approval. Developer shall cause final plat and 

final project plans and specifications (including but not limited to site and building design 

plans) (the “Plans”) to be prepared for the Project meeting City Regulations, this 

Agreement, including all exhibits, and any conditions of approval as specified in Exhibits 

B and C. In determining whether the Plans meet all requirements, Developer shall 

provide all information required by City Regulations, as well as any information which 

City staff reasonably requests. 

 

7. Standards for Approval. City shall approve the Plans if such Plans meet the requirements 

of this Agreement and City Regulations. Developer shall be required to proceed through 

the Preliminary Plat, Final Plat, and Site Plan approval process as specified by City 

Regulations and, if a plat is required, record a Final Plat with the Utah County Recorder 

and pay all recording fees. 
 

8. Term. The term of this Agreement shall commence on the effective date of this 

Agreement and shall continue for a period of ten years. However, this Agreement shall 

terminate earlier: (i) when certificates of occupancy have been issued for all buildings 

and/or dwelling units in the Project; provided, however, that any covenant included in 

this Agreement which is intended to run with the land shall survive this Agreement; or 

(ii) if Developer fails to proceed with the Project within a period of two years. “Failure to 

proceed with development” shall be defined as failure to submit a complete site plan or 

preliminary plat application meeting all current City regulations and failure to pay the 

City’s application fees for such. Unless otherwise agreed to by City and Developer, 

Developer’s vested interests and rights contained in this Agreement expire at the end of 

the Term, or upon termination of this Agreement approved by City and Developer in 

writing. However, this Agreement shall continue for perpetuity for any portions of the 

property contained in a final plat approved by City and recorded on the property in the 

county recorder’s office by Developer, unless City and Developer mutually agree 

otherwise in writing. This Section 8 and Developer’s vested rights are subject at all times 

to the City’s reserved Legislative Powers in Section 4 of this Agreement. 

 

9. Successors and Assigns. 

 

a. Change in Developer. This Agreement shall be binding on the successors and 

assigns of Developer. If the Property is transferred (“Transfer”) to a third party 

(“Transferee”), Developer and the Transferee shall be jointly and severally liable 

for the performance of each of the obligations contained in this Agreement unless, 

prior to such Transfer, Developer provides to City a letter from Transferee 

acknowledging the existence of this Agreement and agreeing to be bound thereby. 

Said letter shall be signed by the Transferee, notarized, and delivered to City prior 

to the Transfer. Upon execution of the letter described above, the Transferee shall 

be substituted as Developer under this Agreement and the persons and/or entities 

executing this Agreement as Developer shall be released from any further 
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obligations under this Agreement as to the transferred Property. 

 

b. Individual Lot or Unit Sales. Notwithstanding the provisions of Subparagraph 

9.a., a transfer by Developer of a lot or unit located on the Property within a City 

approved and recorded plat shall not be deemed a Transfer as set forth above so 

long as Developer’s obligations with respect to such lot or dwelling unit have 

been completed. In such event, Developer shall be released from any further 

obligations under this Agreement pertaining to such lot or dwelling unit. 

 

10. Default. 

 

a. Events of Default. Upon the happening of one or more of the following events or 

conditions Developer or City, as applicable, shall be in default (“Default”) under 

this Agreement: 

 

i. a warranty, representation, or statement made or furnished by Developer 

under this Agreement is intentionally false or misleading in any material 

respect when it was made; 

ii. a determination by City made upon the basis of substantial evidence that 

Developer has not complied in good faith with one or more of the material 

terms or conditions of this Agreement; 

iii. any other event, condition, act, or omission, either by City or Developer 

that violates the terms of, or materially interferes with the intent and 

objectives of this Agreement. 

 

b. Procedure Upon Default. 

 

i. Upon the occurrence of Default, the non-defaulting party shall give the 

other party thirty days written notice specifying the nature of the alleged 

Default and, when appropriate, the manner in which said Default must be 

satisfactorily cured. In the event the Default cannot reasonably be cured 

within thirty days, the defaulting party shall have such additional time as 

may be necessary to cure such Default so long as the defaulting party 

takes significant action to begin curing such Default with such thirty day 

period and thereafter proceeds diligently to cure the Default. After proper 

notice and expiration of said thirty day or other appropriate cure period 

without cure, the non-defaulting party may declare the other party to be in 

breach of this Agreement and may take the action specified in Paragraph 

10.c. herein. Failure or delay in giving notice of Default shall not 

constitute a waiver of any Default. 

ii. Any Default or inability to cure a Default caused by strikes, lockouts, 

labor disputes, acts of God, inability to obtain labor or materials or 

reasonable substitutes, governmental restrictions, governmental 

regulations, governmental controls, enemy or hostile governmental action, 

civil commotion, fire or other casualty, and other similar causes beyond 

the reasonable control of the party obligated to perform, shall excuse the 
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performance by such party for a period equal to the period during which 

any such event prevented, delayed, or stopped any required performance 

or effort to cure a Default. 

 

c. Breach of Agreement. Upon Default as set forth in Subparagraphs 10.a. and 10.b. 

above, City may declare Developer to be in breach of this Agreement and City: (i) 

may withhold approval of any or all building permits or certificates of occupancy 

applied for in the Project, but not yet issued; and (ii) shall be under no obligation 

to approve or to issue any additional building permits or certificates of occupancy 

for any building within the Project until the breach has been corrected by 

Developer. In addition to such remedies, City or Developer may pursue whatever 

additional remedies it may have at law or in equity, including injunctive and other 

equitable relief. 

 

11. Entire Agreement. This Agreement shall supersede all prior agreements with respect to 

the subject matter hereof, not incorporated herein, and all prior agreements and 

understandings are merged, integrated, and superseded by this Agreement. The following 

exhibits are attached to this Agreement and incorporated herein for all purposes: 

 

Exhibit A: Property Ownership map, Vicinity Map, and/or Legal Descriptions 

 

Exhibit B: Staff Report with Adopted Planning Commission Findings and 

Conditions of Approval, Report of Action (if applicable) and 

Planning Commission Written Minutes 

 

Exhibit C: Staff Report with Adopted City Council Findings and Conditions 

of Approval, Report of Action (if applicable), and City Council 

Written Minutes 

 

Exhibit D: Concept Plan 

 

Exhibit E: Parks, Recreation, Trails, and Open Space Master Plan 

 

Exhibit F: Conceptual Utility Plan 

 

12. General Terms and Conditions. 

 

a. Incorporation of Recitals. The Recitals contained in this Agreement, and the 

introductory paragraph preceding the Recitals, are hereby incorporated into this 

Agreement as if fully set forth herein. 

 

b. Recording of Agreement. This Agreement shall be recorded at Developer’s 

expense to put prospective purchasers or other interested parties on notice as to 

the terms and provisions hereof. 

 

c. Severability. Each and every provision of this Agreement shall be separate, 
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several, and distinct from each other provision hereof, and the invalidity, 

unenforceability, or illegality of any such provision shall not affect the 

enforceability of any other provision hereof. 

 

d. Time of Performance. Time shall be of the essence with respect to the duties 

imposed on the parties under this Agreement. Unless a time limit is specified for 

the performance of such duties, each party shall commence and perform its duties 

in a diligent manner in order to complete the same as soon as reasonably 

practicable. 

 

e. Construction of Agreement. This Agreement shall be construed so as to effectuate 

its public purpose of ensuring the Property is developed as set forth herein to 

protect health, safety, and welfare of the citizens of City. 

 

f. State and Federal Law; Invalidity. The parties agree, intend, and understand that 

the obligations imposed by this Agreement are only such as are consistent with 

state and federal law. The parties further agree that if any provision of this 

Agreement becomes, in its performance, inconsistent with state or federal law or 

is declared invalid, this Agreement shall be deemed amended to the extent 

necessary to make it consistent with state or federal law, as the case may be, and 

the balance of the Agreement shall remain in full force and effect. If City’s 

approval of the Project is held invalid by a court of competent jurisdiction this 

Agreement shall be null and void. 

 

g. Enforcement. The parties to this Agreement recognize that City has the right to 

enforce its rules, policies, regulations, ordinances, and the terms of this 

Agreement by seeking an injunction to compel compliance. In the event 

Developer violates the rules, policies, regulations, or ordinances of City or 

violates the terms of this Agreement, City may, without declaring a Default 

hereunder or electing to seek an injunction, and after thirty days written notice to 

correct the violation (or such longer period as may be established in the discretion 

of City or a court of competent jurisdiction if Developer has used its reasonable 

best efforts to cure such violation within such thirty days and is continuing to use 

its reasonable best efforts to cure such violation), take such actions as shall be 

deemed appropriate under law until such conditions have been rectified by 

Developer. City shall be free from any liability arising out of the exercise of its 

rights under this paragraph. 

 

h. No Waiver. Failure of a party hereto to exercise any right hereunder shall not be 

deemed a waiver of any such right and shall not affect the right of such party to 

exercise at some future time said right or any other right it may have hereunder. 

Unless this Agreement is amended by vote of the City Council taken with the 

same formality as the vote approving this Agreement, no officer, official, or agent 

of City has the power to amend, modify, or alter this Agreement or waive any of 

its conditions as to bind City by making any promise or representation not 

contained herein, except for minor amendments allowed per City Regulations.  
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i. Amendment of Agreement. This Agreement shall not be modified or amended 

except in written form mutually agreed to and signed by each of the parties. No 

change shall be made to any provision of this Agreement unless this Agreement is 

amended pursuant to a vote of the City Council taken with the same formality as 

the vote approving this Agreement, except for minor amendments allowed per 

City regulations. 

 

j. Attorney Fees. Should any party hereto employ an attorney for the purpose of 

enforcing this Agreement or any judgment based on this Agreement, for any 

reason or in any legal proceeding whatsoever, including insolvency, bankruptcy, 

arbitration, declaratory relief or other litigation, including appeals or rehearings, 

and whether or not an action has actually commenced, the prevailing party shall 

be entitled to receive from the other party thereto reimbursement for all attorneys' 

fees and all costs and expenses. Should any judgment or final order be issued in 

any proceeding, said reimbursement shall be specified therein. 

 

k. Notices. Any notices required or permitted to be given pursuant to this Agreement 

shall be deemed to have been sufficiently given or served for all purposes when 

presented personally, or four days after being sent by registered or certified mail, 

properly addressed to the parties as follows (or to such other address as the 

receiving party shall have notified the sending party in accordance with the 

provisions hereof): 

 

To the Developer:  TBD before recordation 

 

 

 

 

To the City:   City Manager 

City of Saratoga Springs 

1307 N. Commerce Drive, Suite 200 

Saratoga Springs, UT 84045  

 

l. Applicable Law. This Agreement and the construction thereof, and the rights, 

remedies, duties, and obligations of the parties which arise hereunder are to be 

construed and enforced in accordance with the laws of the State of Utah.  

 

m. Execution of Agreement. This Agreement may be executed in multiple parts as 

originals or by facsimile copies of executed originals; provided, however, if 

executed and evidence of execution is made by facsimile copy, then an original 

shall be provided to the other party within seven days of receipt of said facsimile 

copy. 

 

n. Hold Harmless and Indemnification. Developer agrees to defend, indemnify, and 

hold harmless City and its elected officials, officers, agents, employees, 
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consultants, special counsel, and representatives from liability for claims, 

damages, just compensation restitution, inverse condemnation, or any judicial or 

equitable relief which may arise from or are related to any activity connected with 

the Project, including approval of the Project, the direct or indirect operations of 

Developer or its contractors, subcontractors, agents, employees, or other persons 

acting on its behalf which relates to the Project, or which arises out of claims for 

personal injury, including health, and claims for property damage. This includes 

any claims or suits related to the existence of hazardous, toxic, and/or 

contaminating materials on the Project and geological hazards. 

 

i. Nothing in this Agreement shall be construed to mean that Developer shall 

defend, indemnify, or hold the City or its elected and appointed 

representatives, officers, agents and employees harmless from any claims 

of personal injury, death or property damage or other liabilities arising 

from: (i) the willful misconduct or negligent acts or omissions of the City, 

or its boards, officers, agents, or employees; and/or (ii) the negligent 

maintenance or repair by the City of improvements that have been offered 

for dedication and accepted by the City for maintenance 

 

ii. City shall give written notice of any claim, demand, action or proceeding 

which is the subject of Developer’s hold harmless agreement as soon as 

practicable but not later than thirty (30) days after the assertion or 

commencement of the claim, demand, action or proceeding. If any such 

notice is given, Developer shall be entitled to participate in the defense of 

such claim. Each party agrees to cooperate with the other in the defense of 

any claim and to minimize duplicative costs and expenses. 

 

o. Relationship of Parties. The contractual relationship between City and Developer 

arising out of this Agreement is one of independent contractor and not agency. 

This Agreement does not create any third-party beneficiary rights. It is 

specifically understood by the parties that: (i) all rights of action and enforcement 

of the terms and conditions of this Agreement shall be reserved to City and 

Developer, (ii) the Project is a private development; (iii) City has no interest in or 

responsibilities for or duty to third parties concerning any improvements to the 

Property; and (iv) Developer shall have the full power and exclusive control of 

the Property subject to the obligations of Developer set forth in this Agreement. 

 

p. Annual Review. City may review progress pursuant to this Agreement at least 

once every twelve (12) months to determine if Developer has complied with the 

terms of this Agreement. If City finds, on the basis of substantial evidence, that 

Developer has failed to comply with the terms hereof, City may declare 

Developer to be in Default as provided in Paragraph 10 herein. City's failure to 

review at least annually Developer’s compliance with the terms and conditions of 

this Agreement shall not constitute or be asserted by any party as a Default under 

this Agreement by Developer or City. 
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q. Institution of Legal Action. In addition to any other rights or remedies, either 

party may institute legal action to cure, correct, or remedy any Default or breach, 

to specifically enforce any covenants or agreements set forth in this Agreement or 

to enjoin any threatened or attempted violation of this Agreement; or to obtain 

any remedies consistent with the purpose of this Agreement. However, any 

remedy against the City shall be limited to specific performance only. Legal 

actions shall be instituted in the Fourth District Court, State of Utah, or in the 

Federal District Court for the District of Utah. 

 

r. Title and Authority. Developer expressly warrants and represents to City that 

Developer (i) owns all right, title and interest in and to the Property, or (ii) has the 

exclusive right to acquire such interest, and (iii) that prior to the execution of this 

Agreement no right, title or interest in the Property has been sold, assigned or 

otherwise transferred to any entity or individual other than to Developer. 

Developer further warrants and represents that no portion of the Property is 

subject to any lawsuit or pending legal claim of any kind. Developer warrants that 

the undersigned individuals have full power and authority to enter into this 

Agreement on behalf of Developer. Developer understands that City is relying on 

these representations and warranties in executing this Agreement. 

 

s. Headings for Convenience. All headings and captions used herein are for 

convenience only and are of no meaning in the interpretation or effect of this 

Agreement. 

 

IN WITNESS WHEREOF, this Agreement has been executed by City and by a duly authorized 

representative of Developer as of the date first written above. 

 

Attest:      City of Saratoga Springs, a political subdivision of 

the State of Utah 

 

 
________________________________ By:________________________________________ 

City Recorder      Mayor 

 

DEVELOPER, _________________, a Utah 

corporation/limited liability company/partnership. 

 

      By:                                             

    

Its:______________________________________ 

 

State of Utah  

 

County of _______ 

 

 The foregoing instrument was acknowledged before me this ___ day of 
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________________ 20__ by _____________, of _____________________, a Utah 

corporation/limited liability company/partnership. 

 

 

______________________________  

Notary Public 
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Exhibit “A” 

 

 Property Ownership map, Vicinity Map, and/or Legal Descriptions 
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Exhibit “B” 

 

Staff Report with Adopted Planning Commission Findings and Conditions of Approval, 

Report of Action (if applicable), and Written Minutes 

 

[ON FILE WITH THE CITY RECORDER] 

 

 

 



 

 Page 16 

Exhibit “C” 

 

Staff Report with Adopted City Council Findings and Conditions of  

Approval, Report of Action (if applicable), City Council Written Minutes. 

 

[ON FILE WITH THE CITY RECORDER] 
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 Exhibit “D” 

 Concept Plan 
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Exhibit “E” 

Parks, Recreation, Trails, and Open Space Master Plan 
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Exhibit “F” 

Conceptual Utility Plan 

  

 



   
  

ORDINANCE NO.   24-25 (6-18-24) 
 

AN ORDINANCE OF THE CITY OF SARATOGA SPRINGS, 
UTAH, ADOPTING AN AMENDMENT TO THE LAND USE 
MAP OF THE GENERAL PLAN, ADOPTING AN 
AMENDMENT TO THE OFFICIAL ZONING MAP, AND 
APPROVING A DEVELOPMENT AGREEMENT 
SPECIFYING THE TERMS OF THE DEVELOPMENT OF 
CERTAIN REAL PROPERTY IN THE CITY 

 
WHEREAS, Utah Code Chapter 10-9a allows municipalities to amend the general plan 

and the number, shape, boundaries, or area of any zoning district; and 
 
WHEREAS, before the Saratoga Springs City Council approves any zoning or general 

plan amendments, the amendments must first be reviewed by the Saratoga Springs Planning 
Commission for its recommendation to the City Council; and 

 
WHEREAS, on May 16, 2024, the Planning Commission held a public hearing after 

proper notice and publication to consider amendments to the City’s Land Use Map of the 
General Plan as well as the City-wide zoning map for certain real property in the City of 
Saratoga Springs, which is described in Exhibit A (“Property”), and forwarded the item with a 
favorable recommendation; and 

 
WHEREAS, on June 4, 2024, the City Council held a public meeting to consider the 

general plan land use map and zoning map amendments and the item was continued to the June 
18, 2024 City Council meeting; and 

 
WHEREAS, on June 18, 2024, the City Council held a public meeting to consider the 

general plan land use map and zoning map amendments; and 
 
WHEREAS, the City Council voted to approve the rezone and general plan amendments 

subject to the terms of a development agreement, which agreement is attached as Exhibit B 
(“Agreement”); and 
 

WHEREAS, pursuant to Utah Code § 10-9a-102, the City Council is authorized to enter 
into development agreements it considers necessary or appropriate for the use and development 
of land within the municipality; and 
 

WHEREAS, the City desires to enter into the Agreement because the Agreement 
establishes planning principles, standards, and procedures to eliminate uncertainty in planning 
and guide the orderly development of the Property; and 
 

WHEREAS, after due consideration, and after proper notice, and after conducting the 
requisite public hearing with the Planning Commission, the City Council, pursuant to its 
legislative authority under Utah Code Annotated § 10-9a-101, et seq., has determined that it is in 
the best interests of the residents of the City of Saratoga Springs that amendments to the Land 



   
  

Use Map of the General Plan and City-wide zoning map be made and that the Agreement be 
approved. 
 

NOW THEREFORE, the City Council hereby ordains as follows: 
 

SECTION I – ENACTMENT 
 
  The Property described in Exhibit A is hereby changed from Low Density Residential to 
Regional Commercial on the City’s Land Use Map of the General Plan and changed from R1-10 
to Regional Commercial (RC) on the City’s Zoning Map, subject to and conditioned on the 
owner of the Property entering into the development agreement attached as Exhibit B, which 
Agreement shall be recorded on the Property in the Office of the Utah County Recorder. City 
Staff is hereby instructed to amend the official City Zoning Map and Land Use Map accordingly 
and to record said Agreement, subject to payment of the recording costs by the property owner. 
 
 The City Manager is hereby authorized to sign the development agreement attached as 
Exhibit B. City Staff may make any non-substantive changes to the Agreement before execution 
but may not make any changes inconsistent with the conditions of approval adopted by the City 
Council.  
 

SECTION II – AMENDMENT OF CONFLICTING ORDINANCES 
 

If any ordinances, resolutions, policies, or maps of the City of Saratoga Springs 
heretofore adopted are inconsistent herewith they are hereby amended to comply with the 
provisions hereof. If they cannot be amended to comply with the provisions hereof, they are 
hereby repealed. 
 

SECTION III – EFFECTIVE DATE 
 
 This ordinance shall take effect upon its passage by a majority vote of the Saratoga Springs 
City Council and following notice and publication as required by the Utah Code. 

 
SECTION IV – SEVERABILITY 

 
 If any section, subsection, sentence, clause, phrase, or portion of this ordinance is, for any 
reason, held invalid or unconstitutional by any court of competent jurisdiction, such provision 
shall be deemed a separate, distinct, and independent provision, and such holding shall not affect 
the validity of the remaining portions of this ordinance. 

 
SECTION V – PUBLIC NOTICE 

 
The Saratoga Springs Recorder is hereby ordered, in accordance with the requirements of 

Utah Code § 10-3-710–711, to do as follows: 
a. deposit a copy of this ordinance in the office of the City Recorder; and 
b. publish notice as follows: 



   
  

i. publish a short summary of this ordinance on the Utah Public Notice 
Website created in Utah Code § 63F-1-701 and on the City’s official 
website; and 

ii. publish a short summary of this ordinance in in a public location within 
the City that is reasonably likely to be seen by residents of the City. 

 
 ADOPTED AND PASSED by the City Council of the City of Saratoga Springs, Utah, 
this __ of ____________, 20__. 
 
 
Signed: __________________________ 
   Jim Miller, Mayor 
 
 
Attest: ___________________________ 
           Nicolette Fike, City Recorder 
 
 

CITY COUNCIL VOTE AS RECORDED 
 
Councilmembers:   Yes  No  Abstain Excused 
Audrey Barton              _____  _____  _____  _____ 
Chris Carn    _____  _____  _____  _____ 
Michael McOmber             _____  _____  _____  _____ 
Lance Wadman   _____  _____  _____  _____ 
Stephen Willden   _____  _____  _____  _____ 
Mayor Jim Miller (tie only)  _____  _____ 
  



   
  

EXHIBIT A 
 

Legal Description 
  



   
  

EXHIBIT B 
 

Development Agreement 



Ken R. Young, Community Development Director 

kyoungk@saratogasprings-ut.gov 
1307 North Commerce Drive, Suite 200 • Saratoga Springs, Utah 84045 

801-766-9793 x123 • 801-766-9794 fax 

 

CITY COUNCIL 
 Staff Report 

 
Code Amendments 
Section 19.04.11, Establishment of Land Use Zones and Official Map, and  
Section 19.04.09, Purpose and Intent of Non-Residential and Mixed Use Zones 
June 18, 2024 
Public Hearing 
 

Report Date:    June 11, 2024 
Applicant: City Initiated 
Previous Meetings:  None for these topics 
Type of Action: Legislative 
Land Use Authority: City Council 
Planner: Ken R. Young, Community Development Director 
 

 

 
A. Executive Summary:   

Amendments to Title 19 Land Development Code of the City of Saratoga Springs, Section 19.04, 
Section 11, Establishment of Land Use Zones and Official Map, amending permitted uses by 
adding: 1) Churches as permitted in the OW, I, LI and BP Zones; 2) ancillary commercial uses as 
permitted in the I/C Zone; and Funeral Homes as permitted in the Industrial Zone. Also 
amending Section 19.04.09, Purpose and Intent of Non-Residential and Mixed Use Zones. City 
Initiated. 
 
Recommendation: The Planning Commission reviewed this application on May 30, 2024 and 
have forwarded a positive recommendation for the proposed code amendments to Title 19.  

 
B. Background: 

At the direction of City Council and other identified needs in zoning, we are proposing the 
addition of various permitted uses in various zoning districts. In seeking to be more equitable 
and flexible in our zoning permitted uses, and following legal advice, staff performed research 
and prepared this proposal. 

 
C.  Specific Request:  

This is a request for approval of proposed code amendments to Section 19.04.11, Establishment 
of Land Use Zones and Official Map of the Land Development Code, and Section 19.04.09, 
Purpose and Intent of Non-Residential and Mixed Use Zones, as shown on Exhibit A.   

 A summary of the uses, zoning and reasons for the request is as follows: 
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Identified Uses Applicable Zones Reasons 

Churches Office Warehouse, Light 
Industrial, Industrial and 
Business Parks 

Legal determination that churches 
should be permitted in all zones 
unless impractical 

Ancillary commercial uses, 
including various retail and 
recreation services 

Institutional/Civic To provide for flexibility and to 
benefit public uses on City 
properties, e.g. marinas, parks, etc. 

Funeral Homes Industrial To match zoning permitted for 
crematories 

 
D. Process:  

Section 19.17.03. Planning Commission and City Council Review outlines the process and for 
an amendment and is evaluated below. 

 
1. The Planning Commission shall review the petition and make its recommendation to 

the City Council within thirty days of the receipt of the petition. 
Complies. This is a City-initiated application, presented for a recommendation to 
the City Council. 

 
2. The Planning Commission shall recommend adoption of proposed amendments only 

where it finds the proposed amendment furthers the purpose of the Saratoga 
Springs Land Use Element of the General Plan and that changed conditions make the 
proposed amendment necessary to fulfill the purposes of this Title. 

Complies. Please see Sections F and G of this report. 
 

3. The Planning Commission and City Council shall provide the notice and hold a public 
hearing (Planning Commission) as required by the Utah Code. For an application 
which concerns a specific parcel of property, the City shall provide the notice 
required by Chapter 19.13 for a public hearing. 

Complies. Please see Section E of this report. 
 

4. For an application which does not concern a specific parcel of property, the City shall 
provide the notice required for a public hearing except that notice is not required to 
be sent to property owners directly affected by the application or to property 
owners within 300 feet of the property included in the application. 

Complies. Please see Section E of this report. 
 
E. Community Review:  

Public Hearing: This has been noticed as a public hearing pursuant to City and State statutes, 
which requires posting notice on the Utah public notice website and the City’s website and in 
City Hall, and, except for code amendments, mailing notices to property owners whose land is 
directly affected by the request and property owners within 300 feet of the subject property at 
least 10 calendar days prior to the public hearing.  
No public comments were received or heard at the public hearing. 
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F. General Plan:   
The proposed amendments, as they relate to the 2042 General Plan Vision, Goals and Strategies 
for Land Use & Neighborhoods, are evaluated below. 
 
Land Use and Neighborhoods, The Vision 
“Land Use and Neighborhoods supports the general plan vision by preserving existing 
neighborhoods and requiring new attractive, healthy, and family-friendly neighborhoods. 
Neighborhoods will have a variety of housing types and amenities. As new development occurs, 
it will be supported by appropriate services and amenities, ensuring a high quality of life for 
existing and future residents.” 

 
Land Use Goal 
Future development in Saratoga Springs reflects the community’s preferred vision. 
 
Staff conclusion: Consistent. The proposed amendments will provide more zoning flexibility and 
benefit public uses in the City.  

 
G. Code Criteria:  

Code amendments are a legislative decision and grant the City Council significant discretion 
when considering changes to the Code. The criteria for an ordinance are outlined below and 
act as guidance to the Council and to the Commission in making a recommendation. Note that 
the criteria are not binding. 

19.17.05 Consideration of General Plan, Ordinance, or Zoning Map Amendment 

The Planning Commission and City Council shall consider, but not be bound by, the following 
criteria of Section 19.17.05 when deciding whether to recommend or grant a general plan, 
ordinance, or zoning map amendment: 

 
1. The proposed change will conform to the Land Use Element and other provisions of the 

General Plan; 
Consistent. See Section G of this report. 

 
2. the proposed change will not decrease nor otherwise adversely affect the health, 

safety, convenience, morals, or general welfare of the public; 

Consistent. The amendments will not adversely affect the health and welfare of the 
general public. 

 
3. the proposed change will more fully carry out the general purposes and intent of this 

Title and any other ordinance of the City; and 
 
19.01.04. Purpose. This section identifies the purpose of Title 19.  
1. The purpose of this Title, and for which reason it is deemed necessary, and for 

which it is designed and enacted, is to preserve and promote the health, safety, 
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morals, convenience, order, fiscal welfare, and the general welfare of the City, 
its present and future inhabitants, and the public generally, and in particular to: 

a. encourage and facilitate the orderly growth and expansion of the City; 
b. secure economy in governmental expenditures; 
c. provide adequate light, air, and privacy to meet the ordinary or common 

requirements of happy, convenient, and comfortable living of the 
municipality’s inhabitants, and to foster a wholesome social 
environment; 

d. enhance the economic well-being of the municipality and its inhabitants; 
e. facilitate adequate provisions for transportation, water, sewer, schools, 

parks, recreation, storm drains, and other public requirements; 
f. prevent the overcrowding of land, the undue concentration of 

population, and promote environmentally friendly open space; 
g. stabilize and conserve property values; 
h. encourage the development of an attractive and beautiful community; 

and 
i. promote the development of the City of Saratoga Springs in accordance 

with the Land Use Element of the General Plan. 
 

Consistent. The proposed amendments will provide additional zoning flexibility 
and benefit the public’s ability to enjoy the use of City-owned properties. 

 
4. in balancing the interest of the petitioner with the interest of the public, community 

interests will be better served by making the proposed change. 
Consistent. The proposed amendments will provide additional effectiveness of 
the Code and better enhance consistency in development review. 

 
5. any other reason that, subject to the legislative discretion of the City Council, could 

advance the general welfare. 
 
H. Recommendation and Alternatives: 

The Planning Commission has recommended approval, and staff recommend the Council 
choose from the following options.  
 
Option 1 - Approval 
“Based upon the evidence and explanations received today, I move the City Council approve 
the proposed amendments to Title 19, with the Findings and Conditions in the Staff Report.” 

 
Findings  
1. The application is consistent with the General Plan, as articulated in Section F of the 

staff report, which section is incorporated by reference herein.  
2. The application complies with the criteria in section 19.17.05 of the Land 

Development Code, as articulated in Section G of the staff report, which section is 
incorporated by reference herein.  
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Conditions: 
1. Any other conditions or changes as articulated by the Planning Commission: 

____________________________________________________________________. 
 
Option 2 – Continuance  
“I move to continue the proposed code amendments to a future meeting, with direction to the  
Staff on information and/or changes needed to render a decision, as follows:  
 

1. ______________________________________________________________. 
 
Option 3 – Denial 
“Based upon the evidence and explanations received today, I move the City Council deny the 
proposed amendments to all or some of the amendments to Title 19, based on the following 
findings:” 
 

1. The application is not consistent with the General Plan:  
_________________________________________________________, and/or, 

2. The application is not consistent with Section {XX.XX] of the Code: 
_________________________________________________________, and/or 

 
H. Exhibits:  

A. Proposed Code Amendments (see below) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

EXHIBIT A, PROPOSED CODE AMENDMENTS 
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19.04.11. Permitted Uses, Non-Residential and Mixed Use Zones. 

The following table lists the Permitted Uses of Nonresidential Zones in the City of Saratoga Springs. Empty boxes 

mean that the use is prohibited in that zone. Uses not listed are also prohibited.  

 

P= Permitted    T=Temporary 

 

 NC CC RC1 HC MU OW I LI MW BP IC PSBL 

Alcoholic Beverage, 

State Liquor Store 
  P3          

Animal Hospital, 

Small/Small 

Veterinary Office 

P P P P P P       

Arts & Crafts Sales P P P P P P   P    

Automobile Rental 

& Leasing Agency 
  P3 P3  P3  P3     

Automobile Repair, 

Major 
      P3 P3     

Automobile Repair, 

Minor 
  P2/3   P3 P3 P3     

Automobile Sales   P2/3   P2/3 
 

P2/3     

Automobile, Boat, 
All-Terrain Vehicle 

(ATV), Motorcycle, 

Recreation Vehicle, 

Sales & Service 

  P2/3 P2/3  P2/3 P2/3 P2/3     

Bakery, 

Commercial 
     P  P     

Bakery, Retail P P P P P P P P P PA PA  

Bar4   P3 P3         

Bed and Breakfast     P    P    

Bookstore P P P P P P   P PA   

Building Material 

Sales (with outdoor 

storage) 

      P2/3 P2/3     

Building Material 

Sales (without 

outdoor storage) 

  P P  P P P     

Bus Lot            P3 

Cannabis 

Production 

Establishments as 
defined by Utah 

Code 

      P3      

Car Wash (full  P2/3 P2/3 P2/3  P2/3  P2/3     
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 NC CC RC1 HC MU OW I LI MW BP IC PSBL 

service) 

Car Wash (self 

service) 
  P2/3 P2/3  P2/3 P2/3 P2/3     

Cemetery           P  

Child Care Center P P P P P    PA PA P  

Churches  P P P P P P P P P P P  

Commercial & 

industrial laundries 
     P P P     

Commercial 

Recreation  
 P P P P P  P P  PA  

Commuter/Light 

Rail Station 
P P P P P P P P P P P  

Contractor 
construction 

services 

establishments 

   P  P P P     

Contractor Services 

Office 
   P  P P P     

Convenience Store   P P P P P  P  PE PA  

Convenience 
Store/Fast Food 

Combination 

 P P P  P  P  PE PA  

Copy Center P P P P P P    PA   

Crematory/Embalm

ing Facility 
      P      

Distribution Center             

Dockless Shared 

Mobility Device 

(deployment) 

P P P  P P P P P P P  

Drive-thru P2 P2 P2 P2 P2 P2 P2 P2   P2  

Dry Cleaners P P P P P P  P  PA/E   

Dwelling, Above 

commercial 
  P  P    P    

Dwelling, 

Live/Work 
    P    P    

Dwelling, Mobile 

Home 
            

Dwelling, Multi-

Family 
    P    P    

Dwelling, Single-

Family 
    P    P    

Dwelling, Three-

Family 
    P    P    
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 NC CC RC1 HC MU OW I LI MW BP IC PSBL 

Dwelling, Two-

Family 
    P    P    

Educational Center P P P P P P  P  P P  

Electronic Media 

Rental & Sales 
 P P P P P  P     

Electronic Sales & 

Repair 
  P P P P  P  PA   

Equipment Sales & 

Services (with 

indoor storage) 

  P P  P P3 P3  P   

Equipment Sales & 

Services (with 

outdoor storage) 

      P2/3 P2/3     

Exhibition Center    P P P   P P P  

Financial Institution P P P P P     PA   

Fitness Center 

(5,000 sq. ft. or 

less) 

P P P P P P  P P PA   

Fitness Center( 

5,001 sq. ft. or 

larger) 

  P P P P  P  PA   

Floral Sales P P P P P P   P PA PA  

Funeral Home   P P P P  P    P  

General Tobacco 

Retailer 
      P4      

Golf Course           P  

Grocery Store  P P P P    P    

Hardware & Home 
Improvement 

Retail 
  P   P  P     

Home Occupations   
See 

§19.08 
 

See 

§19.08 
   

See 

§19.08 
   

Hospital   P P         

Hotels   P2 P2 P2    P2 P2   

Ice Cream Shop P P P P P    P PA PA  

Impound Yard       P3      

Kennel, 

Commercial 
  P3 P3   P3      

Laundromat P P P P P P  P     

Library  P P P P      P  

Light 

Manufacturing 
     P3 P3 P     

Marina         P  P  
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 NC CC RC1 HC MU OW I LI MW BP IC PSBL 

Medical Cannabis 

Pharmacy 
      P3      

Motels             

Neighborhood 

Grocery Store 
P P  P P    P    

Non-Depository 

Institutions 
  P2 P2         

Office, High 

Intensity 
   P  P P P  P   

Office, Medical and 

Health Care 
 P P P P  P P  P   

Office, Professional  P P P P P  P P P   

Public Building or 

Facility – County 
Owned (excluding 

any waste or water 

treatment or jail or 

detention center) 

   P       P  

Public Parks, 

playgrounds, 
recreation areas, or 

other park 

improvements 

P P P P P P P P P P P P 

Pawn Shop    P3  P3 P3 P3     

Personal Service 

Establishment 
P P P P P P  P P PA   

Plant & Tree 

Nursery 
 P P P   P P     

Postal Center P P P P P P    PA P  

Preschool  P P P P    PA PA   

Printing, 

lithography & 
publishing 

establishments 

   P  P P P  P   

Public & private 
utility building or 

facility 
  P2 P2  P2 P2 P2 P2  P2 P2 

Public Building or 
Facilities (City 

Owned) 
P P P P P P P P P P P  

Reception Centers  P P P P    P P   

Recreation Center  P P P  P   P  P  

Recreation Rentals   P P  P P P P  PA  

Recycling Facilities       P      
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 NC CC RC1 HC MU OW I LI MW BP IC PSBL 

Refueling Station, 

Public 
 P2 P2 P2 P2 P2 P2 P2     

Refueling Station, 

Private 
 P2 P2 P2 P2 P2 P2 P2 P2 P2 P2 P2 

Rental, Long Term   P  P    P    

Rental, Short Term   P  P    P    

Research & 

Development 
   P  P P P  P P  

Residential facilities 

for elderly persons 
    P    P    

Residential 
Facilities for 

Persons with a 

Disability 

    P    P    

Restaurant, 

Takeout 
P P P P P P   P PA PA  

Restaurant P P P P P P   P PA/E PA  

Retail Sales  P4 P4 P4 P4 P4 P4   P4 PA/4 PA  

Retail, Big Box   P P         

Retail, Specialty P P P P P P   P  PA  

Retail, Tobacco 

Specialty Business 
      P4      

School, Public P P P P P P P P P P P P 

School, Trade or 

Vocational 
     P P P  P P  

Sexually Oriented 

Businesses 
      P2/3      

Shooting Range, 

indoor 
  P P  P P P     

Storage, Self-

Storage, or Mini 

Storage Units 

     P2/3 P2/3 P2     

Storage, Outdoor       P3 P2/3     

Storage, Vehicle       P2/3      

Tattoo Parlor       P3 P     

Tavern4             

Temporary Sales 

Trailer  
    T        

Temporary Use 
Trailer, Portable, 

Prefabricated or 

Manufactured 

Building 

          T  
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 NC CC RC1 HC MU OW I LI MW BP IC PSBL 

Theater  P P P         

Transit-Oriented 
Development 

(TOD) 
 P P P P    P P   

Truck and large 

Equipment Repair 
      P3      

Warehouse/Flex    P3  P3 P3 P3     

P = Permitted, T=Temporary 

A.  The noted Uses shall be allowed in the listed zones as an ancillary use only.  

E.  The noted Uses shall be allowed in the listed zones as an edge use only. See §19.05. 

1.  As an ancillary component of the identified Permitted Uses, employers may offer Child Care Center services for 

their      employees. The provision of such services shall require City approval. 
2.  Additional Standards as provided in other sections of Title 19.  

3.  The noted Uses shall not be allowed in the Gateway Overlay. See § 19.04.14 
4.  Certain retail uses shall not be allowed in the Gateway Overlay. See § 19.04.14 

 

19.04.09. Purpose and Intent of Non-Residential and Mixed Use Zones. 

 

10. Institutional/Civic (IC). The purpose of the Institutional/Civic (IC) Land Use Zone is to allow for public or 

quasi-public land uses. Development under these regulations should provide for university or college campuses as 
well as traditional schools, libraries, hospitals, public buildings or facilities, and other land uses that provide 

essential services to the general public, as well as some limited and ancillary commercial uses to benefit the 
public use of certain facilities. 
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ORDINANCE NO. 24-26 (6-18-24) 

AN ORDINANCE OF THE CITY OF SARATOGA SPRINGS, 

UTAH, (“CITY”) ADOPTING AN AMENDMENT TO TITLE 

19 OF THE SARATOGA SPRINGS CITY CODE AND 

ESTABLISHING AN EFFECTIVE DATE 

 

 WHEREAS, pursuant to Utah Code § 10-3-707, the City Council of the City of Saratoga 

Springs, Utah (“City Council”) previously adopted ordinances codified in Title 19; and 

 

 WHEREAS, pursuant to authority granted in Utah Code Annotated § 10-3-701 et seq., 

the City Council may adopt and amend laws, ordinances, regulations, and codes that comprise 

the regulatory, penal, and administrative ordinances of the City of Saratoga Springs; and 

 

 WHEREAS, the City Council has reviewed the City Code and finds that further 

amendment to the City Code is necessary to accomplish the purposes in Utah Code Annotated § 

10-3-701 et seq.; and 

 

 WHEREAS, pursuant to Utah Code Chapter 10-9a, a municipal legislative body such as 

the City Council may enact or amend land use regulations so long as such advances the purposes 

in Chapter 10-9a and a duly-noticed public hearing was first held by the planning commission; 

and 

 

 WHEREAS, the Saratoga Springs Planning Commission held a public hearing, after the 

required public notice, on May 30, 2024 and forwarded a recommendation to the City Council 

with or without amendments; and 

 

 WHEREAS, the City Council has reviewed the Planning Commission’s recommendation 

and all public comment received at the Planning Commission public hearing; and 

 

WHEREAS, the City Council hereby finds that the amendments attached as Exhibit A 

advance the purposes of Utah Code Chapter 10-9a and further the public health, safety, and 

welfare of Saratoga Springs residents.  

 

 NOW THEREFORE, the City Council ordains as follows: 

 

SECTION I – ENACTMENT 

 

 The amendments to Title 19 of the City Code attached as Exhibit A, incorporated herein 

by this reference, are hereby enacted. 

 

SECTION II – AMENDMENT OF CONFLICTING ORDINANCES 

 

 If any ordinances, resolutions, policies, or zoning maps of the City of Saratoga Springs 

heretofore adopted are inconsistent herewith they are hereby amended to comply with the 

provisions hereof. If they cannot be amended to comply with the provisions hereof, they are 

hereby repealed. 
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SECTION III – EFFECTIVE DATE 

 

 This ordinance shall take effect upon its passage by a majority vote of the Saratoga 

Springs City Council and following notice and publication as required by the Utah Code. 

 

SECTION IV – SEVERABILITY 

  

 If any section, subsection, sentence, clause, phrase, or portion of this ordinance is, for any 

reason, held invalid or unconstitutional by any court of competent jurisdiction, such provision 

shall be deemed a separate, distinct, and independent provision, and such holding shall not affect 

the validity of the remaining portions of this ordinance. 

 

SECTION V – PUBLIC NOTICE 

The Saratoga Springs Recorder is hereby ordered, in accordance with the requirements of 

Utah Code § 10-3-710–711, to do as follows: 

a. deposit a copy of this ordinance in the office of the City Recorder; and 

b. publish notice as follows: 

i. publish a short summary of this ordinance on the Utah Public Notice 

Website created in Utah Code § 63F-1-701 and on the City’s official 

website; and 

ii. publish a short summary of this ordinance in in a public location within 

the City that is reasonably likely to be seen by residents of the City. 

 

 ADOPTED AND PASSED by the City Council of the City of Saratoga Springs, Utah, 

this 18th of June, 2024. 

 

 

Signed: __________________________ 

   Jim Miller, Mayor 

 

 

Attest: ___________________________ 

           Nicolette Fike, City Recorder 

 

 

CITY COUNCIL VOTE AS RECORDED 

 

Councilmembers:   Yes  No  Abstain Excused 

Chris Carn              _____  _____  _____  _____ 

Michael McOmber   _____  _____  _____  _____ 

Ryan Poduska              _____  _____  _____  _____ 

Chris Porter    _____  _____  _____  _____ 

Stephen Willden   _____  _____  _____  _____ 

Mayor Jim Miller (tie only)  _____  _____ 
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EXHIBIT A 
 

19.04.11. Permitted Uses, Non-Residential and Mixed Use Zones. 

The following table lists the Permitted Uses of Nonresidential Zones in the City of Saratoga Springs. 

Empty boxes mean that the use is prohibited in that zone. Uses not listed are also prohibited.  

 

P= Permitted    T=Temporary 

 

 NC CC RC1 HC MU OW I LI MW BP IC PSBL 

Alcoholic Beverage, 

State Liquor Store 
  P3          

Animal Hospital, 

Small/Small 

Veterinary Office 

P P P P P P       

Arts & Crafts Sales P P P P P P   P    

Automobile Rental & 

Leasing Agency 
  P3 P3  P3  P3     

Automobile Repair, 

Major 
      P3 P3     

Automobile Repair, 

Minor 
  P2/3   P3 P3 P3     

Automobile Sales   P2/3   P2/3 
 

P2/3     

Automobile, Boat, 

All-Terrain Vehicle 

(ATV), Motorcycle, 

Recreation Vehicle, 

Sales & Service 

  P2/3 P2/3  P2/3 P2/3 P2/3     

Bakery, Commercial      P  P     

Bakery, Retail P P P P P P P P P PA PA  

Bar4   P3 P3         

Bed and Breakfast     P    P    

Bookstore P P P P P P   P PA   

Building Material 

Sales (with outdoor 

storage) 

      P2/3 P2/3     

Building Material 

Sales (without 

outdoor storage) 

  P P  P P P     

Bus Lot            P3 

Cannabis Production 

Establishments as 
      P3      
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 NC CC RC1 HC MU OW I LI MW BP IC PSBL 

defined by Utah 

Code 

Car Wash (full 

service) 
 P2/3 P2/3 P2/3  P2/3  P2/3     

Car Wash (self 

service) 
  P2/3 P2/3  P2/3 P2/3 P2/3     

Cemetery           P  

Child Care Center P P P P P    PA PA P  

Churches  P P P P P P P P P P P  

Commercial & 

industrial laundries 
     P P P     

Commercial 

Recreation  
 P P P P P  P P  PA  

Commuter/Light Rail 

Station 
P P P P P P P P P P P  

Contractor 

construction services 

establishments 

   P  P P P     

Contractor Services 

Office 
   P  P P P     

Convenience Store   P P P P P  P  PE PA  

Convenience 

Store/Fast Food 

Combination 

 P P P  P  P  PE PA  

Copy Center P P P P P P    PA   

Crematory/Embalmi

ng Facility 
      P      

Distribution Center             

Dockless Shared 

Mobility Device 

(deployment) 

P P P  P P P P P P P  

Drive-thru P2 P2 P2 P2 P2 P2 P2 P2   P2  

Dry Cleaners P P P P P P  P  PA/E   

Dwelling, Above 

commercial 
  P  P    P    

Dwelling, Live/Work     P    P    

Dwelling, Mobile 

Home 
            

Dwelling, Multi-

Family 
    P    P    
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 NC CC RC1 HC MU OW I LI MW BP IC PSBL 

Dwelling, Single-

Family 
    P    P    

Dwelling, Three-

Family 
    P    P    

Dwelling, Two-Family     P    P    

Educational Center P P P P P P  P  P P  

Electronic Media 

Rental & Sales 
 P P P P P  P     

Electronic Sales & 

Repair 
  P P P P  P  PA   

Equipment Sales & 

Services (with indoor 

storage) 

  P P  P P3 P3  P   

Equipment Sales & 

Services (with 

outdoor storage) 

      P2/3 P2/3     

Exhibition Center    P P P   P P P  

Financial Institution P P P P P     PA   

Fitness Center (5,000 

sq. ft. or less) 
P P P P P P  P P PA   

Fitness Center( 5,001 

sq. ft. or larger) 
  P P P P  P  PA   

Floral Sales P P P P P P   P PA PA  

Funeral Home   P P P P  P    P  

General Tobacco 

Retailer 
      P4      

Golf Course           P  

Grocery Store  P P P P    P    

Hardware & Home 

Improvement Retail 
  P   P  P     

Home Occupations   
See 

§19.08 
 

See 

§19.08 
   

See 

§19.08 
   

Hospital   P P         

Hotels   P2 P2 P2    P2 P2   

Ice Cream Shop P P P P P    P PA PA  

Impound Yard       P3      

Kennel, Commercial   P3 P3   P3      

Laundromat P P P P P P  P     

Library  P P P P      P  
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 NC CC RC1 HC MU OW I LI MW BP IC PSBL 

Light Manufacturing      P3 P3 P     

Marina         P  P  

Medical Cannabis 

Pharmacy 
      P3      

Motels             

Neighborhood 

Grocery Store 
P P  P P    P    

Non-Depository 

Institutions 
  P2 P2         

Office, High Intensity    P  P P P  P   

Office, Medical and 

Health Care 
 P P P P  P P  P   

Office, Professional  P P P P P  P P P   

Public Building or 

Facility – County 

Owned (excluding 

any waste or water 

treatment or jail or 

detention center) 

   P       P  

Public Parks, 

playgrounds, 

recreation areas, or 

other park 

improvements 

P P P P P P P P P P P P 

Pawn Shop    P3  P3 P3 P3     

Personal Service 

Establishment 
P P P P P P  P P PA   

Plant & Tree Nursery  P P P   P P     

Postal Center P P P P P P    PA P  

Preschool  P P P P    PA PA   

Printing, lithography 

& publishing 

establishments 

   P  P P P  P   

Public & private 

utility building or 

facility 

  P2 P2  P2 P2 P2 P2  P2 P2 

Public Building or 

Facilities (City 

Owned) 

P P P P P P P P P P P  

Reception Centers  P P P P    P P   

Recreation Center  P P P  P   P  P  
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 NC CC RC1 HC MU OW I LI MW BP IC PSBL 

Recreation Rentals   P P  P P P P  PA  

Recycling Facilities       P      

Refueling Station, 

Public 
 P2 P2 P2 P2 P2 P2 P2     

Refueling Station, 

Private 
 P2 P2 P2 P2 P2 P2 P2 P2 P2 P2 P2 

Rental, Long Term   P  P    P    

Rental, Short Term   P  P    P    

Research & 

Development 
   P  P P P  P P  

Residential facilities 

for elderly persons 
    P    P    

Residential Facilities 

for Persons with a 

Disability 

    P    P    

Restaurant, Takeout P P P P P P   P PA PA  

Restaurant P P P P P P   P PA/E PA  

Retail Sales  P4 P4 P4 P4 P4 P4   P4 PA/4 PA  

Retail, Big Box   P P         

Retail, Specialty P P P P P P   P  PA  

Retail, Tobacco 

Specialty Business 
      P4      

School, Public P P P P P P P P P P P P 

School, Trade or 

Vocational 
     P P P  P P  

Sexually Oriented 

Businesses 
      P2/3      

Shooting Range, 

indoor 
  P P  P P P     

Storage, Self-

Storage, or Mini 

Storage Units 

     P2/3 P2/3 P2     

Storage, Outdoor       P3 P2/3     

Storage, Vehicle       P2/3      

Tattoo Parlor       P3 P     

Tavern4             

Temporary Sales 

Trailer  
    T        

Temporary Use 

Trailer, Portable, 
          T  
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 NC CC RC1 HC MU OW I LI MW BP IC PSBL 

Prefabricated or 

Manufactured 

Building 

Theater  P P P         

Transit-Oriented 

Development (TOD) 
 P P P P    P P   

Truck and large 

Equipment Repair 
      P3      

Warehouse/Flex    P3  P3 P3 P3     

P = Permitted, T=Temporary 

A.  The noted Uses shall be allowed in the listed zones as an ancillary use only.  

E.  The noted Uses shall be allowed in the listed zones as an edge use only. See §19.05. 

1.  As an ancillary component of the identified Permitted Uses, employers may offer Child Care Center services for their      

employees. The provision of such services shall require City approval. 

2.  Additional Standards as provided in other sections of Title 19.  

3.  The noted Uses shall not be allowed in the Gateway Overlay. See § 19.04.14 

4.  Certain retail uses shall not be allowed in the Gateway Overlay. See § 19.04.14 

 

19.04.09. Purpose and Intent of Non-Residential and Mixed Use Zones. 

 

10. Institutional/Civic (IC). The purpose of the Institutional/Civic (IC) Land Use Zone is to allow for public 

or quasi-public land uses. Development under these regulations should provide for university or college 

campuses as well as traditional schools, libraries, hospitals, public buildings or facilities, and other land 

uses that provide essential services to the general public, as well as some limited and ancillary 

commercial uses to benefit the public use of certain facilities. 
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