
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 766-9793 at least 

one day prior to the meeting. 

 

 

 
 
 

 
 

 
 

 

Planning Commission Meeting 
Thursday, November 12, 2015 

Meeting held at the Saratoga Springs City Offices 
1307 North Commerce Drive, Suite 200, Saratoga Springs 

 
 

AGENDA 

 

One or more members of the Commission may participate electronically in this meeting. 
 

PLEASE NOTE: THE ORDER OF THE FOLLOWING ITEMS MAY BE SUBJECT TO CHANGE BY THE ORDER OF THE PLANNING 
COMMISSION CHAIR. 

 
Regular Session, commencing at 6:30 P.M. 
 

1. Pledge of Allegiance. 

2. Roll Call.  
3. Public Input – Time has been set aside for any person to express ideas, concerns, comments, questions or issues that are 

not listed on the agenda. Comments are limited to three minutes. 
4. Public Hearing Home Occupation for Cooking with Chef Steph, located at 1363 Lukas Lane, Stephanie Jensen, applicant. 

Presented by Kara Knighton. 
5. Public Hearing: Site Plan Amendment for West Saratoga Transportation Hub, located at 337 North Thunder Boulevard, 

Alpine School District, applicant. Presented by Sarah Carroll. 
6. Public Hearing: Site Plan for The Fairways Office Park,  located at approximately 2246 South Talons Cove Drive, Peter 

Staks, applicant. Presented by Kara Knighton. 
7. Public Hearing: Rezone and General Plan Amendment to R-3,Low Density Residential, for Willow Glen (formerly Parkway 

Estates), located at approximately 1900 East 145 North (8950 West 7350 North Utah County Address), PG Property 
Holdings, applicant,. Presented by Jamie Baron. 

8. Public Hearing: Multiple Preliminary Subdivision Plats for Legacy Farms Village Plan 2, located at approximately 400 South 
Redwood Road, D.R. Horton, Inc., applicant. Presented by Kara Knighton. 

9. Public Hearing: Proposed Rezone and General Plan Amendment, R-3 and Low Density Residential to Mixed Waterfront for 
Richard Chiu Property, Parcel 58:032:0142, located at approximately 940 North Redwood Road (North of Dalmore Meadows 

Subdivision), City initiated. Presented by Kimber Gabryszak. 
10. Public Hearing: Preliminary Plat for The Crossing Commercial Plat, located adjacent to Redwood Road, between Market 

Street and Pioneer Crossing, The Boyer Company, applicant,. Presented by Kimber Gabryszak. 

11. Approval of Minutes: 
1. October 22, 2015. 

12. Reports of Action. 
13. Commission Comments. 

14. Director’s Report: 
• Council Actions 

• Applications and Approval 

• Upcoming Agendas 

• Other 

15. Motion to enter into closed session for the purchase, exchange, or lease of property, pending or reasonably imminent 
litigation, the character, professional competence, the deployment of security personnel, devices or systems or the physical 

or mental health of an individual. 
16. Adjourn. 
 
*Public comments are limited to three minutes. Please limit repetitive comments. 

 



      
 
 

PLANNING COMMISSION 
Staff Report 

 
Home Occupation 
Stephanie Jensen 
Thursday, November 12, 2015 
Public Hearing 
 

Report Date:    Thursday, November 5, 2015 
Applicant: Stephanie Jensen 
Owner:   Stephanie Jensen 
Location: 1363 Lukas Lane 
Major Street Access: Grandview Blvd 
Parcel Number(s) & Size: 52:936:0238 and 0.178 acres 
Parcel Zoning: R-3 
Adjacent Zoning:  R-3 
Current Use of Parcel:  Low Density Residential 
Adjacent Uses:  Low Density Residential 
Previous Meetings:  N/A 
Previous Approvals:  N/A 
Type of Action: Administrative 
Land Use Authority: Planning Commission 
Future Routing: N/A 
Author:   Kara Knighton, Planner I 

 
 
A. Executive Summary:   

The applicant, Stephanie Jensen, is requesting approval to hold cooking classes in the kitchen of 
the home at 1363 Lukas Lane. 

 
Recommendation:  

 
Staff recommends that the Planning Commission conduct a public hearing, take public 
comment, review and discuss the proposal, and vote to approve the home occupation with 
conditions as outlined in Section “I” of this report. Alternatives include continuation of the item, 
and denial. 
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B. Background:   
 

The application is to conduct cooking classes for kids, proposed as follows: 
• Proposed hours of operation are Saturdays from either 10 a.m. to 12 p.m. or 11:30 a.m. 

to 1:30 p.m. 
• Proposed two classes per month 
• Cooking classes to take place in the kitchen 
• Occasional games to be held outside or in the family/ living room next to the kitchen. 
• No outside employees proposed. 
• Home is ~ 3100 sq. ft. and the amount of the home used by the cooking classes is 665 sq. 

ft. for the kitchen, 332.5 sq. ft. for the living room, and 150 sq. ft. for the hallway. The 
applicant has proposed that she will be using 800-1000 sq. ft. for the home occupation. 
 

C. Specific Request: The applicant, Stephanie Jensen, is requesting approval to hold cooking classes 
in the kitchen of the home at 1363 Lukas Lane in the R-3 zone. The cooking classes are proposed 
to operate on Saturdays from either 10 a.m. to 12 p.m. or 11:30 a.m. to 1:30 p.m. The applicant 
has proposed an average of 10-14 students per class with two classes per month. 

 
D. Process:  
 The process and standards for a Home Occupation are found in Section 19.08 of the Code. Minor 

home occupations are approved administratively by Staff. However, if the proposal includes 
more than five patrons or customers per day, the approval body becomes the Planning 
Commission, which is required to hold a public hearing. 

 
 As the proposal is for more than five students per day of operation, this home occupation must 

be reviewed by the Planning Commission as part of a public hearing. 
 
E. Community Review: This item has been noticed as a public hearing in the Daily Herald; and 

mailed notice sent to all property owners within 300 feet. As of the date of this report, no public 
input has been received. 

 
F. Review:   
 The Utah County Health Department requires that the students do the cooking for the food that 

they eat. If adults are cooking “demo” style and the kids are going to eat what the adults make, 
then the County will require a Commercial kitchen and proper permits to be obtained.  

 
 The proposal is for the students to cook their own food with help from the applicant in reading 

the recipes, and in ensuring safety. A condition of approval has been added to ensure that if 
adults are cooking for the students then proper Utah County permits shall be obtained. 

 
G. General Plan:   
 The Low Density Residential designation is designed to provide areas for residential subdivisions 

with an overall density of 1 to 4 units per acre. This area is characterized by neighborhoods with 
streets designed to the City’s urban standards, single-family detached dwellings and open spaces. 
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Planned unit developments may be permitted within this designation. Open spaces shall include 
useable recreational features as outlined in the City’s Parks, Recreation, Trails, and Open Space 
Element of the General Plan but may be comprised of both Natural and Developed Open Spaces. 
The Low Density Residential designation is expected to be the City’s most prevalent land-use 
designation. In this land use designation, it is estimated that a typical acre of land may contain 3 
dwelling units. 

 
Staff conclusion: Consistent. The proposed cooking classes are considered a home occupation 
and will not disrupt the residential intent nor increase the density in the neighborhood. 

 
H. Code Criteria:  

Section 19.08.02 of the Code outlines the standards for home occupations: 
 
 19.08.02. Performance Standards. 
 Proposed Home Occupations must be in compliance with the following performance 

standards to ensure that adverse impacts to others are minimized and that the residential 
characteristics are preserved. Home Occupations are to be clearly incidental and 
secondary to the residential use of the property. All Home Occupations may be allowed if 
approved and in compliance with the terms of this Chapter and may be revoked if these 
performance standards are not maintained. Performance standards include: 

 
1. Floor Area. A home occupation may be located in any single family dwelling, or an 

accessory building to such a dwelling, but shall not occupy or use more than one-
third of the finished square footage of the dwelling in any 24 hour period. 

    
 Staff analysis: Up for discussion. The total square footage of the residence is 

~3100 sq. ft. The applicant has proposed that ~800-1000 sq. ft. will be used for the 
home occupation. The kids will be spending most of their time in the 665 sq. ft. 
kitchen (bathroom included in the sq. ft.). The home occupation proposes that 
Holiday festive games will occasionally be played either outside or in the 332.5 sq. 
ft. living room.  The kids will be entering from the main door and walking through 
the 150 sq. ft. hallway into the living room. If the measurements include the 
kitchen, living room, and hallway as all entirely part of the home occupation the 
square footage is 1147.5 sq. ft. which exceeds the allowed 1033.3 sq. ft. If passage 
of the hallway is excluded from the measurement, the square footage is less than 
1000 sq. ft., or if Holiday festive games are removed, the application also complies. 
Staff recommends removal of the hallway, as it is not regularly occupied, and as 
stairwells and similar areas are often excluded. 

 
2. Building and Fire Codes. A Home Occupation, including Home Occupations 

located in accessory buildings, shall comply with all applicable building and fire 
codes. For example, if a Home Occupation is located in a garage, approval for 
occupancy must be given by the Building Official and Fire Marshall. 
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 Staff analysis: Complies. The proposed home occupation will be located in the 
main dwelling, and not in an accessory building. The Fire Department conducted a 
Fire Safety Inspection on September 29, 2015 and passed the home. Fire supports 
the number of students not to exceed a count of 14 as recommended by the PC; 
with proper supervision additional. Both entry and exit points of the home are to 
remain clear of any debris and furniture for fast egress. Proper extinguishers were 
present at the time of inspection. Building may have additional concerns. 

 
3. Employees. Home Occupations may have no more than two on-premise 

employees who are not members of the resident family or household. 
 

Staff analysis: Complies. No non-family employees are proposed. 
 

4. Parking. Home Occupations shall provide adequate off-street parking as required 
by Chapter 19.09. Vehicles used in the occupation, other than passenger cars, may 
not be parked on site, unless parked in the home’s garage or other solid structure 
to shield the vehicles from view. Further, Home Occupations may not be located 
in required parking spaces (whether covered or uncovered) under Chapter 19.09. 
 
Staff analysis: Complies. Section 19.09.11 requires two spaces for the single family 
dwelling plus one space per outside employee. There is a three-car garage and 
enough space in the driveway to accommodate three additional vehicles. The Code 
requires a two-car garage and a 20’ driveway (4 stalls); six parking spaces are 
available. The home occupation will be located on the main floor and will not be 
located in required parking areas such as the garage. There are no vehicles 
associated with the proposed home occupation. 
 

5. Outdoor Storage. Outdoor storage associated with a Home Occupation shall be 
subject to the same performance standards governing other outdoor storage on 
residential lots. 

 
Staff analysis: Complies. No outdoor storage is proposed. 
 

6. Outdoor Activity. Outdoor activity may occur for a Home Occupation so long as 
the activity takes place in a fenced area and does not create an unreasonable 
disturbance to neighboring properties. 

 
Staff analysis: Can comply. Outdoor activity is proposed as a part of the home 
occupation. The backyard shall be fenced in and the outdoor activity shall not 
create an unreasonable disturbance to neighboring properties. Conditional of 
approval has been added clarifying that no outdoor activities shall take place 
unless the area is fenced in. 
 

7. Signs. A Home Occupation may display a nameplate sign attached to the home not 
exceeding four square feet solely for the purpose of identifying the occupation. 
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The design and placement of a proposed sign must receive approval from the 
Planning Commission or City Staff. Signs that in any manner are electronic, 
electric, lighted, or back-lit are strictly prohibited. 
 
Staff analysis: Complies. No signs are proposed. 
 

8. Hours of Operation. Home Occupations that receive customers, clients, or 
students shall operate only between 7:00 A.M. and 10:00 P.M., except for pre-
schools or day care which may operate from 6:00 a.m. to 10:00 p.m. 
 
Staff analysis: Complies. The proposed hours of operation are Saturdays from 
either 10 a.m. to 12 p.m. or 11:30 a.m. to 1:30 p.m. 
 

9. Hazardous Material. No Home Occupation shall generate hazardous wastes or 
materials that increase the danger of fire or cause fumes or odors that may be 
objectionable to neighboring residents. 

 
Staff analysis: Complies. No hazardous wastes or materials will be generated that 
may impact the neighboring residents. 

 
10.  Exterior Appearance. No Home Occupation shall alter the exterior of the home to 

differ from the colors, materials, construction, or lighting of the home before it 
was used as a Home Occupation. 

 
Staff analysis: Complies. The home will continue to look like a typical home. 
 

11. Retail Sales. Service related Home Occupation may conduct incidental retail sales 
provided that the sales do not increase traffic or violate any other performance 
standard. 

 
Staff analysis: Complies. The proposal does not include retail sales. 

 
12. Traffic and Utilities Use. The Home Occupation shall not generate traffic or 

increase the demand for utilities that exceeds those normally associated with 
residential uses. 

 
Staff analysis: Complies. The home is an interior lot located between Grandview 
Blvd. and Alpine Dr. The drop off/ pick up of the kids may generate higher traffic 
than normal on a daily basis, but the proposal of only a few times per month is 
consistent with families holding parties on an occasional basis in a residential area. 
 

13. Business License.  A business license is required for all Home Occupations. 
 
Staff analysis: A business license will be required prior to operation. 
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14. Additional Home occupations.  More than one Home Occupation is allowed for 
each lot or parcel if the combined Home Occupations meet all requirements of 
this Chapter as if all were one Home Occupation. 

 
Staff analysis: Complies. Only one home occupation will operate at this address. 
 

 
I. Recommendation and Alternatives: 

Staff recommends that the Planning Commission conduct a public hearing, take public input, 
discuss the application, and choose from the following options.  
 
Staff Recommended Option – Approval with conditions 
 
“I move to approve the proposed home occupation for cooking classes, located at 1363 Lukas 
Lane with the Findings and Conditions below:” 

 
Findings  
1. With conditions the application complies with the criteria in Section 19.08.02 of the 

Development Code, as articulated in Section “H” of the staff report. 
2.  The application is consistent with the General Plan, as articulated in Section “G” of 

the staff report, which section is incorporated by reference herein.  
 

Conditions: 
1. The home occupation is approved as shown in the attachments to the Staff report in 

Exhibit 2 and 3. 
2. The home occupations meets all Building codes and continues to meet all Fire codes, 

as articulated in Section “H” 
3. A business license shall be obtained, as articulated in Section “H” of the staff report. 
4. Kids shall cook the food that they eat. If adults cook for the students then proper Utah 

County permits shall be obtained.  
5. The [hallway/ holiday festive activities] shall be removed from the calculation of area 

used. 
6. No outdoor activities shall take place unless the area is fenced in. 
7. Student drop-off and pick-up shall be staggered over a 10-15 minute period prior to 

and after each class to ensure that traffic congestion and parking issues do not occur.  
8. All Code requirements shall be met. 
9. Any other conditions or changes as articulated by the Planning Commission: 

_____________________________________________________________________. 
 
Alternative 1 - Continuance 
The Planning Commission may also choose to continue the item. “I move to continue the home 
occupation 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. ______________________________________________________________ 
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Alternative 2 – Denial 
The Planning Commission may also choose to deny the application. “I move to deny the home 
occupation with the Findings below: 

1. The home occupation is not consistent with the General Plan, as articulated by the 
Planning Commission: 
_____________________________________________________________, and/or, 

2. The home occupation is not consistent with Section (19.08) of the Code, as articulated 
by the Planning commission: 
____________________________________________________, and/or 

 
J. Attachments:   

1. Location & Zone Map      (Page 8) 
2. Floor Plan        (Page 9) 
3. Applicant summary      (Page 10) 
4. Fire Safety Inspection Report     (Page 11) 
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Exhibit 4 11



Sarah Carroll, Senior Planner 

1307 North Commerce Drive, Suite 200  •  Saratoga Springs, Utah 84045 
scarroll@saratogaspringscity.com • 801-766-9793 x 106  •  801-766-9794 fax 

 

 

 
 

 
 

 

Planning Commission 

Staff Report 

 

Site Plan Amendment, Major 

West Saratoga Transportation Hub 

November 12, 2015 

Public Hearing 
 

Report Date:    November 5, 2015 
Applicant/Owner: Alpine School District 

Location:   337 North Thunder Blvd.  

Major Street Access:  400 North 
Parcel Number(s) & Size: 66:290:0008, ~20 acres 

Parcel Zoning: PSBL, Public School Bus Lot  
Adjacent Zoning: R-3, Ag, R-6, RR 

Current Use of Parcel: Bus Lot for Alpine School District  

Adjacent Uses: High School, Low Density Residential development, undeveloped 
property, agricultural uses 

Previous Meetings: 4/24/15, Public Hearing with PC for Site Plan 
Previous Approvals:   5/6/14, Site Plan approved by CC 

Land Use Authority: Planning Commission 
Future Routing: None 

Author:    Sarah Carroll, Senior Planner 

 

 

 
A. Executive Summary:  

This is a request for a site plan amendment to the West Saratoga Transportation Hub (Alpine 
School District Bus Lot). The proposed building was shown as a “future building” on the site plan 

that was approved in 2014.   

 
Recommendation: 

Staff recommends that the Planning Commission conduct a public hearing on the 
application, review and discuss the proposal, and choose from the options in Section I 

of this report. Options include approval with conditions, continuation, or denial.    

 
B. Background:  

The site plan was approved by the City Council on May 6, 2014 and included an outline for a 
“Future Administration Building”. The School District would now like to move forward with this 

building. However, there will be classrooms in the building too, which triggers the Utah State 
Code limitations regarding a municipalities review of education facilities (see section “F”). 

 

C. Specific Request:  
This is a request to proceed with the building that was identified as the “Future Administration 

Building” on the approved site plan. Classrooms will be included as well.  



 - 2 - 

D. Process:  

Section 19.14.06(8) of the City Code (as approved on 10/6/15) states that a major amendment 
to a Site Plan requires a public hearing with the Planning Commission, and the Planning 

Commission is the deciding body.   
 

E. Community Review:  

Per 19.13.04 of the City Code, this item has been noticed in The Daily Herald, and each property 
owner within 300 feet of the subject property was sent a letter at least ten calendar days prior to 

the public hearing with the Planning Commission. As of the completion of this report, no public 
input has been received.  

 
F. Review: State Code regarding schools.  

State Code limits a municipality’s review and regulations of educational facilities. An education 

facility is defined as a “building at which pupils assemble to receive instruction in a program for 
any combination of grades from preschool through grade 12.” Utah Code § 10-9a-103. Since the 

proposed building will include classrooms, it is an educational facility.   
 

Utah Code Section 10-9a-305(3) states a municipality may not:  

 
“(a) impose requirements for landscaping, fencing, aesthetic considerations, construction 

methods or materials, additional building inspections, municipal building codes, building 
use for educational purposes, or the placement or use of temporary classroom facilities 

on school property” 
 

“(f) impose regulations upon the location of an educational facility except as necessary to 

avoid unreasonable risks to health or safety”  
 

Staff finding: The City is not imposing regulations on the elevations or landscaping. Elevations 
have been included for informational purposes only. The City is not imposing regulations on the 
location of the facility; no health or safety concerns have been identified in relation to the 
proposed location.  
 

G. General Plan:   
The “Public School Bus Lot” land use has not been specifically identified in the General Plan. 

However, Land Use Goal 1.0 is to “Provide for orderly and efficient development that is 

compatible with both the natural and built environment by developing a land-use map that 
includes all projected land in the community.” 

 
Staff finding: consistent. The property was rezoned from A to PSBL in January 2014 to allow a 
public school bus lot to be constructed at this location. The Site Plan was approved in May 2014 
with an outline of the “Future Administration Building” shown on the plans; thus, this building 
was anticipated at that time. Prior to construction of the bus lot, the buses were coming from 
American Fork. Locating the administration building for the bus lot within Saratoga Springs will 
enhance the efficiency of the travel time and expenses for the School District that serves 
Saratoga Springs. Adding more classrooms will improve the classroom situation at the high 
school.   
 

H. Code Criteria:  
Municipalities are limited by state code when reviewing schools. The proposed building will 

function as an administration building and also includes classrooms which trigger the State Code 
limitations regarding review of an educational facility, including restrictions on regulating the 

location of an educational facility.    
 

Permitted or Conditional Use: Not regulated. Per state code a municipality may not 

regulate the location of an educational facility except as necessary to avoid unreasonable risks to 



 - 3 - 

health or safety. Since the proposal will include classrooms, it is therefore an educational facility. 

As a result, this is a permitted use in the zone. Staff has not been able to identify any 
unreasonable risks to health or safety.  

  
Minimum Lot Size: Complies. This zone requires a 10 acre minimum.  

 

Setbacks: Not regulated. State Code prohibits a municipality from regulating setbacks for a 
public school.   

 
Maximum Height: Not regulated. State Code prohibits a municipality from regulating 

setbacks for a public school.   
 

Maximum Lot Coverage: Complies. The parking and building do not cover more than 80% of 

the site.  
 

Development Standards: Not regulated. State Code prohibits a municipality from regulating 
aesthetics for a public school.   

 

Uses Within Buildings: Complies. No outdoor uses are proposed with this building.  
 

Buffering/Screening: Not regulated. State Code prohibits a municipality from regulating 
aesthetics for a public school.  (An 8’ pre-cast concrete wall was constructed around the site as 

required by the PSBL zone for the bus lot.) 
 

Landscaping/Timing of Installation: Not regulated. State Code prohibits a municipality 

from regulating aesthetics for a public school.   
 

Trash Storage: Complies. There is a dumpster on site.  
 

Monument Sign: Complies. Section 19.18.08(5) regulates signs for Institutional Uses. 

Maximum height of 7’-6”. Maximum sign face of 45 square feet. No other monument signs within 
100’. Materials and colors to match the building (the sign will have pillars that match the concrete 

wall surrounding the site). No illumination is proposed.  
 

I. Recommendation and Alternatives:  

Staff recommends that the Planning Commission discuss the application and choose from the 
following options.   

 
Option 1 – Staff Recommendation, Approval 

 
Approval:  

“Based upon the evidence and explanations received today, I move that the Planning Commission 

approve the site plan amendment for the West Saratoga Transportation Hub, located at 337 
North Thunder Boulevard, subject to the findings and conditions listed below:”  

 
Findings: 

1. The proposed site plan amendment is consistent with the General Plan as explained in 

the findings in Section “G” of this report, which findings are incorporated herein by this 
reference.   

2. The proposed site plan amendment meets or can conditionally meet all the requirements 
in the Land Development Code and State Code as explained in the findings in Section “F” 

and “H” of this report, which findings are incorporated herein by this reference.  
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       Conditions: 

1. Any conditions as articulated by the Planning Commission:   
________________________________________________________________________ 

 
Alternative 1 - Continuance 

The Planning Commission may choose to continue the item. “I move to continue the item 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. ________________________________________________________________________ 
 

Alternative 2 - Denial 

The Planning Commission may also choose to deny the application. “I move to deny the site plan 
amendment for the West Saratoga Transportation with the findings below:   

 
1. The application is not consistent with the General Plan, as articulated by the Planning 

Commission: ______________________________________________________, and/or, 

2. The application is not consistent with Section [SECTION] of the Code, as articulated by 
the Planning Commission: __________________________________________________. 

 
 

J. Exhibits: 
 

1. Engineering Staff Report 

2. Zoning / Location map 
3. Approved Site Plan 

4. Amended Site Plan/Elevations/Sign 
 

 

 



 

City Council 
Staff Report 
 

Author:  Jeremy D. Lapin, City Engineer  
Subject:  West Saratoga Transportation Hub                 
Date: November 12, 2015 
Type of Item:   Site Plan Amendment 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:  Alpine School District 
Request:  Site Plan Amendment, Major Approval 
Location:  337 North Thunder Blvd.  
Acreage:  2.39 Acres 

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

the following conditions: 
 
D. Conditions:   

 
A. Meet all engineering conditions and requirements in the construction of the 

project.  Review and inspection fees must be paid and a bond posted as per the 
City’s Development Code prior to any construction being performed on the 
project. Impact and water fees are due when pulling the building permit. 

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

complied with and implemented with the approved construction drawings. 
 
C. Developer must secure water rights as required by the City Engineer, City 

Attorney, and development code. 
 
D. Submit easements for all public utilities not located in the public right-of-way. 
 
E. Developer is required to ensure that there are no adverse effects to adjacent 

properties due to the grading practices employed during construction of these 
plats.   

 
F. Project must meet the City Ordinance for Storm Water release (0.2 cfs/acre for all 

developed property) and all UPDES and NPDES project construction requirements. 



 
 

G. Final plans shall include an Erosion Control Plan that complies with all City, UPDES 
and NPDES storm water pollution prevention requirements. 

 
H. All work to conform to the City of Saratoga Springs Standard Technical 

Specifications, most recent edition. 
 
I. Developer may be required by the Saratoga Springs Fire Chief to perform fire flow 

tests prior to final plat approval and prior to the commencement of the warranty 
period.  

 
J. Submittal of a Mylar and electronic version of the as-built drawings in AutoCAD 

format to the City Engineer is required prior acceptance of site improvements and 
the commencement of the warranty period.  

 
K. The dumpster enclosure plans shall be included in the construction drawings and 

shall include the wall and footing design, the pad and pavement section, and 
grading.  
 

L. All unused utility laterals shall be removed to the main and capped. 
 

 
 

 
 
 

 
 
 



 

SITE 

ZONING / LOCATION MAP 
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SHEET INDEX

845 SOUTH  220 EAST
OREM, UTAH 84058

PH: (801) 229-0088   FAX: (801) 229-0089

CIVIL LANDSCAPE

VICINITY MAP

STRUCTURAL MECHANICAL PLUMBING ELECTRICAL

TRANSPORTATION WEST
ADMINISTRATION BUILDING

PHASE II
ALPINE SCHOOL DISTRICT

337 NORTH 200 WEST
SARATOGA SPRINGS, UT 84045
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GREAT BASIN
ENGINEERING
5746 SOUTH 1475 EAST, SUITE #200
OGDEN, UT 84403
PHONE: (801) 394-4515 FAX: (801) 392-7544

IN-SITE DESIGN GROUP

495 WEST 30 NORTH
AMERICAN FORK, UT 84003
PHONE: (801) 756-5043 FAX: (801) 756-5279

337 NORTH 200 WEST
SARATOGA SPRINGS, UT 84045

BSUMEK MU &
ASSOCIATES
345 SOUTH 400 EAST
SALT LAKE CITY, UT 84111
PHONE: (801) 575-8223 FAX: (801) 532-3778

VAN BOERUM & FRANK
ASSOCIATES
330 SOUTH 300 EAST
SALT LAKE CITY, UT 84111
PHONE: (801) 530-3148 FAX: (801) 530-3150

VAN BOERUM & FRANK
ASSOCIATES
330 SOUTH 300 EAST
SALT LAKE CITY, UT 84111
PHONE: (801) 530-3148 FAX: (801) 530-3150

NIELSON ENGINEERING

156 NORTH 12TH AVENUE
POCATELLO, ID 83201
PHONE: (208) 232-2577 FAX: (208) 234-0918

BID SET - OCTOBER 19, 2015

CIVIL

C0.01 DEMOLTION PLAN
C1.00 OVERALL SITE PLAN
C1.01 SITE PLAN
C2.00 GRADING & DRAINAGE PLAN
C3.00 UTILITY PLAN
C4.00 DETAIL SHEET
C5.00 EROSION CONTROL PLAN

ARCHITECTURAL

AS0.1 ARCHITECTURAL SITE PLAN
AS0.2 ARCHITECTURAL SITE DETAILS
A1.00 CODE COMPLIANCE PLAN
A1.01 FLOOR PLAN
A1.02 FURNISHINGS PLAN
A2.01 REFLECTED CEILING PLAN
A2.02 ROOF DRAINAGE PLAN & DETAILS
A3.01 EXTERIOR ELEVATIONS
A3.02 PERSPECTIVES
A4.01 BUILDING SECTIONS
A4.02 BUILDING SECTIONS
A4.03 SECTION DETAILS
A5.01 DOOR SCHEDULE & DETAILS
A6.01 INTERIOR ELEVATIONS
A6.02 INTERIOR ELEVATIONS
A6.03 INTERIOR ELEVATIONS
A6.04 INTERIOR ELEVATIONS
A7.01 MISCELLANEOUS DETAILS

STRUCTURAL

S0.01 GENERAL NOTES
S1.01 FOOTING & FOUNDATION PLAN
S1.02 ROOF FRAMING PLAN
S3.1 STRUCTURAL SECTIONS
S3.2 STRUCTURAL SECTIONS
S5.1 TYPICAL STRUCTURAL DETAILS
S5.2 TYPICAL STRUCTURAL DETAILS

MECHANICAL

M001 MECHANICAL SYMBOL LEGEND AND GENERAL NOTES
M1.01 MAIN FLOOR MECHANICAL PLAN
M5.01 MECHANICAL DETAILS
M6.01 MECHANICAL SCHEDULES

PLUMBING

P1.01 MAIN FLOOR PLUMBING PLAN
P4.01 ENLARGED PLUMBING PLAN
P5.01 PLUMBING DETAILS
P6.01 PLUMBING SCHEDULES

ELECTRICAL

E0.0 GENERAL NOTES AND SCHEDULES
E1.0 ELECTRICAL SITE PLAN
E1.1 SITE PLAN PHOTOMETRIC
E2.1 MAIN FLOOR LIGHTING PLAN
E3.1 MAIN FLOOR POWER PLAN
E4.1 MAIN FLOOR AUXILIARY PLAN
E4.2 ENLARGED AUXILIARY FLOOR PLANS
E5.1 POWER RISER AND PANEL SCHEDULES
ED.1 ELECTRICAL DETAILS
ED.2 ELECTRICAL DETAILS
FA1.1 MAIN FLOOR FIRE ALARM SCHEMATIC

LANDSCAPE

L101 PLANTING PLAN
L102 PLANTING PLAN
L201 IRRIGATION PLAN
L202 IRRIGATION PLAN
L301 PLANTING DETAILS
L401 IRRIGATION DETAILS
L402 IRRIGATION DETAILS
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NEW ADMINISTRATION BUILDING
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SEE 5/A3.01
FOR ALT-1
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GRAPHIC SCALE
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MAINTAIN 3' SETBACK
FROM  EDGE OF SIGN TO
BACK EDGE OF EXISTING
SIDEWALK

GENERAL NOTES

A.

B.

COORDINATE WITH PLUMBING, CIVIL, ELECTRICAL, AND
SPECIFICATIONS. FOR ADDITIONAL ITEMS.

COORDINATE WITH LANDSCAPE FOR ADDITIONAL
DETAILS AND ALT-2

KEY PLAN
NOT SCALE
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AS0.1

ARCHITECTURAL SITE PLAN

SCALE:  1" = 20'-0" 1SITE PLAN

SHEET NOTES
1 FLAG POLE SEE DETAIL 7/AS0.2.
2 SOD AREAS SEE LANDSCAPE DRAWINGS.
3 4" CONCRETE. WALK. SEE CIVIL DRAWINGS FOR DETAILS.
4 POWER TRANSFORMER AND CONCRETE PAD. SIZE VERIFY

WITH UTILITY POWER COMPANY. ALSO SEE CIVIL AND
ELECTRICAL.

5 GAS METER AND CONCRETE SLAB VERIFY SIZE AND ALL
CLEARANCES.

6 LANDSCAPE BED, SEE LANDSCAPE DRAWINGS.
7 CONCRETE MOW STRIP, SEE LANDSCAPE FOR DETAILS.
8 DENOTES FDC - VERIFY WITH SPECS AND FIRE FLOW

ANLYSIS PRIOR TO INSATLLATION.
9 MONUMENT SIGN DETAIL, SEE DETAIL 2/AS0.2.

10 POLE FOR SECURITY CAMARAS, SEE ELECTRICAL.
11 PAINTED CONCRETE FILLED PIPE BOLLARDS, SEE DETAILS

6/AS0.2.
12 PROVIDED MATCHING BRICK DUMPSTER ENCLOSURES

ATTACHED TO EXISTING DUMPSTER. PROVIDE 6" CONCRETE
SLAB, TOP OF WALL FLASHING, AND 4 BACK BOLLARDS
DUMPSTER STOPS. CONCRETE FOOTING AND FOUNDATION
AND LOCKING GATE TO MATCH EXISTING ENCLOSURE.

13 EXISTING DUMPSTER TO REMAIN.
14 HATCHED AREA INDICATES EXISTING PARKING TO REMAIN.
15 EXISTING CONCRETE WALL.



1' - 6" 9' - 0" 1' - 6"

1' - 0"7' - 0"1' - 0"

6"
6"

6"

12' - 0"

AS0.2

3

THREADED ROD W/
STANDOFF, TYP. @ 9
LOCATIONS EACH SIDE

CONC. WALL PANEL

1/8" S.S. PLATE

1/8" S.S. PLATE

CONC. CAST
PIER

PRE-CAST CONC. CAP,
(DASHED ABOVE)

CONC. FOOTING BELOW (DASHED)

CONC. CAST PIER

7'
 - 

2"

EQ EQ

12' - 0"

1'
 - 

6"

9' - 0"

3"

8"

2'
 - 

10
"

4"
2"

4"
4"

M
A

N
U

FA
C

TU
R

E

P
E

R
 F

E
N

C
IN

G

ROCK LOOK AND STAIN
TO MATCH EXISTING
CONCRETE FENCE
AROUND PERIMETER
OF SITE.

NOTE: CONCRETE FENCING
MANUFACTURE AND
INSTALLER TO PROVIDE ALL
STRUCTURAL ENGINEER AND
PROVIDE ENGINEER STAMP
BY LICENSED ENGINEER IN
STATE OF UTAH. IE: WIND
LOADING, SEISMIC FOOTING
AND FOUNDATION,
REINFORCING AND SHOPS
FOR COMPLETE FINISHED
PRODUCT.

STENCILED CUT OUT LETTERS TO MATCH
STYLE AND FONT OF ALPINE SCHOOL DISTRICT

THREADED ROD W/
STANDOFF, TYP. @ 9
LOCATIONS EACH SIDE

LE
TT

E
R

 H
E

IG
H

TS

1/8" S.S. PLATE

PRECAST CONCRETE CAP

1/8" S.S. PLATE

4" CONC. WALL PANEL

AS0.2
9

AS0.2
9

COBBLE TO MATCH EXISTING

FINISH GRADE

AS0.2
8

CONC. PIER BELOW

PRE-CAST CONCRETE CAP
COLOR TO MATCH EXISTING
@ SITE

1'
 - 

10
"

MATCH EXISTING TOP DETAIL

1' - 10"

PRE-CAST CONC. CAP SECTION

2"

1' - 10"

PRE-CAST CONC. CAP PLAN

1 1/2"

CONC. PANEL

4"

2" 1/8"

2"

1/
2"

3/
4"

1/2" DIA. S.S. HEX CAP

3/4" DIA. X 2" S.S.
BARREL STANDOFF

1/8" S.S. PLATE

1" R 1/
2"

2"

1/2" THREADED ROD
W/ CONC. ANCOR

1/2" DIA. S.S. HEX CAP

3/4" DIA. X 2" S.S.
BARREL STANDOFF
1/2" THREADED ROD
W/ CONC. ANCOR

1"

1'-6"

6" GRAVEL LAYER AT BOTTOM
OF FOUNDATION (TYPICAL)

CONCRETE FOUNDATION AS
PER SPECS

(3) #3 BAR TIES

(4) #5 BARS VERTICAL

SLOPE TOP OF CONCRETE
AWAY FROM BOLLARD AT

1/4" PER FOOT

6" O.D. GALVANIZED PIPE FILL
WITH CONCRETE AND ROUND
TOP AS SHOWN. PRIMED AND

PAINTED (3 COATS)

1'
 - 

5 
3/

4"
3'

 - 
8"

4"
6"

   
   

   
 4

'-0
"

3'-6"

2'-6"

14"

1'
-6

"

6"

4'
-0

"
30

'-0
"

BALL, SEE SPECS

INTERNAL HALYARDS, SEE SPECS.

FLAG POLE, SEE SPECS.

FLASH COLLAR, SEE SPECS.

BLACK ASPHALTUM
PAINT ON SURFACE
OF POLE BELOW
GRADE

GALVANIZED STEEL
FOUNDATION SLEEVE

STEEL CENTERING WEDGES

HARDWOOD WEDGE
 REMOVE AFTER
TAMPING SAND
AND FILL WITH
SEALANT

CONCRETE WALK
SEE SITE PLAN

DRY SAND
TIGHTLY
TAMPED
AFTER
ALIGNING
POLE

STEEL BASE PLATE

GROUND SPIKE

NOTE: COMPLY WITH ALL MANUFACTURES
SPECIFICATION AND INSTALLATION DETAILS
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JHB/SW

DV

AS0.2

ARCHITECTURAL SITE DETAILS

SCALE:  1/2" = 1'-0" 1SIGN PLAN
SCALE:  1/2" = 1'-0" 2SIGN ELEVATION

SCALE:  12" = 1'-0" 3ENTRY SIGN RENDERING

SCALE:  1/2" = 1'-0" 4PIER SECTION
SCALE:  1/2" = 1'-0" 5PIER SECTION 2

SCALE:  3/4" = 1'-0" 8PRECAST CONCRETE CAP
SCALE:  3" = 1'-0" 9S.S. PLATE CONNECTION DETAIL

SCALE:  3/4" = 1'-0" 6BOLLARD DETAIL
SCALE:  1/2" = 1'-0" 7Flag Pole Footing



FILL VOIDS BETWEEN ROOM SEPARATION WALLS AND
ROOF DECK WITH PRE-FORMED MINERAL WOOL OR SOLID
GROUT OR SPRAY FIRE SMOKE STOPPING.

THIS PROJECT SHALL BE INSTALLED ACCORDING TO THE
LATEST EDITION OF THE FOLLOWING STANDARDS
AND AMENDMENTS TO THEM AS ADOPTED BY THE
AUTHORITY HAVING JURISDICTION.

A. 2012 NEC (NATIONAL ELECTRICAL CODE)
B. NFPA (NATIONAL FIRE PROTECTION ASSOCIATION)
C. UL (UNDERWRITERS LABORATORIES, INC.)
D. NEMA (NATIONAL ELECTRICAL MANUFACTURER’S 

  ASSOC.)
E. IBC 2012 (INTERNATIONAL BUILDING CODE)
F. IFC 2012 (INTERNATIONAL FIRE CODE)
G. 2012 IECC (INTERNATIONAL ENERGY CONSERVATION

  CODE)
H. 2012 IEC (INTERNATIONAL ELECTRICAL CODE)
J. STATE AND LOCAL BUILDING AUTHORITY AND CODES
K. ASHRAE 90.1 (2010)

REFER TO SPECIFICATION SECTION 078413-7 THRU
078413-10 FOR PENETRATION AND FIRE STOPPING
REQUIREMENTS.

THE CONTRACTOR SHALL PROVIDE FIRE SPRINKLING FOR
THE NEW CONSTRUCTION. SEE SPECIFICATIONS.

SEE ALTERNATE SHEETS FOR ALTERNATE PLANS AND
DETAILS

A.

B.

C.

D.

E.

GENERAL NOTES

EXITING LEGEND

45 7"
DIRECTION OF EGRESS

REQUIRED EGRESS

45 7"

OCCUPANT LOAD DIRECTION OF EGRESS

REQUIRED EGRESS

36"
AMOUNT PROVIDED

45
OCCUPANT LOAD

OCCUPANT LOAD

EGRESS PATH

10' - 0"

MAX DISTANCE TRAVELED

E - EDUCATIONAL

TYPE IIB
CONSTRUCTION TYPE

SECTION 601

OCCUPANCY
SECTION 305

BASIC ALLOWABLE AREA PER
TABLE 503 9,500 SQ. FT.

SINGLE STORYBUILDING HEIGHT

CODE ANALYSIS - IBC 2012

ALPINE SCHOOL DISTRICT WEST TRANSPORTATION ADMIN BLDG.

ROOF COVERING
TABLE 1505

CLASS A

FIRE SPRINKLER SYSTEM
SECTION 903

YES

EGRESS RERQUIREMENTS
TABLE 1015.1 180  OCCUPANTS - 2 REQUIRED

ACTUAL BUILDING AREA 6,827 SQ. FT.

PLUMBING FIXTURES

GROUP OCCUPANCY E - EDUCATIONAL

6,827 SQ. FT.

VARIES

180 OCCUPANTS

2 (1/50)2 (1/50)

4 (1/50)

2
(1/100)

PROV.

9

6

2

REQ.

4

4

2

AREA SQ. FT. /

OCCUPANT FACTOR

ACTUAL OCCUPANCY

REQUIRED # WATER CLOSETS

REQUIRED # LAVATORIES

REQUIRED # DRINKING FOUNTAINS

WATER CLOSETS

LAVATORIES

DRINKING FOUNTAINS

MENS (50%)            WOMENS (50%)

141 SF

OFFICE
103

2

100 SF P.O.

86 SF

OFFICE
104

1

100 SF P.O.

84 SF

OFFICE
105

1

100 SF P.O.

86 SF

OFFICE
106

1

100 SF P.O.

171 SF

CONFERENCE
107

12

15 SF P.O.

82 SF

DATA / ELEC
101

1

300 SF P.O.

FIRE RISER

110 SF

OFFICE
102

2

100 SF P.O.

CORRIDOR
191 SF

RECEPTION
109

2

100 SF P.O.

VESTIBULE

91 SF

OFFICE
111

1

100 SF P.O.

468 SF

OPEN
TRAINING
AREA
108

23

15 SF P.O.

MENS

90 SF

CUSTODIAL
117

1

300 SF P.O.

582 SF

STORAGE
122

2

300 SF P.O.

28 SF

STOR.
113

1

300 SF P.O.

900 SF

CLASSROOM
125

45

20 SF P.O.
948 SF

CLASSROOM
124

48

20 SF P.O.

394 SF

LOUNGE
121

27

15 SF P.O.
99 SF

OFFICE
110

1

100 SF P.O.

WOMENS

C
H

A
S

E

VESTIBULE CORRIDOR

48
10

"
84

"

12325"84"

80' - 11"

85
' -

 0
"

1

1

2

3

GRAPHIC SYMBOLS

9'-0"
101

A

T.O.S.
99'-3"

99'-0"
T.O.S.

A

SHEET NOTE 05

CONCRETE

MASONRY

A

A4.1

A2.1

A2.1

1

7

ENGINEEREDASPHALT

EARTH

PLYWOOD

BLOCKING

GLASS

DETAIL/

FILL

NEW SPOT
ELEVATION

EXISTG. SPOT
ELEVATION

PROPERTY
LINE

MARKER/TACK
BOARD

NUMBER
DOOR

SYNTHETIC
STUCCO

BATT
INSULATION

STUDS
METAL

BOARD
GYPSUM

TYPE
WINDOW

CEILING
TYPE/
HEIGHT

ELEVATION
MARKER

RIGID
INSULATION

HARDWOOD
FINISHED

EXTERIOR
SECTION/

ELEVATION
INTERIOR

ENLARGED
PLAN

A

C

B D

ELEVATION

WALL TYPES 1

THE STATE FIRE MARSHAL IS THE ONLY JURISDICTION THAT REQUIRES DEFERRED SUBMITTALS.
THOSE SUBMITTALS ARE AS FOLLOWS:

1- FIRE ALARM DRAWINGS,

2- FIRE PROTECTION AND SPRINKLER DRAWINGS AND SPECIFICATIONS.

THESE DEFERRED DRAWING SUBMITTALS WILL BE SUBMITTED TO THE FIRE MARSHAL IN APPROX. 3-4 WEEKS FOR REVIEW AND FINAL APPROVAL.

DEFFERED SUBMITTALS

845 South 220 East
Orem, UT 84058

Phone: 801.229.0088   Fax: 801.229.0089
www.sandstromarchitecture.com

DRAWN BY

CHECKED BY

DATE

PROJECT NO.

SHEET NUMBER

SHEET DESCRIPTION

DATE REVISION/ISSUE

10
/5

/2
01

5 
4:

24
:2

3 
P

M
C

:\U
se

rs
\jb

ur
to

n.
S

A
N

D
S

TR
O

M
-P

C
JB

\D
es

kt
op

\C
U

R
R

E
N

T 
JO

B
S

 (
D

E
S

K
)\

15
21

 W
E

S
T 

TR
A

N
S

P
O

R
TA

TI
O

N
 A

D
M

IN
 B

LD
G

.- 
P

H
A

S
E

 II
_j

bu
rt

on
.rv

t

TR
A

N
S

P
O

R
TA

TI
O

N
 W

E
S

T 
A

D
M

IN
. B

LD
G

. -
 P

H
A

S
E

 II
A

LP
IN

E
 S

C
H

O
O

L 
D

IS
TR

IC
T

33
7 

N
O

R
TH

 2
00

 W
E

S
T

S
A

R
A

TO
G

A
 S

P
R

IN
G

S
, U

T 
84

04
5

SA - 1521

SEPTEMBER 23, 2015

JHB

GDK

A1.00

CODE COMPLIANCE PLAN

SHEET NOTES
1 BRACKET MOUNTED FIRE EXTINGUISHER.  COORDINATE

LOCATIONS WITH ARCHITECTURAL/FIRE PROTECTION
PLANS.

2 DRINKING FOUNTAIN, 1 EACH HIGH/LOW. SEE PLUMBING
AND ELECTRICAL PLANS.

3 FIRE EXTINGUISHER AND SEMI RECESSED CABINET SEE
DETAIL 10/A7.01.

SCALE:  3/16" = 1'-0" 1CODE COMPLIANCE PLAN

ROOM OCCUPANCY SCHEDULE

RM. # RM. NAME OCCUPANCY CLASSIFICATION

AREA PER
OCCUPANT

(P.O.) AREA OCCUPANT LOAD

101 DATA / ELEC ACCESSORY STORAGE AREAS, MECHANICAL
EQUIPMENT

300 SF 82 SF 1

102 OFFICE OFFICE 100 SF 110 SF 2
103 OFFICE OFFICE 100 SF 141 SF 2
104 OFFICE OFFICE 100 SF 86 SF 1
105 OFFICE OFFICE 100 SF 84 SF 1
106 OFFICE OFFICE 100 SF 86 SF 1
107 CONFERENCE ASSEMBLY: WITHOUT FIXED SEATS:

UNCONCENTRATED (TABLES AND CHAIRS)
15 SF 171 SF 12

108 OPEN TRAINING AREA ASSEMBLY: WITHOUT FIXED SEATS:
UNCONCENTRATED (TABLES AND CHAIRS)

15 SF 468 SF 32

109 RECEPTION OFFICE 100 SF 191 SF 2
110 OFFICE OFFICE 100 SF 99 SF 1
111 OFFICE OFFICE 100 SF 91 SF 1
113 STOR. ACCESSORY STORAGE AREAS, MECHANICAL

EQUIPMENT
300 SF 28 SF 1

117 CUSTODIAL ACCESSORY STORAGE AREAS, MECHANICAL
EQUIPMENT

300 SF 90 SF 1

121 LOUNGE ASSEMBLY: WITHOUT FIXED SEATS:
UNCONCENTRATED (TABLES AND CHAIRS)

15 SF 394 SF 27

122 STORAGE ACCESSORY STORAGE AREAS, MECHANICAL
EQUIPMENT

300 SF 582 SF 2

124 CLASSROOM EDUCATIONAL: CLASSROOM AREA 20 SF 948 SF 48
125 CLASSROOM EDUCATIONAL: CLASSROOM AREA 20 SF 900 SF 45

180TOTAL OCCUPANT LOAD
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EXTERIOR ELEVATIONS

SCALE:  1/8" = 1'-0" 1NORTH EXTERIOR ELEVATION
SCALE:  1/8" = 1'-0" 2SOUTH EXTERIOR ELEVATION

SCALE:  1/8" = 1'-0" 4EAST EXTERIOR ELEVATION

SCALE:  1/8" = 1'-0" 3WEST EXTERIOR ELEVATION

SHEET NOTES
1 METAL, CONC. FILLED PIPE BOLLARDS, PAINTED (TYP.)

EACH SIDE OF BAY DOORS. SEE DETAIL 6/AS0.2.
2 CARD READER 42” (AFF) RUN CONDUIT AND BOXES TO

LOCATIONS.
3 ADA OPENER ACTUATOR MOUNTED AT 36” HIGH (ON POST

WHERE OCCURS) SEE DETAIL 12/A7.01.
4 PRE-FINISHED METAL CAP FLASHING AND DRIP EDGE.
5 PRE-FINISHED METAL FASCIA PANEL, SEE SPECS.
6 EXTERIOR LIGHT SEE ELECTRICAL DRAWINGS.
7 CONTROL JOINTS AT 30' - 0” MAX.
8 OVERFLOW DAYLIGHT LOCATION – COORDINATE W/

MECHANICAL.
9 EXISTING PRECAST SCREEN WALL.

10 EXISTING PRECAST SCREEN WALL PANELS AND COLUMNS
TO BE REMOVED AND RETURNED TO OWNER.

11 RE-USE EXISTING GATE.
12 NEW DECROTIVE FENCE TO MATCH EXISTING.
13 REUSE EXISTING CARD READER.
14 GAS METER AND CONCRETE SLAB VERIFY SIZE AND ALL

CLEARANCES.

#  EXT. MASONRY LEGEND

# TYPE BOND FINISH COLOR

1 ATLAS RUNNING MATTE MOUNTAIN RED

2 ATLAS STACKED MATTE TUMBLEWEED

SCALE:  3/16" = 1'-0" 5ALTERNATE 1, FRONT GATE
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SCALE: 1BACK LEFT PERSPECTIVE

SCALE: 2FRONT RIGHT PERSPECTIVE



      
 
 

Planning commission 
Staff Report 

 
Site Plan 
The Fairways Office Park (Talons Cove) 
Thursday, November 12, 2015 
Public Hearing 
 

Report Date:    Thursday, October 29, 2015 
Applicant: Peter Staks 
Owner:   Wardley Companies 
Location: 2232 & 2246 S Talons Cove Drive 
Major Street Access: Redwood Road, and Fairway Boulevard 
Parcel Number(s) & Size: 59:001:0069, ~4.84 acres 
Parcel Zoning: RC 
Adjacent Zoning:  R-3, R-10, R-3PUD 
Current Use of Parcel:  Undeveloped 
Adjacent Uses:  Low and Medium Residential, golf course, and golf course   
    clubhouse 
Previous Meetings:  Staff review of Concept Plan (May 29, 2015) 
Previous Approvals:  None 
Type of Action: Administrative 
Land Use Authority: City Council 
Future Routing: City Council 
Author:   Kara Knighton, Planner I 

 
 
A. Executive Summary:   

The applicant is requesting approval of a Site Plan for two 30,000 sq. ft. commercial office 
buildings on a 4.84 acre parcel at 2232 & 2246 S Talons Cove Drive. A Concept Plan for the 
proposed use was reviewed by Staff on May 29, 2015. 

 
Recommendation:  
Staff recommends that the Planning Commission conduct a public hearing on The Fairways 
Office Park, take public comment, review and discuss the proposal, and vote to forward a 
positive recommendation to the City Council as outlined in Section “H”. Alternatives include 
continuation of the item, or forwarding a negative recommendation. 
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B. Background:  A Concept Plan for the proposed use was reviewed by Staff on May 29, 2015 and 
those comments have since been addressed. 

 
 UDC 
 The Urban Design Committee will review the application this week. Their comments and 

requirements will be provided to the Planning Commission at the November 12, 2015 meeting. 
 
 The parcel was created through a deed in 2003, and did not go through the subdivision process. 

As a result, the lot and two adjacent lots are considered an illegal subdivision, and a condition of 
approval is that a minor subdivision shall be submitted prior to site plan approval by the City 
Council and recorded prior to building permit issuance.  

 
C. Specific Request:  
 The Site Plan proposal is for two 30,000 sq. ft. commercial office buildings in the RC zone on a 

4.84 acre parcel. The proposal consists of 50,000 sq. ft. of Professional Office space and 10,000 
sq. ft. of Medical/Health Care office space.  

 
 “Office, Professional” and “Office, Medical and Health Care” are permitted uses in the Regional 

Commercial zone. 
 
D. Process: 
 Section 19.13 summarizes the processes for Site Plans, and 19.14 outlines the requirements for 

Site Plans. The development review process for Site Plan approval involves a formal review of the 
request by the Planning Commission in a public hearing, with a recommendation forwarded to 
the City Council. The City Council is then the deciding body and formally approves or denies the 
site plan request in a public meeting. 

 
E. Community Review: This item has been noticed as a public hearing in the Daily Herald; and 

mailed notice sent to all property owners within 300 feet. As of the date of this report, no 
public input has been received.  

 
F. General Plan:   
 The site is designated as Regional Commercial on the Future Land Use Map. The goal and intent 

of this designation is below: 
 
 Regional Commercial areas shall be characterized by a variety of retail users including big box 

retail configured in developments that provide excellent vehicular access to and from major 
transportation facilities. Developments located in Regional Commercial areas shall be designed 
so as to create efficient, functional conglomerations of commercial activities. As Regional 
Commercial areas are to be located in close proximity to substantial roadways, careful 
consideration shall be given to the arrangement of structures and other improvements along 
those corridors. Consideration shall also be given to the existing or potential availability of mass 
transit facilities as sites in this designation are designed. Among the many tenants anticipated in 
these areas are large destination oriented businesses. With that in mind, individual sites shall be 
designed so as to make automobile access a priority. Even so, specific areas for pedestrian 
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activity shall be designated and appropriately improved. Plazas and other features shall be 
provided as gathering places which should be incorporated so as to make each site an inviting 
place to visit. Developments in these areas shall contain landscaping and recreational features as 
per the City’s Parks, Recreation, Trails, and Open Space Element of the General Plan. In this land 
use designation, it is estimated that a typical acre of land may contain 5 equivalent residential 
units (ERU’s). 

 
Staff conclusion: Consistent. The proposed project is considered a destination oriented business 
and as such the automobile access is a priority; the main connection is with Fairway Boulevard 
leading into Redwood Road. Sidewalks and pathways are provided for pedestrian access.  

 
G. Code Criteria: Applicable code sections are summarized below. Please see the “Planning Review 

Checklist” attached as Exhibit 3 for the full analysis. 
 

• 19.04, Land Use Zones: Can comply 
 Setbacks: Can comply with conditions. “In addition to the specific setback 

requirements noted above, no building shall be closer than five feet from any 
private road, driveway, or parking space.” The two covered building entrances 
have posts that are within that 5’ setback from the parking lot. Those posts shall 
be moved to comply with the 5’ setback as a condition of approval. 

o Architectural Review: Pending. Pending Urban Design Committee 
recommendations. 

o Buffering/screening: Up for discussion. Along the majority of the east property 
line the detention basin is a minimum of 70’ wide, which creates a landscape 
buffer between the offices and future residential development. The easternmost 
corner of the parking lot abuts future residential development as well. There is a 
retaining wall in this location and the parking lot will be 5’ higher in elevation than 
the abutting property. A screen wall is suggested on top of the retaining wall for 
safety purposes and to screen vehicles from future residential development 

• 19.06, Landscaping and Fencing: Can comply with conditions.  
o Planting and Shrub beds: Can comply. There is no separation between the lawn 

and the planting and shrub beds. Concrete edging shall be used to separate lawn 
and the planting and shrub beds. 

• 19.09, Off Street Parking: Can comply with conditions 
o Accessible: Can comply. There are eight accessible stalls, all of which qualify as 

van accessible. The accessible stalls should be as close as possible to the main 
entrance. 

o Parking areas adjacent to Public Streets: Can comply with conditions. Landscaped 
bermed areas are proposed between the sidewalk and the parking lot. These 
areas have deciduous trees only placed 30’ on center, and no evergreens are 
proposed in this area. Evergreens are required and shall be incorporated into the 
landscaped bermed areas. 

• 19.11, Lighting: Can comply with conditions 
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o All freestanding light fixtures shall be black. Can comply. No color is called out in 
the Electrical light fixture schedule for either light fixture. The color for both 
lighting fixtures shall be black. 

o Outdoor sign lighting: Can comply. See analysis below. 
• 19.14.03, Site Plan Development Standards: Can comply with conditions 

o Buffering and screening: Up for discussion. Section 19.14.03 states, “Any 
commercial lot which abuts a residential or agricultural use shall be effectively 
screened by a combination of a wall, fencing, and landscaping of acceptable 
design.” Along the majority of the east property line the detention basin is a 
minimum of 70’ wide and creates a landscape buffer between the offices and 
future residential. The easternmost corner of the parking lot abuts future 
residential. There is a retaining wall in this location and the parking lot will be 5’ 
higher in elevation than the abutting property. A screen wall is suggested on top 
of the retaining wall for safety purposes and to screen vehicles from future 
residential development. 

• 19.14.04, Urban Design Committee: Pending. Review meeting to be held prior to the 
Planning Commission meeting. 

• 19.18, Signs: Can comply 
o General Location: Can comply. “Ground signs located within any public utility 

easements must be reviewed and approved by the City Engineer.” A minor 
subdivision shall be submitted prior to site plan approval by the City Council. The 
plat will identify the public utility easements and whether or not the proposed 
signs are located in such. 

o Sign Illumination: Can comply. Type of illumination is not provided. As a condition 
of approval the type of illumination shall be provided and shall comply with 
Section 19.18. 

o Permanent Signs: Can comply. One monument sign is proposed per office  
  building. 

• Number and Location: Can comply. “Office uses shall be permitted one 
monument sign for each frontage in excess of fifty feet a site has a public 
or private street. Monument signs must be separated by a minimum 
distance of 100 feet as measured diagonally across the property. In 
addition monument signs shall be no closer than 100 feet to any other 
ground sign located on the same frontage.” 

o The frontage along Fairway Blvd. is approximately 210’ 
o The frontage along Talons Cove Dr. is approximately 360’ 
o The frontage allows for the two proposed monument signs; 

however they must be 100’ apart from each other. Signs are closer 
than 100’. As a condition of approval the signs shall be 100’ apart 
from each other. 

o Design: Can comply. The base of the proposed sign(s) is only 1’. A minimum of 2’ 
base is required. The base of the proposed sign(s) do not run the entire horizontal 
length of the signs. Condition of approval 
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H. Recommendation and Alternatives: 
Staff recommends that the Planning Commission conduct a public hearing, take public input, 
discuss the application, and choose from the following options.  
 
Recommended Motion – Positive Recommendation 
 
“I move to forward a positive recommendation to the City Council for The Fairways Office Park 
Site Plan with the Findings and Conditions in the Staff Report.”   

 
Findings  
1. The use is consistent with the General Plan Land Use Element, as articulated in 

Section “F” of the Staff report, which section is hereby incorporated by reference. 
2. With modifications as conditions of approval, the Site Plan complies with Section 

19.04 of the Code, as articulated in Section “G” of the Staff report, which section is 
incorporated by reference. 

3. With modifications as conditions of approval, the Site Plan complies with Section 
19.06 of the Code, as articulated in Section “G” of the Staff report, which section is 
incorporated by reference. 

4. With modifications as conditions of approval, the Site Plan complies with Section 
19.09 of the Code, as articulated in Section “G” of the Staff report, which section is 
incorporated by reference. 

5. With modifications as conditions of approval, the Site Plan complies with Section 
19.11 of the Code, as articulated in Section “G” of the Staff report, which section is 
incorporated by reference. 

6. With modifications as conditions of approval, the Site Plan complies with Section 
19.14 of the Code, as articulated in Section “G” of the Staff report, which section is 
incorporated by reference. 

7. With modifications as conditions of approval, the Site Plan complies with Section 
19.18 of the Code, as articulated in Section “G” of the Staff report, which section is 
incorporated by reference. 

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

the Staff report in Exhibit 1. 
2. All conditions of the Fire Chief shall be met, including but not limited to those in the 

Planning Review Checklist in Exhibit 3. 
3. A building permit shall be obtained for the proposed retaining walls. 
4. A guard rail shall be placed on top of the retaining wall as required by Building Code. 
5. Accessible parking stalls shall be located as close as possible to the main entrance. 
6. Parking areas adjacent to public streets shall incorporate evergreens into the 

landscaped bermed areas. 
7. All freestanding light fixtures shall be black. 
8. Concrete edging shall be provided to separate lawn and planting and shrub beds. 
9. Addresses for the buildings shall be added to the site plan. 
10. PUE’s to comply with City Engineer. 
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11. Sign illumination shall be provided and shall comply with Section 19.18. 
12. The monument signs shall be a minimum of 100’ from each other. 
13. The base of the monument signs shall run the entire horizontal length of the 

proposed signs. 
14. The base of the monument signs shall be 2’ in height. 
15. A minor subdivision application for the three lots shall be submitted prior to site plan 

approval by the City Council. 
16. A minor subdivision for the three lots shall be recorded prior to the building permit 

issuance. 
17. The posts at the entry of the two covered entrances shall be moved to comply with 

the 5’ setback from the parking lot. 
18. All rooftop equipment shall be screened. 
19. Detail 31 on page SD3 shall be changed to match the site plan. 
20. All other Code requirements shall be met. 
21. Any other conditions or changes as articulated by the Planning Commission: 

______________________________________________________________. 
 
Alternative 1 - Continuance 
The Planning Commission may also choose to continue the item. “I move to continue the Site 
Plan 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. ______________________________________________________________ 

 
Alternative 2 – Negative Recommendation 
The Planning Commission may also choose to forward a negative recommendation to the City 
Council for The Fairways Office Park Site Plan “I move to forward a negative recommendation to 
the City Council for The Fairways Office Park Site Plan with the Findings below: 

1. The Fairways Office Park Site Plan is not consistent with the General Plan, as 
articulated by the Planning Commission: 
_______________________________________________________, and/or, 

2. The Fairways Office Park Site Plan is not consistent with Section (19.04, 19.06, 19.09, 
19.11, 19.14.03, 19.14.04, 19.18) of the Code, as articulated by the Planning 
Commission: 
 ____________________________________________________, and/or 

 
J. Attachments:   

1. City Engineer’s Report     (Pages 7-8) 
2. Location & Zone Map     (Page 9) 
3. Planning Review Checklist    (Pages 10-16) 
4. Site Plan       (Page 17) 
5. Phasing Plan      (Page 18) 
6. Landscape Plan      (Page 19) 
7. Elevations       (Page 20) 
8. Monument Signs      (Page 21) 
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City Council 
Staff Report 

Author:  Jeremy D. Lapin, City Engineer 
Subject:  The Fairways Office Park (Talons Cove) 
Date: November 12, 2015 
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: Peter Staks – Wardley Companies 
Request: Site Plan Approval 
Location: 2232 & 2246 S Talons Cove Drive 
Acreage: 4.84 Acres 

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

D. Conditions:  

A. Meet all engineering conditions and requirements in the construction of the 
project.  Review and inspection fees must be paid and a bond posted as per the 
City’s Development Code prior to any construction being performed on the 
project. Impact and water fees are due when pulling the building permit. 

B. All review comments and redlines provided by the City Engineer are to be 
complied with and implemented with the approved construction drawings. 

C. Developer must secure water rights as required by the City Engineer, City 
Attorney, and development code. 

D. Submit easements for all public utilities not located in the public right-of-way. 

E. Developer is required to ensure that there are no adverse effects to adjacent 
properties due to the grading practices employed during construction of this 
project.   

F. Project must meet the City Ordinance for Storm Water release (0.2 cfs/acre for all 
developed property) and all UPDES and NPDES project construction requirements. 

Exhibit 1 7



G. Final plans shall include an Erosion Control Plan that complies with all City, UPDES 
and NPDES storm water pollution prevention requirements. 

H. All work to conform to the City of Saratoga Springs Standard Technical 
Specifications, most recent edition. 

I. Developer may be required by the Saratoga Springs Fire Chief to perform fire flow 
tests prior to final plat approval and prior to the commencement of the warranty 
period.  

J. Submittal of a Mylar and electronic version of the as-built drawings in AutoCAD 
format to the City Engineer is required prior acceptance of site improvements and 
the commencement of the warranty period.  

K. A minor subdivision plat shall be recorded to create a legal lot for this project. 

L. A sidewalk shall be extended to the southeast corner of the site in order to provide 
for a future pedestrian connection to the adjacent lot.  

M. Structural calculations shall be provided for the retaining walls that are four feet 
tall or taller. All wall designs and details shall be included in the construction 
drawings. Walls less than 4-feet tall shall be designed and stamped by a licensed 
engineer. 

N. The storm drain line shall be extended to provide for future connections to the 
southwest of the site. 

O. The design and plans for the trash enclosure wall, footing, pad, and grading shall 
be a part of the construction drawings. 

P. 12-ft wide access roads shall be provided to all manholes outside of the ROW or a 
paved area, these roads shall be capable of supporting H-20 loading. 

Q. Easements shall be provided to the City for all utilities to be dedicated to the 
public. All on and off-site easements must be recorded prior obtaining occupancy. 

R. The detention basin shall have an emergency overflow. Construction drawings 
shall include complete overflow/spillway designs. 

S. The existing drainage channel shall be improved to provide at least two feet of 
freeboard in the channel and adequate erosion control to completely stabilize and 
revegetate all disturbed areas. An easement shall be provided for the channel a 
minimum of 20-ft wide.  
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APPLICATION REVIEW CHECKLIST 

    Application Information 

Date Received:  10-8-2015 (Resubmittal) 
Project Name:  The Fairways Office Park 
Project Request / Type: Site Plan 
Body:  City Council 
Meeting Type:  Public meeting 
Applicant: Peter Staks 
Owner (if different):  Wardley Companies 
Location: 2232 & 2246 S Talons Cove Drive 
Major Street Access:  Redwood Road, and Fairway Boulevard 
Parcel Number(s) and size: 59:001:0069, ~4.84 acres  
General Plan Designation: RC 
Zone:  RC 
Adjacent Zoning: R-3, R-10, R-3PUD 
Current Use:  Undeveloped 
Adjacent Uses:  Low and Medium Residential, golf course, and golf 

course clubhouse 
Previous Meetings: Staff review of concept plan (May 29, 2015) 
Type of Action: Administrative 
Land Use Authority: City Council 
Future Routing: City Council 
Planner: Kara Knighton, Planner I 

             Section 19.13 – Application Submittal 

• Application Complete: yes
• Rezone Required: no
• General Plan Amendment required: no
• Additional Related Application(s) required: none

    Section 19.13.04 – Process 

• DRC: 8/17/2015- Retaining wall is in sewer easement. Relocate retaining wall or move sewer into
parking lot. Reconsider accessible parking access and proximity to front door.

• UDC: 11/10/2015
• Neighborhood Meeting: N/A
• PC: 11/12/2015
• CC: 12/1/2015
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           General Review 

Building Department 
• No comments

Fire Department 
Fire flows shall meet the demands of this development as well as future development and not adversely 
impact current development fire flow needs. Buildings shall meet NFPA 13 D Sprinkler requirements. 
All systems shall be monitored 24/7 by a third party system monitoring company. Fire control rooms 
will be located on an accessible side of the building as to allow total, unobstructed access by fire 
apparatus. Alarm panels shall meet the style and model necessary to meet the demands of the buildings 
and building systems. Appropriate sized standpipes shall be installed in all fire egress stairwells. All 
drive isles will meet the demands of a fire apparatus that measures 48' in length, to include all turning 
radius'. Hydrants shall be located within 100' of fire control rooms and FDC connections. Knox boxes 
will be located to an agreed upon location by the Fire Chief for both buildings and all FDC connections 
shall be covered by appropriate Knox Locks. Elevator systems shall meet the requirements of the IFC 
with fire override capabilities. All plans and systems with respect to fire alarms and suppression systems 
shall be reviewed by PCI in Centerville, Utah; attn. Bob Goodloe. All egress stairwells shall meet IFC 
requirements for fresh air ventilation in the event of a system activation due to fire. 

GIS / Addressing 
The addresses for the project are as follows. 
North building: 2232 S Talons Cove Drive  
South Building: 2246 S Talons Cove Drive 

Public Works 
• No comments

  Code Review 

• 19.04, Land Use Zones: Can Comply
o Zone: RC (Regional Commercial)
o Minimum Lot Size: Complies. The code requires a minimum lot size of 20,000 sq. ft. and the

proposed lot is 210,889 sq. ft.
o Use: Permitted. Professional and medical/ healthcare office space.
o Density: N/A
o Setbacks: Can comply.

 The RC zone requires 20’ front setbacks. The front setback is approximately 90’.
 30’ side setback required when adjacent to a Residential zone. The side setbacks are

approximately 60’ to the west and 60’ to the East at the nearest point.
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 30’ rear setback required when adjacent to a Residential zone. The rear setback is
approximately 120’.

 “In addition to the specific setback requirements noted above, no building shall be
closer than five feet from any private road, driveway, or parking space.” The two
covered building entrances have posts that are within that 5’ setback from the
parking lot. Those posts shall be moved to comply with the 5’ setback as a
condition of approval.

o Lot coverage: Complies. The Code allows maximum lot coverage of 50%. Footprint of 10,000 sq. ft.
each for two buildings. The proposed lot coverage is 20,000 sq. ft. (9%). Proposed future building
with 2,000 sq. ft. footprint. Total of 22,000 sq. ft. (10.4%).

o Dwelling/Building size: Complies. Code requires a minimum of 1,000 sq. ft. above grade. Each
structure is 30,000 sq. ft. total above grade with 10,000 sq. ft. per floor.

o Height: Complies. No structure shall be taller than 50 feet. The proposed structure is 50’ tall.
o Development Standards: Can comply.

 Architectural Review: Can comply. Planning Commission review needed.
 Landscaping: Complies.20’ landscaped areas are provided between the public street and

yard areas. 10’ landscaped areas are provided between parking areas and side or rear
property lines adjacent to residential.

o Uses within Buildings: Complies. No outdoor storage is proposed.
o Buffering/screening: Up for discussion. Along the majority of the east property line the detention

basin is a minimum of 70’ wide and creates a landscape buffer between the offices and future
residential. The easternmost corner of the parking lot abuts future residential. There is a retaining wall
in this location and the parking lot will be 5’ higher in elevation than the abutting property. A screen
wall is suggested on top of the retaining wall for safety purposes and to screen vehicles from future
residential development.

o Open Space / Landscaping: Complies. The Code requires 20% of the total project area to be used for
landscaping. The total site area is 210,887 sq. ft. meaning that 20% of the total project is 42,177 sq. ft.
The proposed landscaping is 52,987 sq. ft. (25.13%).

o Sensitive Lands: Complies. There are no sensitive lands.
o Trash Storage: Complies. The trash enclosure is oriented away from public view. A 3’ landscape

buffer is provided between the trash enclosure and the parking. The fencing material is a stucco finish
over a CMU wall with a metal gate to match the building.

• 19.06, Landscaping and Fencing: Can comply
o General Provisions: Complies.

 Automatic irrigation required.
 Sight triangles must be protected
 All refuse areas (including dumpsters) must be screened
 Tree replacement required if mature trees removed.

o Landscaping Plan: Complies. A licensed Landscape Architect has signed the final plans. Existing
conditions, planting plan, planting schedule, topography, irrigation, and a data table are provided.

o Completion – Assurances: Complies. All required improvements are to be completed in compliance
with the approved site plan, landscaping plan, and irrigation plan before occupancy permits are given.
A bond required for public improvements prior to recordation.
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o Planting Standards & Design: Complies.
 Tree Size: Complies. 2.5” caliper deciduous, 6’ evergreen.
 Shrub size: Complies. All of the shrubs are 5 gallon, exceeding the requirement for 25%

to be 5 gallon.
 Turf: Complies. The turf area complies with the 25% minimum and the 70% maximum.

The proposed turf area is 25,134 sq. ft. (46%).
 Water conservation: Complies. A number of drought tolerant species are proposed, and

both rock mulch and organic mulch are proposed.
 Rock: Complies. Rock mulch is proposed in two different colors (Nephi Cobble and

Wasatch Grey) and sizes that range from ½” to 4”.
 Planting and Shrub beds: Can comply. There is no separation between the lawn and the

planting and shrub beds. Concrete edging shall be used to separate lawn and shrub beds.
Organic mulch is proposed in the shrub beds

 Artificial turf: Complies. No artificial turf is proposed.
 Evergreens: Complies. Evergreens are incorporated in the landscaping.
 Softening of walls and fences: Complies. Plants are placed against long expanses of

buildings.
o Amount: Complies.

 Deciduous Trees: 7 for 15,000 sq. ft. plus 1 per additional 3,000 sq. ft. of landscaped
area.

• 42,177 sq. ft. = 7 + 9 = 16 deciduous required
• 58 provided.

 Evergreen Trees: 5 for 15,000 sq. ft. plus 1 per additional 3,000 sq. ft. of landscaped area.
• 42,177 sq. ft. = 5 +  9 = 14 evergreens required
• 18 provided

 Shrubs: 25 for 15,000 sq. ft. plus 1 per additional 3,000 sq. ft. of landscaped area.
• 42,177 sq. ft. = 25 + 9 = 34 required
• 118 provided

 Turf: Complies. Minimum 25% required maximum 70%. The proposed turf area is
25,134 sq. ft. (46%).

 Planting and shrub beds: Maximum of 75%. The proposed planting and shrub beds area
is 16,939 sq. ft. (31%).

o Additional Requirements: Complies. Turf is proposed in the parkway.
o Fencing & Screening: Complies. The retaining wall will require a building permit. No other fencing

is proposed or required.
o Clear Sight Triangle: Complies. No trees or tall shrubs are proposed in the sight triangle.

• 19.09, Off Street Parking: Can Comply
o General Provisions: Complies. The parking is proposed to be done in asphalt. Automobiles will not

back across a sidewalk to on to a public street. Lighting plan has been submitted and the parking is
within 600’ of the main entrance.

o Parking Requirements / Design: Complies. The 60,000 sq. ft. is broken into 50,000 sq. ft. for
Professional Office and 10,000 sq. ft. for Medical/Healthcare Office. Professional Office requires
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4/1000 for the 50,000 sq. ft. giving us 200 parking stalls required. Medical Office requires 5/1000 for 
the 10,000 sq. ft. giving us 50 stalls for a grand total of 250. 

o Dimensions: Complies. The proposed parking stalls are 90° with a 9’ stall width, 18’stall length with
an aisle length of 24’. 

o Accessible: Can comply. There are eight accessible stalls, all of which qualify as van accessible. The
accessible stalls should be as close as possible to the main entrance. 

o Parking areas adjacent to Public Streets: Can comply. Landscaped bermed areas are proposed
between the sidewalk and the parking lot. These areas have deciduous trees only placed 30’ on center, 
no evergreens are proposed in this area. Evergreens shall be incorporated into the landscaped bermed 
areas. 

o Curbs: Complies. All boundary landscaping is separated by a concrete curb.
o Clear sight: Complies. No landscaping over 3’ in height is proposed in the clear sight triangle.
o Components of Landscaped Areas: Complies. All landscaped parking areas consist of trees, shrubs,

and groundcover.
o Parking islands: Complies. Islands are proposed every 10 stalls for single rows of parking and every

20 stall s for doubled rows of parking. Two trees are provided in the islands on doubled rows of
parking. One tree is provided in the islands on single rows of parking.

o Landscape Boundary Strips: Up for discussion: The City Council may require a landscaped screen,
berm, or fence, around the perimeter of the parking area to mitigate intrusion of light. Staff
recommends a screen wall on top of the retaining wall that is adjacent to the R-10 zoned property
(easternmost corner of the parking lot).

o Pedestrian Walkways & Accesses: Complies. A delineated pathway is provided.
o Shared Parking: Complies. No shared parking is proposed.
o Minimum Requirements: Complies. The code requires 5/1000 sq. ft. for medical and health care

office space and 4/1000 sq. ft. for professional office space. The project proposes 50,000 sq. ft. of
Professional Office space and 10,000 sq. ft. for Medical/ Health care requiring 250 spaces. 250
parking stalls are proposed.

• Section 19.11, Lighting: Can comply.
o General Standards: Complies.

 Material: Complies. Both light fixtures are aluminum.
 Base: Complies. The lighting pole has a decorative base.
 Type: Complies. All exterior lighting shall meet IESNA full-cutoff criteria. Both lighting

fixtures are full cut-off.
 Angle: Complies. All fixtures are directed downward.
 Lamp: Complies. Both lighting fixtures propose 4,000 K.
 Drawings: Complies. Pole and bollard light locations are indicated on the site plan.

o Nonresidential Lighting: Can comply.
 Wall mounted lights shall not be mounted above 16’: Complies. No wall mounted lights

are proposed.
 Intermittent lighting must be “motion sensor”: Complies. No intermittent lighting is

proposed.
 Trespass lighting: Complies. The property to the northeast is the golf course and trespass

light reaches 0.7 foot-candles at the property line.  Trespass light does not reach the R-10
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zoned property to the east. Trespass light does not reach the golf course property to the 
north.  

 All freestanding light fixtures shall be black. Can comply. No color is called out in the
Electrical light fixture schedule for either light fixture. The color for both lighting fixtures 
shall be black. 

 Pole design shall include an arm and bell shade. Complies. An arm and bell shade are
proposed on the Pole light fixtures. 

 Parking lot poles height: Complies. The project is surrounded by residential and the
parking lot pole can be a maximum height of 16’. The proposed pole height is 16’. 

 Full cutoff: Complies. All exterior lighting shall meet IESNA full-cutoff criteria. Both
lighting fixtures are full cut-off. 

o Outdoor sign lighting. Can comply. See analysis below.
o Lighting Plan: Complies. Provided with required details.

• 19.14.03, Site Plan Development Standards: Can comply
o Entire site included in site plan: complies.
o Buffering and screening: Up for discussion. Section 19.14.03 states, “Any commercial lot which

abuts a residential or agricultural use shall be effectively screened by a combination of a wall,
fencing, and landscaping of acceptable design.” Along the majority of the east property line the
detention basin is a minimum of 70’ wide and creates a landscape buffer between the offices and
future residential. The easternmost corner of the parking lot abuts future residential. There is a
retaining wall in this location and the parking lot will be 5’ higher in elevation than the abutting
property. A screen wall is suggested on top of the retaining wall for safety purposes and to screen
vehicles from future residential development.

o Access requirements: Complies. Access spacing and circulation has been reviewed by the City
Engineer. Interconnection to adjacent sites is provided via Fairway Blvd. and Talons Cove Dr.

o Utilities: See City Engineer’s report.
o Grading and drainage: See City Engineer’s report.
o Secondary water system: See City Engineer’s report.
o Piping of Irrigation Ditches: See City Engineer’s report.

• 19.14.04, Urban Design Committee: Can comply – UDC meeting will be held on November 10, 2015 and
their comments will be provided to the Planning Commission at the November 12, 2015 meeting.

• 19.18, Signs: Can comply
o General Sign Standards: Can comply.

 Nonconforming signs: Complies. The sign is not nonconforming.
 Measurement of Regulated Sign area: Complies. Monument sign shall include all parts of

the sign face or structure that contains sign text or graphics. Provided.
 Sign Design: Can comply.

• Materials: Can comply. The materials do not match the style of the surrounding
structures and developments.

• Shape: Complies. The sign is a rectangular shape.
• Landscaping: Can comply. The base of all permanent ground signs shall be

effectively landscaped with living plant material. The minimum landscaped area
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shall extend at least three feet beyond the base of the sign in all directions, unless 
otherwise specified within this chapter. Living plant material shall be added. 

 Sign Placement: Can comply
• General Location: Can comply. A minor subdivision shall be submitted prior to

site plan approval by the City Council. The plat will show public utility
easements and whether the proposed monument signs are within those
easements.

• Clear Sight Triangle: Complies. The signs are not proposed within the clear sight
triangle.

• Traffic Safety: Complies. Neither proposed sign shall be confused as a traffic
control device.

• Right-of-way: Complies. Signs are not proposed in the right-of-way.
• Setbacks: Complies.

o Vertical setback: Complies.
o Side setback: Complies. The signs are more than 5’ from the side

setback.
o Front setback: Complies. The signs are more than 3’ from the back of the

sidewalk.
 Sign Illumination: Can comply. Type of illumination is not provided.

o Permanent Signs: Can comply. Two Monument Signs are proposed for the Office Buildings
 Number and Location: Can comply. Office uses shall be permitted one monument sign

for each frontage in excess of fifty feet a site has a public or private street. Monument
signs must be separated by a minimum distance of 100 feet as measured diagonally
across the property. In addition monument signs shall be no closer than 100 feet to any
other ground sign located on the same frontage.

• The frontage along Fairway Blvd. is approximately 210’
• The frontage along Talons Cove Dr. is approximately 360’
• The frontage allows for the two proposed monument signs; however they must be

100’ apart from each other. Signs are closer than 100’.
 Size: Complies. The proposed signs are 5’ tall. Maximum height is 7’6”. The areas of the

proposed sign faces are 32 sq. ft. each. Maximum Forty-five sq. ft.
 Design: Can comply. The base of the proposed signs is only 1’. A minimum 2’ base is

required. The base of the proposed signs do not run the entire horizontal length of the
signs.

 Illumination: Can comply. Illumination is not specified.
o Planning Commission required: yes.
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Planning Commission 
Staff Report 

 
Concept & Rezone 
Willow Glen (Parkway Estates) 
November 12, 2015 
Public Hearing 
 

Report Date:    November 5, 2015 
Applicant: PG Property Holdings LLC (Jared Haynie) 
Owner:   Verna Peterson Family Trust (VeaLynn Jarvis) 
Location: Approximately 1900 East 145 North (8950 W. 7350 N Utah County 

Address) 
Major Street Access: 7350 North (145 N, Saratoga Springs) 
Parcel Number(s) & Size: 13:031:035 – 6.996 acres 
Parcel Zoning: N/A 
Adjacent Zoning:  R-3, A 
Current Use of Parcel:  Agriculture 
Adjacent Uses:  Agriculture 
Previous Meetings:  Annexation – CC 11/10/2015 
Previous Approvals:  None at time of report 
Type of Action: Legislative 
Land Use Authority: City Council 
Future Routing: City Council 
Author:   Jamie Baron, Planner I 

 
 
A. Executive Summary:   

The applicant is requesting a Rezone for 6.996 acres of property located at approximately 1900 
East 145 North (8950 W 7350 N Utah County Address) in order to submit applications for a new 
subdivision in this location. At the time of this report, the property has not been annexed into 
the city. The request is to zone the property as R-3, contingent upon the annexation approval by 
the City Council.  

 
Recommendation:  
 
Staff recommends that the Planning Commission conduct a public hearing on the Willow Glen 
Rezone, take public comment, review and discuss the proposal, provide feedback on the 

Jamie Baron, Planner I 
jbaron@saratogaspringscity.com 

1307 North Commerce Drive, Suite 200  •  Saratoga Springs, Utah 84045 
801-766-9793 x161  •  801-766-9794 fax 

mailto:jbaron@saratogaspringscity.com


Concept Plan, and choose from the options in Section “H” of this report. Options include 
forwarding a positive recommendation, forwarding a negative recommendation, or continuation. 
 

 
B. Background: On August 18, 2015 the City received applications for Annexation, Concept Plan, 

and Rezone for 6.996 acres located approximately at 1900 East 145 North (8950 W 7350 N Utah 
County Address), Northwest of the Loch Lomond Subdivision. The Annexation application has 
been scheduled for the November 10, 2015 City Council meeting. The Concept Plan and Rezone 
accompany the Annexation of the property.   

 
C. Specific Request: The applicant requests the R-3 zoning designation for 6.996 acres for the 

purpose of developing a residential subdivision. The attached concept plan indicates the 
proposed subdivision, including 18 lots and 0.688 acres of open space  

 
D. Process:  

 
Rezone 
Section 19.17.03 outlines the process requirements for a Rezone, requiring all rezone 
applications to be reviewed by both the Planning Commission and City Council. The City Council 
is the land use authority for Rezone applications and shall review and either approve or deny the 
application, after receiving a formal recommendation from the Planning Commission. Both the 
Planning Commission and City Council reviews involve a public hearing.  
 
Concept Plan 
Section 19.17.02 states “Petitions for changes to the City’s Zoning Map to all land use zones shall 
be accompanied by an application for Concept Plan Review or Master Development Agreement 
approval pursuant to Chapter 19.13 of this Code.” 
 
The applicant has submitted a Concept Plan for the previously referenced subdivision. Per 
Section 19.13 of the City 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 reviews shall be for 
comment only, no public hearing is required and no recommendation or action made. 
  

 
E. Community Review: The Rezone portion of this application has been noticed as a public hearing 

in the Daily Herald, and mailed notice sent to all property owners within 300 feet of the subject 
property at least 10 days prior to this meeting. As of the date of this report, no public input has 
been received. The Concept Plan does not require a public meeting.  

 
 
F. General Plan:  The Land Use Element of the General Plan designates the property in the 

application as Low Density Residential. The applicant requests that the property be zoned as R-3 
in order to develop a Low density Residential subdivision. The Low Density Residential 
designation is defined by the General Plan as follows: 
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“Low Density Residential. The Low Density Residential designation is designed to provide 
areas for residential subdivisions with an overall density of 1 to 4 units per acre. This area 
is characterized by neighborhoods with streets designed to the City’s urban standards, 
single-family detached dwellings and open spaces. Planned unit developments may be 
permitted within this designation.  

 
Open spaces shall include useable recreational features as outlined in the City’s Parks, 
Recreation, Trails, and Open Space Element of the General Plan but may be comprised of 
both Natural and Developed Open Spaces. The Low Density Residential designation is 
expected to be the City’s most prevalent land-use designation. In this land use 
designation, it is estimated that a typical acre of land may contain 3 dwelling units” 

 
Staff conclusion: Consistent. The applicant is requesting an R-3 zone designation. The R-3 zone 
allows for a density of 3 units per acres and requires 15% open space. The intent of the R-3 zone is 
for the development of Single Family Residential Subdivisions. 

 
G. Code Criteria:  
 
 Rezone 

19.17, General Plan, Ordinance, and Zoning Map Amendments 
o Planning Commission/City Council Review 

 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 the Title.  

 
Staff Finding: Complies. The proposed zone is R-3 and is consistent with the General Plan. 

 
o Consideration of General Plan, Ordinance, or Zoning Map Amendment 

 The Planning Commission and City Council shall consider, but are not 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 
provision of the General Plan; 

2. the proposed change will not decrease nor otherwise adversely affect the 
health, safety, convenience, morals, or general welfare of the 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 

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. 
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Staff Finding: Complies. The proposed zone is R-3 and is consistent with the General Plan, 
does not pose any adverse effects on the public, is consistent with the City Code, and makes 
improvements to the arterial right of way for 145 North, which is proposed as an East/West 
connecting arterial on the Transportation Master Plan. 

 
Note: Rezones are a legislative action and the City Council has significant legislative 
discretion in approving or denying the application and determining what the appropriate 
zone should be for the subject property.  

 
 
 Concept Plan 

19.04, Land Use Zones 
o Zone: R-3 (Proposed) 
o Use: Low Density Residential (Proposed) 
o Density: Up to 3 units per acres allowed. Complies. The concept plan proposes 18 units on 

6.996 acres (2.57 units per acre) 
o Setbacks: No setback detail on concept plan. Shall be required on preliminary and final plat. 

 The required minimum setbacks are as follows: 
• 25’ front 
• 8’/20’ total side yard 
• 20’ corner side yard 
• 25’ rear 

 
o Lot width: minimum of 70’ at front set back. Complies 
o Lot frontage: 35’ required on a public or private street. Complies 
o Lot size: minimum of 10,000 square feet, corner lots must be 10% larger than the minimum. 

City Council can approve lot reductions up to 10% of required lot size and no more than 25% 
of the total lots may be reduced. 

 Lot reductions requested. The applicant is requesting lot reductions in exchange 
for the extra right of way dedication and improvements that are required along 
145 North. This street is designated as an arterial on the Transportation Master 
Plan and requires a 180 feet right of way (90 foot half-width). 22percent of the 
lots are proposed to be between 9,000-10,000 square feet.  

o Lot coverage: 50% maximum. Shall be reviewed at time of Building Permit. 
o Dwelling/Building size: minimum of 1,250 square feet of living space required above grade. 

Shall be reviewed at time of Building Permit. 
o Height: 35’ maximum. Shall be reviewed at time of Building Permit. 
o Open Space / Landscaping: 15% minimum required in R-3. Complies. The proposed plan has 

1.053 acres of open space, 15.05%. 
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o Sensitive Lands: Once improved, the detention basin will be sensitive lands and may not 
exceed 50% of the required open space. This will be reviewed more thoroughly with the 
Preliminary Plat application. 

o Trash: individual cans will be used 
 

19.05, Supplemental Regulations 
o Water & sewage: will connect to City infrastructure 
o Transportation Master Plan: 145 North (7350 North County) is designated as a Major Arterial 

with a 180’ Right of Way (ROW).  
 Discuss possible impact fee credits with engineering. The City Council may 

consider lot size reductions. 
o Property access: all lots have access onto a public street 

 
19.06, Landscaping and Fencing 
o Landscaping Plan: A landscape plan is required with the preliminary and final plat applications 

 
19.09, Off Street Parking 
o Each home will have, at a minimum, a 20 foot deep driveway that is wide enough for two cars 

and a two car garage 
 

19.12, Subdivisions 
o General Subdivision Improvements, 19.12.06. 

 Maximum block length is 1,000 feet. Complies 
 If a block is more than 800 feet in length a pedestrian walkway is required through 

the block. Complies 
 Pedestrian walkways, trails, and other logical linkages are required. 
 Driveway location for lots next to an arterial: Driveways shall not be placed on the 

intersecting road within 100’ of the arterial connection as measured from edge of 
the arterial right of way to the nearest edge of driveway surface. Complies. Lot 1 
is 11,000 sq. ft. in size to meet this requirement. 

 Access: Two separate means of access are required when the total number of 
dwelling units exceed 50. Complies. The plan consists of only 18 lots and contains 
one access. 

 Lot Design: The design shall not create lots that are not buildable due to size, 
shape, topography, terrain, etc. Complies. 

 Lot Frontage: All lots shall have frontage on a road that meets the city standards. 
• Cul-de-sac details need to be updated to current City Standards. 

o 125’ total diameter. 
o 96’ diameter drivable surface (to front of curb). 
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 Flag lots: None proposed 
 Public roads may not be included in lots: Complies. There are no proposed roads 

in lots. 
 Property lines: Side property lines shall be at approximate right angles to the 

street line or radial to street line. Complies 
 Corner lots: Corner lots shall be platted at least 10% larger than the minimum lot 

size for the zone. Complies. All corner lots are 11,000 sq. ft. or larger. 
 Boundary: No lot shall be divided by a municipal boundary line. Complies 
 Remnants: Remnants of property that do not meet the code requirements shall 

not be left in a subdivision. Complies 
 Double access lots are not permitted with the exception of corner lots. Complies 
 Arterials: Subdivisions along arterials shall comply with the adopted arterial cross 

section. Complies. 
• 7350 North (County) is designated as a Major Arterial with a 180’ Right of 

Way (ROW). The Subdivision complies with the cross section as detailed in 
the Transportation Master Plan. 

 
 

19.18, Signs: None Proposed  
 

19.27, Addressing: Addressing required for Preliminary and Final Plat. 
 
H. Recommendation and Alternatives: 

Staff recommends that the Planning Commission conduct a public hearing, take public input, 
discuss the application, provide feedback on the Concept Plan, and choose from the following 
options.  
 
Option 1 – Staff Recommendation, Positive Recommendation 
 
“I move to forward a positive recommendation to designate Willow Glen as R-3 to the City 
Council with the Findings and Conditions in the Staff Report dated November 5, 2015:” 

 
Findings  
1. The application complies with the criteria in section 19.17 of the Development Code, 

as articulated in Section “G” of the staff report, which section is incorporated by 
reference herein.  

2. The application is consistent with the General Plan, as articulated in Section “F” 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 Staff report in Exhibit 1. 
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2. The property shall be annexed by the City prior to recording the R-3 zoning 
designation. 

3. Any other conditions or changes as articulated by the Planning Commission: 
_____________________________________________________________________. 

 
Concept Plan Review Comments: 

• All requirements of the City Engineer shall be met, including those listed in the 
attached staff report 

• All requirements of the Fire Chief shall be met 
• The Planning Commission [supports/does not support] the requested lot size 

reductions. 
• Any other comments stated by the Planning Commission: ____________________ 

__________________________________________________________________. 
 
Alternative 1 - Continuance 
The Planning Commission may also choose to continue the item. “I move to continue the Willow 
Glen Rezone to another meeting, with direction to the applicant and Staff on information and / 
or changes needed to render a decision, as follows:  

1. ______________________________________________________________ 
2. ______________________________________________________________ 

 
Alternative 2 – Negative Recommendation 
The Planning Commission may also choose to forward a negative recommendation of the 
application. “I move to forward a negative recommendation of the Willow Glen Rezone to the 
City Council with the Findings below: 

1. The Willow Glen Rezone is not consistent with the General Plan, as articulated by the 
Planning Commission: 
_______________________________________________________________, and/or, 

2. The Willow Glen Rezone is not consistent with Section 19.17 of the Code, as 
articulated by the Planning Commission: 
____________________________________________________.  

 
I. Attachments:   

1. City Engineer’s Report       (pages 8-10) 
2. Location & Land Use Map       (page 11) 
3. Annexation Map        (page 12) 
4. Concept Plan        (page 13) 
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City Council 
Staff Report 

 

Author:  Jeremy D. Lapin, City Engineer  

Subject:  Willow Glen (Parkway Estates)            

Date: November 12, 2015 

Type of Item:  Rezone and Concept Plan 
 
 

Description: 
A. Topic:    The Applicant has submitted an Annexation application. Staff has reviewed the submittal and 

provides the following recommendations. 
 
B. Background: 
 

Applicant:  PG Property Holdings LLC (Jared Haynie) 
Request: Rezone 
Location:  Approximately 1900 East 145 North (8950 W. 7350 N Utah County Address) 
Acreage:   Parcel # 13:031:035 – 6.996 acres 

 
C. Rezone Recommendation:  Staff recommends approval of the Rezone subject to the following findings 

and conditions: 
 
D. Findings and Conditions:   
 

1) The project and associated construction drawings shall be consistent with the City’s existing Master 
Plans including the Transportation Master Plan, the Parks, Trails, and Open Space Master Plan, as well 
as the City’s utility master plans including the Culinary Water, Secondary Water, Sewer, and Storm 
Drain Master Plans. 
 

2) The rezone of the property does not represent a reservation of capacity in any of the systems. Capacity 
is available on a first come, first serve basis and final verification of system capacity will need to be 
determined prior to the recordation of plats. At the time of plat recordation, Developer shall be 
responsible for the installation and dedication to City of all onsite and offsite improvements sufficient 
for the development of Developers’ Property in accordance with the current City regulations.  While 
the anticipated improvements required for the entire property are set out in the developers disclosure 
of utility needs and on their concept plan, that is only the City’s and Developers best estimate at this 
time as to the required improvements and is not intended to be an exhaustive list.  The required 
improvements for each plat shall be determined by the City Engineer at the time of plat submittal.  

 
3) The infrastructure anticipated to be needed for the build out of this project shall be provided for in 

comprehensive construction drawings that shall be submitted with or prior to the first plat 
application. This submittal shall include a Traffic Impact Study that meets all of the requirements 
provided for in the City’s Engineering Standards and Specifications and Transportation Master Plan. 
Such plans shall also show existing city mains locations and sizes and identify all proposed points of 
connection to existing. The plans shall identify all offsite incoming storm water flows that must be 
routed and or mitigated through project.  

 
4) The developer shall comply with all City access spacing and permitting requirements. Developer shall 

complete roadway improvements as per the City’s Transportation Master Plan (TMP) and Engineering 
standards and specifications.  
 

5) Developer shall provide a geotechnical report and hydrologic/hydraulic storm drainage calculations 



for the overall project. Detention areas and volumes shall be identified as well as all proposed outfall 
locations. The project shall comply with all City, UPDES and NPDES storm water pollution prevention 
requirements. Storm water release shall not exceed 0.2 cfs/acre or predevelopment hydrology, 
whichever is less, and all storm water must be cleaned to remove 80% of Total Suspended Solids and 
all hydrocarbons and floatables. 
 

6) Developer shall provide a complete trail system that provides pedestrian connectivity as well as 
pedestrian corridors at critical locations to maintain connectivity to trails and neighborhoods. The trail 
system shall also be consistent with the City’s Trails and open space Master Plan 
 

7) Existing pedestrian trails shall be incorporated into project 
 

8) The developer shall ensure that any open space dedicated to the City will meet all City landscaping 
and irrigation design standards as well as meet all City and industry standards for amenities and play 
equipment.  
 

9) All roads public or private shall meet all city standards and specifications and standard cross sections 
and pavement section designs. 
 

10) Lift stations will not be permitted to provide sewer or storm drain service for any areas. All Sanitary 
and Storm Sewers must by gravity lines only.  
 

11) A metered connection the TSSD main shall be sized and designed in a way that allows future 
connections from the east and west of the tie in point. 

 
12) Storm water retention is not permitted. All storm water must be detained to historical or pre-

development conditions and all basins bust have an outfall and overflow system as specified in the 
City’s Engineering Standards. 

 
13) Developer shall identify and protect all sensitive lands as specified in the Land Development Code.  
 
14) Developer shall be required to bury and/or relocate of all overhead utility distribution lines. 
 
15) Secondary and Culinary Water Rights must be secured from or dedicated to the City with each plat 

proposed for recordation compliant with current City Code. Prior to acceptance of water rights 
proposed for dedication, the City shall evaluate the rights proposed for conveyance and may refuse 
to accept any right that it determines to be insufficient in annual quantity or rate of flow or has not 
been approved for change to municipal purposes within the City or has not been approved for 
diversion from City-owned waterworks by the State Engineer. 
 

E. Concept Plan Recommendation:  Staff recommends the applicant address and incorporate the following 
items for consideration into the development of their project and construction drawings: 
 
1) Prepare construction drawings as outlined in the City’s standards and specifications and receive 

approval from the City Engineer on those drawings prior to receiving Final approval from the City 
Council. 

  
2) Consider and accommodate existing utilities, drainage systems, detention systems, and water 

storage systems into the project design. Access to existing facilities shall be maintained throughout 
the project. 

 
3) Comply with the Land Development Codes regarding the disturbance of 30%+ slopes. 
 
4) Incorporate a grading and drainage design that protects homes from upland flows. 
 



5) Developer shall provide a traffic study to determine the necessary improvements to existing and 
proposed roads to provide an acceptable level of service for the proposed project. 

 
6) Project must meet the City Ordinance for Storm Water release (0.2 cfs/acre for all developed 

property) and all UPDES and NPDES project construction requirements. 
 
7) Developer shall meet all applicable city ordinances and engineering conditions and requirements in 

the preparation of the Construction Drawings. 
 
8) Project bonding must be completed as approved by the City Engineer prior to recordation of plats. 
 
9) All review comments and redlines provided by the City Engineer are to be complied with and 

implemented into the construction drawings. 
 
10) All work to conform to the City of Saratoga Springs Standard Technical Specifications, most recent 

edition. 
 
11) Developer shall prepare and record easements to the City for all public utilities not located in a 

public right-of-way. 
 
12) Developer is required to ensure that there are no adverse effects to adjacent property owners and 

future homeowners due to the grading and construction practices employed during completion of 
this project.   

 
13) Several master planned culinary, secondary, sewer, and storm drain facilities as well as roadways are 

planned on this property. Developer shall coordinate with the City’s master plans to accommodate 
the required infrastructure. 
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I, AARON D. THOMAS, DO HEREBY CERTIFY THAT I AM A PROFESSIONAL LAND
SURVEYOR, AND THAT I HOLD CERTIFICATE NO. 6418780 AS PRESCRIBED
UNDER LAWS OF THE STATE OF UTAH.  I FURTHER CERTIFY THAT THIS PLAT OF
ANNEXATION TO THE CORPORATE LIMITS OF SARATOGA SPRINGS CITY, UTAH
COUNTY, UTAH IS A TRUE AND CORRECT REPRESENTATION OF DATA COMPILED
FROM RECORDS ON FILE IN THE OFFICE OF THE UTAH COUNTY RECORDER.

WE, THE DULY ELECTED COUNCIL OF THE CITY OF SARATOGA SPRINGS, UTAH,
HAVE RECEIVED A REQUEST TO INITIATE PROCEDURES FOR THE ANNEXATION
OF THE TRACT OF LAND SHOWN HEREON, WHICH TRACT CONSTITUTES A
PORTION OF AN EXISTING ISLAND OR PENINSULA WITHIN OR CONTIGUOUS TO
THE CITY, AND DO HEREBY CERTIFY: (1) THE COUNCIL HAS ADOPTED A
RESOLUTION SETTING FORTH IT'S INTENT TO ANNEX THE TRACT, PROVIDED
NOTICE AND CONDUCTED HEARINGS ON THE MATTER, AND ADOPTED AN
ORDINANCE PROVIDING FOR THE ANNEXATION OF THE TRACT TO THE CITY; ALL
IN ACCORDANCE WITH THE PROVISIONS OF SECTION 10-2-418 UTAH CODE
ANNOTATED, AS AMMENDED, AND (2) THAT THE COUNCIL DOES HEREBY
APPROVE AND ACCEPT THE ANNEXATION OF THE TRACT OF LAND SHOWN
HEREON AS A PART OF SARATOGA SPRINGS CITY, TO BE KNOWN HERE AFTER
AS THE VERNA ANNEXATION.

BEGINNING AT A POINT LOCATED SOUTH 0°07'59" EAST ALONG SECTION LINE 1017.55 FEET AND
WEST 353.84 FEET FROM THE EAST QUARTER CORNER OF SECTION 19, TOWNSHIP 5 SOUTH,
RANGE 1 EAST, SALT LAKE BASE AND MERIDIAN;  THENCE ALONG THE EXISTING SARATOGA
SPRINGS CITY BOUNDARY THE FOLLOWING TWO COURSES AND DISTANCES:  1) SOUTH 0°43'39"
EAST 709.37 FEET,  AND 2) WEST 460.83 FEET;  THENCE NORTH 709.84 FEET;  THENCE SOUTH
89°56'00" EAST 451.83 FEET TO THE POINT OF BEGINNING.

CONTAINING 7.433 ACRES, MORE OR LESS.
BASIS OF BEARING: UTAH STATE PLANE COORDINATE SYSTEM NAD 1927, CENTRAL ZONE.

THIS PLAT HAS BEEN REVIEWED BY THE COUNTY
SURVEYOR AND IS HEREBY CERTIFIED AS A FINAL
LOCAL ENTITY PLAT, PURSUANT TO UTAH CODE ANN.
§ 17-23-20 AS AMENDED.
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Planning Commission 
Staff Report 

 
Legacy Farms Village Plan 2 Plats 2A, 2B, 2C, 2D, and 2E 
Preliminary and Final Plats 
Thursday, November 12, 2015 
Public Hearing 
 

Report Date:    Thursday, November 5, 2015 
Applicant: D.R. Horton 
Owner:   D.R. Horton, Inc 
Location: SE corner intersection of Redwood and 400 South, to Saratoga Dr. 
Major Street Access: Redwood Road and 400 South 
Parcel Number(s) & Size: 66:058:0007, 176.44 acres; 
 58:041:0185, 5.497 acres 
 Total: 181.94 acres 
Parcel Zoning: Planned Community (PC) 
Adjacent Zoning:  PC and Low Density Residential (R-3) 
Current Use of Parcel:  Agriculture 
Adjacent Uses:  Agriculture, Residential 
Previous Meetings:  None 
Previous Approvals:  Annexation Agreement (2010) 
 Rezone to PC zone (2010) 
 City Center District Area Plan (2010) 
 Community Plan and Village Plan 1 (PC 6/12/2014 and CC 

7/1/2014) 
 Village Plans 2, 3, 4, and 5 (PC 12/11/2401 and CC 1/6/2015) 
 MDA (CC 1/6/2015) 
 Village Plan 1 Plat 1A-1F (PC 3/12/2015 and CC 3/31/2015) 
Type of Action: Administrative 
Land Use Authority: City Council 
Future Routing: City Council 
Author:   Kara Knighton, Planner I 

 
 
A. Executive Summary:   

The applicants are requesting approval of preliminary and final plats for the second five 
subdivision phases of the Legacy Farms project. These five plats cover Village Plan 2, and contain 
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a total of 199 single family and multi-family units along with ~41 Equivalent Residential Units 
(ERUs) applied to a school site and church site. 

 
Recommendation:  
Staff recommends that the Planning Commission conduct a public hearing, take public 
comment, review and discuss the proposed preliminary plats, and choose from the options in 
Section “H” of this report. Options include positive recommendations with conditions on all or 
some of the plats, continuance of all or some of the plats, or negative recommendations on all or 
some of the plats.  

 
B. Background:   
 The City Center District Area Plan (DAP) was approved in 2010 following annexation of just under 

3000 acres into the City. As part of the annexation agreement and DAP, the 2883 acres is 
approved and vested for 16,000 residential units and 10,000,000 square feet of non-residential 
density: 

  

  
 (Note: the complete DAP can be found by visiting www.saratogaspringscity.com/planning then 

clicking on “Master Plans” and then “City Center District Area Plan.”) 
 
 1000 Equivalent Residential Units (ERU’s) of residential density and 55 ERUs of non-residential 

density were approved and allocated to the Legacy Farms CP, broken down into five Village 
Plans. 

  
VP 1 
Approved 

48.94 acres Max 341 ERUs All Residential 

VP 2 42.58 acres Max 281 ERUs 239 Residential, ~41 Non-Residential (school, 
church) 

VP 3 40.03 acres Max 318 ERUs 304 Residential, ~14 Non-Residential (church) 
VP 4 28.11 acres Max 173 ERUs All Residential 
VP 5 22.27 acres Max 131 ERUs All Residential (age-restricted community) 
Total: 181.93 1244* 1189 Residential*, ~55 Non-Residential  

 
 Of the 1055 ERUs, a maximum of 239 residential units and ~41 non-residential units were 

approved within VP2; the next step in development of any units is approval of a subdivision plat 
or plats. 

 
C. Review: 
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 Place Type 
 The CP designates the entire ~182 acre Legacy Farms development as Traditional Neighborhood, 

which is described I the DAP as follows:

  
 
 Density 
 The CP was approved with a maximum density of 1055 ERUs, with additional limits on a block-by-

block basis. VP 2 assigned a maximum of 239 residential units and ~41 non-residential units to 
the plan, with additional limits on a more detailed block basis. The current application is for 199 
residential units, within the maximum of 239 permitted in VP 2. 

 
 Unit/ Products Types 
 VP 2 contains the following product types for platting:  

• 10,000 sq. ft. lots (minimum required 9,000 sq. ft.) 
• 8,000 sq. ft. lots (minimum required 7,200 sq. ft.) 
• 6,000 sq. ft. lots (minimum required 5,100 sq. ft.) 
• Cottage Lots 
• Rear-Loaded Townhomes 
• Shared Lane Townhomes 
• Twin Home Lots 
• School lot 
• Church lot 

 
D. Specific Request:  
 The application contains preliminary and final plats for a total of 199 units and 41 nonresidential 

ERUs. The 199 single-family and multi-family units are below the potential maximum of 239 
Residential units approved in VP2. The 199 units are broken down into five plats, outlined below. 

 
 Plat 2-A: 

• 11 single-family lots 
o Product type: 

  10,000 sq. ft. lots (minimum 9,000 sq. ft.) = 9 
  8,000 sq. ft. lots (minimum 7,200 sq. ft.) = 2 

• 2 Open Space Parcels 
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• 1 Church lot (3.25 acres) 
 

 Plat 2-B: 
• 9 single-family lots 

o Product type:  
 8,000 sq. ft. lots (minimum 7,200 sq. ft.) = 9 

• 1 School lot (11.37 acres) 
 
 Plat 2-C: 

•  75 single-family and multi-family lots 
o Product type: 

 6,000 sq. ft. lots (minimum 5,100 sq. ft.) = 14 
 Cottage lots (minimum 3,400 sq. ft.) = 11 
 Twin Home lots (minimum 3,870 sq. ft.) = 2 
 Shared Lane Townhomes = 12 
 Rear-Loaded Townhomes = 36 

• 3 Open Space parcels 
 
 Plat 2-D: 

• 84 multi-family units 
o Product type:  

 Cottage lots (minimum 3,400 sq. ft.) = 10 
 Twin Home lots (minimum 3,870 sq. ft.) = 8 
 Shared Lane Townhomes = 66 

• 2 Open Space parcels 
 
 Plat 2-E: 

• 18 multi-family units 
o Product type: 

 Shared Lane Townhomes = 18 
 
E. Community Review: This item has been noticed as a public hearing in the Daily Herald; and 

mailed notice sent to all property owners within 300 feet. As of the date of this report, no public 
input has been received.  

 
F. General Plan:   
 The General Plan Land Use map identifies this area as Planned Community, which states: 
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The 2883 acre DAP was approved in 2010 in compliance with the General Plan and the intent of 
the Planned Community designation. Multi-family development was also approved as part of the 
DAP, and was therefore vested prior to Proposition 6, which limited some types of future multi-
family housing. 
 
The CP was approved in 2014 and VP2 was approved on January 6, 2015 and found to be in 
compliance with the DAP; the CP includes trail connections and parks in compliance with the 
related master plans. Both were found to be consistent with the General Plan. 

 
G. Code Criteria:  
 The property is zoned PC, and is subject to the standards and requirements in Section 19.26 of 

the Code, and its several sub-section. 
 
 19.26.04 – Uses Permitted within a Planned Community District 

• The application includes single family and  multi-family homes, parks, a school lot, a 
church lot, and trails. All of these uses are permitted in the PC zone and are subject to the 
more specific criteria in the CP and VP 2. 

 
 CP and VP 2 Standards 
 The CP outlines high-level standards for the development; while VP 2 calls out more specific 

standards, the plats are still subject to any specifics in the CP. Lot sizes, lot frontages, lot widths, 
and setback are identified in VP 2 on a product-type basis. The applicable pages from VP2 for 
each product type contained in the proposed plats are attached. 

 
• Thoroughfare types and widths: Complies. All thoroughfares are included in the CP or VP. 
• Block types and density ranges: Complies. Each plat is below the maximum density 

permitted in each Block Type and Transect Zone. 
• Intersection types: Complies. All intersections are included in the CP or VP. 
• Community level pedestrian plans: Complies. Proposed pedestrian connections are 

included. 
• Landscaping standards: Complies with modifications 

o  Tree spacing: Complies. Street trees are planted a maximum of 40’ apart.  
o Plant sizes (caliper, height, etc.): Can comply. The Planting Legend does not 

currently list sizes of the trees and shrubs.  
o Plant species: Complies. All proposed plantings are in the CP. 
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o Fencing: Can comply. The applicant is bringing in a piece of semi-private fencing to 
determine if the gap is sufficient. 

o Complete plans: Complies.  
• Open space types: Complies. Each type of open space contained in the plats corresponds 

to a type in the CP and VP. 
• Setbacks and product types: Complies. Setbacks have been measured for compliance with 

the appropriate T-zone. 
• General architectural categories: TBD and will be verified at time of building permit(s) 

issuance. 
• Plat contents: Complies with conditions.  

o The data table on Plat 2-D is off by 1 lot. The data table lists 85 lots when only 84 
lots are proposed. 

 Staff has provided the applicant with corrections to meet the requirements of the CP, City Code, 
 and VP 2, including but not limited to the list below: 

• Cul-de-sacs shall have a 96’ diameter drivable surface, per Fire standards. 
• The data table for Plat 2-D shall be changed to reflect the actual 84 units as opposed to 

the 85 currently listed on the table. 
• Provide photometric plans- will be included in resubmittal of complete construction 

plans. Staff will verify. 
• All changes and additional information required by the City Engineer 

 
 Floodplain  
 A portion of the proposed development is currently in a Special Flood Hazard Area (SFHA). This 

area is subject to the management regulations of the national Flood Insurance Program (NFIP) 
and Chapter 18.02 of the City code. The applicants have submitted a Letter of Map Revision 
(LOMR) application to FEMA for revision to the floodplain maps, based upon infrastructure 
designed to channel floodwaters and protect the development area. Until this area is removed 
by FEMA from the NFIP maps through the LOMR process, the applicants must comply will all 
provisions of the NFIP program and Chapter 18.02 of the City Code.  

 
 The NFIP requires any development within the SFHA have a comprehensive engineering analysis 

completed. This analysis must be supported by technical data and signed by a registered 
professional engineer and include a determination of the Base Flood Elevation (BFE) and the 
impact to the floodplain that the proposed improvements would have. Any structures within the 
SFHA would be required to have the lowest finished floor a minimum of 1-ft above the BFE. The 
City Engineer has included conditions in his Staff Report that all City and NFIP requirements be 
met within the SFHA. 

  
If the applicants do not desire to move forward on development within the SFHA until after the 
maps are revised by FEMA, they may still record and build those portions of the development 
that are outside of the identified floodplain. 

 
H. Recommendation and Alternatives: 
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Staff recommends that the Planning Commission conduct a public hearing on the proposed plats, 
take public comment, review and discuss the proposed plats, and choose from the options below 
for each plat. Separate motions will be needed if different actions are taken on individual plats.  
 
Option 1 – Positive Recommendation(s) on some or all of the plats 
“I move to forward a positive recommendation to the City Council for the Legal Farms Plats [2A, 
2B, 2C, 2D, and 2E] with the Findings and Conditions in the Staff Report.” 

 
Findings  
1. With required conditions, the applications are consistent with the guiding standards 

in the Legacy Farms Community Plan as outlined in Section “F” of this report, which 
section is hereby incorporated by reference. Specifically, the density, unity types, 
block types, thoroughfares, and other standards are expressly as contained in the 
Community Plan. 

2. With required conditions, the applications are consistent with the specific standards 
in the Legacy Farms Village Plan 2 as outlined in Section “G” of this report, which 
section is hereby incorporated by reference. Specifically, the layout, product types, 
open space, setbacks, and other standards are compliant with the Village Plan. 

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

the Staff report in Exhibit “1”. 
2. No construction drawings for lots in the identified flood plain shall be approved, nor 

final plats recorded for such lots, until such time as the floodplain map is amended to 
remove the lots from the floodplain, or the construction drawings are amended to 
contain all required items for e development in a floodplain. 

3. All requirements of the Fire Chief shall be met including, but not limited to a 96’ cul-
de-sac radius.  

4. All buildings over 35’ in height must be fully sprinkled and meet all additional Fire and 
Building Department requirements. 

5. The data table for Plat 2-D shall be changed to reflect the actual 84 units as opposed 
to the 85 currently listed on the table. 

6. Sizes for both trees and shrubs shall be added into the Planting Legend and shall 
comply with the CP and VP2. 

7. Provide photometric plans- will be included in resubmittal of complete construction 
plans. Staff will verify. 

8. The semi-private fencing shall comply with the Planning Director during final plat. 
9. Any other conditions or changes as articulated by the Planning Commission: 

_________________________________________________________________. 
 
Option 2 - Continuance 
The Planning Commission may also choose to continue the item. “I move to continue the Legacy 
Farms Plats [2A, 2B, 2C, 2D, and 2E] 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. ______________________________________________________________ 
 
Alternative 2 – Negative Recommendation(s) 
The Planning Commission may also choose to forward a negative recommendation to the City 
Council. “I move to forward a negative recommendation to the City Council for the Legacy Farms 
Plats [2A, 2B, 2C, 2D, and 2E] with the Findings below: 

1. The plats are not compliant with the Legacy Farms Community Plan, as articulated by 
the Planning Commission: ______________________________________________ 

2. The plats are not compliant with the Legacy Farms Village Plan, as articulated by the 
Planning commission: _________________________________________________ 

3. ____________________________________________________. 
 

I. Attachments:   
1. City Engineer’s Report      (pages 9-13) 
2. Location & Zone Map      (page 14) 
3. Aerial Photo       (page 15) 
4. Approved CP Layout      (page 16) 
5. Approved VP 2 Layout & Conceptual Lotting Plan  (page 17-18) 
6. Plat 2-A        (page 19-20) 
7. Plat 2-B        (page 21) 
8. Plat 2-C        (page 22-23) 
9. Plat 2-D        (page 24-25) 
10. Plat 2-E        (page 26) 
11. T-zones        (page 27-31) 
12. Proposed Landscape Plan      (page 32-33) 
13. Product Type Pages from VP 2     (page 34-42) 
14. Complete CP: www.saratogaspringscity.com/planning, then “Pending Applications” under 

“Recently Finalized” 
15. Complete VP 2: www.saratogaspringscity.com/planning, then “Pending Applications” under 

“Recently Finalized” 
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City Council 
Staff Report 

Author:  Jeremy D. Lapin, City Engineer 
Subject:  Legacy Farms Village Plan 2 Plats 2A, 2B, 2C, 2D, and 2E 
Date: November 12, 2015 
Type of Item: Preliminary and Final Plat Approval 

Description: 
A. Topic:  The Applicant has submitted a Preliminary and Final Plat application. Staff has 

reviewed the submittal and provides the following recommendations. 

B. Background: 

Applicant: D.R. Horton 
Request: Preliminary/Final Plat Approval 
Location: SE corner intersection of Redwood and 400 South, to Saratoga Dr. 
Acreage: 181.94 acres - 241 lots 

C. Recommendation:  Staff recommends the approval of preliminary and final plat  subject 
to the following conditions: 

D. Conditions:  

A. The developer shall prepare final construction drawings as outlined in the City’s 
standards and specifications and receive approval from the City Engineer on those 
drawings prior to commencing construction. 

A. The Preliminary and Final Plats and Construction Drawings shall be compliant with 
the approved Community Plan and Village Plan for this area as well as with the 
City’s existing Master Plans including the Transportation Master Plan, the Parks, 
Trails, and Open Space Master Plan, as well as the City’s utility master plans 
including the Culinary Water, Secondary Water, Sewer, and Storm Drain Master 
Plans. 

B. The Construction Drawings shall include phasing plans for improvements, utilities, 
erosion control plans, and open space improvement plans. Phasing plan shall also 
illustrate the phasing of the frontage improvements along 400 South. 

C. Developer shall complete the half-width improvements along 400 South (Collector) 
as per the City’s Transportation Master Plan (TMP) and Engineering standards and 
specifications.  

Exhibit 1
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D. Developer shall complete all recommendations of the submitted Traffic Impact 
Study prepared by Hales Engineering applicable to this phase of the project. 

E. Developer shall dedicate and improve sufficient ROW for adequate queuing and 
turn lanes at all intersections internal to the project as at other points of access 
along 400 South that will be installed with this Village Plan as identified in the 
Traffic study and as per the City’s Transportation Master Plan and Engineering 
Standards and Specifications. The TIS specifically indicates all access points onto 
400 South will need to be flared to allow for separate left and right turn egress 
lanes. Flared approaches shall be a minimum of 50-ft long plus taper or longer if 
recommended in the TIS.  

F. A schematic layout for the proposed the elementary school and church sites shall 
be included with any proposed points of access or utility stubs or laterals to be 
installed with this project to ensure their proposed location is consistent with the 
Site Plan and in accordance with City Standards. 

G. The project shall comply with the recommendations of the Traffic Study 
Memorandum from Hales Engineering dates 4-2-2014 and Addendum #1 dated 
June 17, 2014 including providing left turn lanes for the elementary school. If the 
road is to be constructed before the location of the accesses are known, a left turn 
lane shall be provided for the entire primary frontage and extend a sufficient 
distance past the frontage to provide adequate queuing lengths. 

H. A portion of the proposed development is currently in a Special Flood Hazard Area 
(SFHA). This area is subject to the management regulations of the National Flood 
Insurance Program (NFIP) and Chapter 18.02 of the City Code. A LOMR to remove 
this area from the Flood Plain will be required through FEMA before any lots can be 
recorded in any area currently shown within the FEMA 100-yr flood plain including 
Zone “A” which is identified as those areas having a 1% annual chance flood event 
with no defined base flood elevation. 

I. The developer shall obtain an Army Corp of Engineers (ACOE) 404 permit for any 
portion of the project that may disturb wetlands or fall under the ACOE jurisdiction 
prior to beginning construction and must comply with all local, state, and federal 
laws. 

J. Developer shall provide a geotechnical report and hydrologic/hydraulic storm 
drainage calculations for the project. Detention areas and volumes shall be 
identified as well as all proposed outfall locations. The project shall comply with all 
City, UPDES and NPDES storm water pollution prevention requirements. Storm 
water release shall not exceed 0.2 cfs/acre and must be cleaned to remove 80% of 
Total Suspended Solids and all hydrocarbons and floatables. 

K. All roads shall comply with the City’s TMP be designed and constructed to City and 
AASHTO standards, and shall incorporate all geotechnical recommendations as per 
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the applicable soils report. Road cross sections shall match either the ones in the 
City’s adopted Engineering Standards and Specifications or the Community 
Plan/Village Plan and must also comply with international fire code requirements. 
Intersection spacing along 400 south and on all internal roads shall comply with the 
spacing standards identified in the City’s adopted TMP. 400 south shall be widened 
along the frontage of each phase plus additional length as necessary to provide a 
left turn lane in the northern access points a minimum of 50-ft. or longer if 
recommended in the TIS. 

L. Road names and coordinates shall comply with current city ordinances and 
standards. 

M. Project trails and open space designs shall comply with the Community Plan or the 
City’s adopted Parks, Recreation, Trails, and Open Space Master Plan if not 
specifically addressed in Community Plan.  

N. Park strips less than 9’ in width shall only be planted with trees appropriate for 
narrow areas and that will not damage the sidewalk as they grow. Trees shall be 
located in areas that do not conflict with driveways or other points of access. 

O. Open Space areas that will maintained by the City must be designed in accordance 
with City Standards and the City’s Engineering Standards and Specifications. 

P. Developer shall prepare and submit signed easements for all public facilities not 
located in the public right-of-way. Sewer and storm drains shall be provided with a 
minimum of 20’ wide easements and water and irrigation lines a minimum of 10’ 
wide easements centered on the facility. Utility lines may not be closer than 10’ 
apart from each other or from any structure. Developer shall provide 12’ access 
roads and 20’ wide access easements to any location where access is required 
outside the ROW such as sewer or storm drain manholes. Utility mains outside of 
the ROW shall be located in common or dedicated open space acres and shall not 
be located in private lots and must be a minimum of 20’ from any building or 
structure. Such easements must be recorded prior to receiving occupancy on any 
unit in the plat with which the easement is associated. 

Q. All street lighting and any other lighting proposed to be dedicated to and 
maintained by the City shall comply with the current City standards and 
specifications. All lighting shall be full-cutoff style and meet all other City and IESNA 
standards. 

R. Project shall comply with all ADA standards and requirements. 

S. Utilities including water, irrigation, sewer and storm drain and shall not be located 
within any lot residential lot boundary (except for laterals). 

T. Lots shall not contain any sensitive lands; all sensitive lands must be placed in 
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protected open space. 

U. Secondary and Culinary Water Rights must be secured from or dedicated to the City 
with each plat proposed for recordation compliant with current City Code. Prior to 
acceptance of water rights proposed for dedication, the City shall evaluate the 
rights proposed for conveyance and may refuse to accept any right that it 
determines to be insufficient in annual quantity or rate of flow or has not been 
approved for change to municipal purposes within the City or has not been 
approved for diversion from City-owned waterworks by the State Engineer.  

V. No parking stalls are permitted in the Public ROW. On street parking parallel to the 
roadway/curb may be permitted where not specifically prohibited but any parking 
area constructed adjacent to the public ROW may only install a drive approach 
within the public ROW with all portions of the parking area and stalls completely 
outside of the ROW. 

W. Photometric plans shall be provided for all common areas and parking areas to 
verify compliance with the City Standards as well as with the Community and 
Village Plans. 

X. Street Lighting locations and lighting designs/details shall be provided for all shared 
lanes. 

Y. No private drainage improvements including swales and detention basins may be 
located within the public ROW. 

Z. Construction Drawings shall include plans for the re-vegetation and stabilization of 
all disturbed areas. 

AA. Developer shall provide end of road and end of sidewalk signs per MUTCD at all 
applicable locations. 

BB. Developer shall provide plans for and complete all improvements within 
pedestrian corridors. 

CC. Developer may be required by the Saratoga Springs Fire Chief to perform fire flow 
tests prior to final plat approval and prior to the commencement of the warranty 
period.  

DD. Submittal of a Mylar and electronic version of the as-built drawings in AutoCAD 
format to the City Engineer is required prior acceptance of site improvements and 
the commencement of the warranty period.  

EE. The Cul-de-sac design shall have a minimum diameter of ninety-six feet of drivable 
surface to comply with the international fire code, latest edition. 
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FF. All waterline valves shall be located within landscaped areas, no valves shall be 
located in ADA ramps or other paved areas. 

GG. Nothing taller than three feet shall exist in the clear-site triangles at the 
intersections as specified in the City’s Land Development Code. 
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Village Plan #2
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EXHIBIT 3

Community Plan

Block Type

BT-1

BT-2

BT-3

BT-4

Civic Space

Community Open Space

Community Plan Roads

Acres

24.3

38.1

47.9

22.5

17.9

13.4 *

17.8

% (181.9 ac.)

13.4

20.9

26.3

12.3

9.9

7.4

9.8

ERU’s

1,000 (Residential)
55 (Non-Residential)

Total Maximum = 
1,055 ERUs 

BT-4
11.6 acres

162 - 295 ERU

BT-4
10.9 acres

153 - 280 ERU

BT-3
11.0 acres

73 - 184 ERU

BT-3
8.8 acres

57 - 143 ERU

BT-3
10.1 acres

66 - 165 ERU

BT-3
8.1 acres

57 - 143 ERU

BT-3
9.8 acres

64 - 160 ERU

BT-2
9.8 acres

38 - 77 ERU

BT-2

8.6 acres
32 - 66 ERU

BT-2

7.8 acres
30 - 61 ERU

BT-1
4.1 acres

10 - 18 ERU

BT-1

BT-1
5.38 acres
13 - 24 ERU

BT-2

11.9 acres
43 - 89 ERU

SCHOOL
11.4 acres

27 ERU

CHURCH
3.3 acres

14 ERU

CHURCH
3.2 acres

14 ERU

9.1 acres
21 -40 ERU

BT-1
5.6 acres

13 - 25 ERU

300’0’

400 So.

Re
d

w
oo

d
 R

oa
d

Note:
* Does not include open space contained within block types. Overall open space will range 
between 18 - 24% per the requirements of the Saratoga Springs City Center District Area Plan
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LEGACY FARMS
Village Plan 2

Transect Sub-District Assignments
Transect Zone Acres % of Gross Area Max. ERU 

T2

T3-R

T3

T4-R

T4-SL

T4

T5-R

T5

Civic

O.S.

Thoroughfares

Totals

2.60

1.53

2.51

2.62

2.74

2.32

0.71

0

14.62

8.25

4.68

42.58

6%

4%

6%

6%

6%

6%

1%

0%

35%

19%

11%

100%2A

2B

2D

EXHIBIT 4: VILLAGE PLAN 2

T1 T2 T3 T4 T5

N/A
4 ERU 

per gross 
acre

10 ERU
per gross 

acre

24 ERU 
per gross 

acre

34 ERU 
per gross 

acre

T3R T4R T5R

8 ERU
per gross 

acre

12 ERU
per gross 

acre

28 ERU
per gross 

acre

T4SL

24 ERU
per gross 

acre

Total
Maximum = 

281 ERU’s

0’ 300’

2C
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CONCEPTUAL LOTTING PLAN

EXHIBIT 6

Product

10,000 s.f. lots 
8,000 s.f. lots  
6,000 s.f lots  
Cottage
Front-Load Cottage 
Twin Homes 
Townhomes
Rear-Loaded Towns

The lotting diagram on this page is 
conceptual in nature and subject to 
change. Changes in residential products 
must comply with the criteria established in 
each designated transect sub-district zone.

0’ 200’
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LEGACY FARMS PLAT 2-A

BOUNDARY DESCRIPTION

I, Craig E. Ahrens, do hereby certify that I am a Registered Land Surveyor, and that I hold a license,
Certificate No. 270814, in accordance with the Professional Engineers and Land Surveyors Licensing
Act found in Title 58, Chapter 22 of the Utah Code. I further certify that by authority of the owners, I
have made a survey of the tract of land shown on this plat and described below, have subdivided
said tract of land into lots, streets, and easements, have completed a survey of the property
described on this plat in accordance with Utah Code Section 17-23-17, have verified all
measurements, and have placed monuments s represented on the plat. I further certify that every
existing right-of-way and easement grant of record for underground  facilities, as defined in Utah
Code Section 54-8a-2, and for other utility facilities, is accurately described on this plat, and that this
plat is true and correct to the best of my knowledge and belief. I also certify that I have filed, or will
file within 90 days the recordation of this plat, a map of the survey I have completed with the Utah
County Surveyor.

A parcel of land lying and situate in the Southeast Quarter of Section 26, and the Northeast Quarter of
Section 35, Township 5 South, Range 1 West, Salt Lake Base and Meridian, said parcel being more
particularly described as follows:

Beginning at a point which is South 00Á33'28" West 1,464.65, along the Section Line, and West 1,145.34 feet
from the East Quarter Corner of said Section 26, and running thence South 00Á00'08" West 191.25 feet;
thence South 45Á01'27" East 7.07 feet; thence North 89Á56'57" East 5.00 feet; thence South 00Á00'08" West
54.00 feet; thence South 89Á56'57" West 5.00 feet; thence South 44Á58'33" West 7.07 feet; thence South
00Á00'08" West 642.45 feet; thence South 45Á08'53" East 7.05 feet; to a point on a non-tangent curve;
thence easterly 117.88 feet along the arc of a 667.00 foot curve to the left (chord bears North 84Á25'25"
East 117.73 feet) through a central angle of 10Á07'35"; thence South 10Á38'22" East 74.00 feet; thence South
00Á00'01" East 371.68 feet; thence South 89Á58'05" West 873.60 feet; thence North 00Á02'01" West 104.99
feet; thence North 89Á57'59" East 28.85 feet to the Easterly Right-of-Way Line of Highpoint Drive (120 East);
thence along said Easterly Line the following seven (7) courses (1) North 00Á02'01" West 54.00 feet (2) South
89Á57'59" West 15.00 feet (3) North 45Á00'56" West 7.07 feet (4) North 00Á00'08" East 190.00 feet (5) North
44Á59'04" East 7.07 feet (6) North 89Á57'59" East 14.05 feet (7) North 00Á02'01" West 74.00 feet; thence North
89Á57'59" East 651.00 feet; thence North 44Á59'04" East 7.07 feet; thence North 00Á00'08" East 833.73 feet;
thence North 44Á59'52" West 7.07 feet; thence North 89Á59'52" West 5.00 feet; thence North 00Á00'08" East
54.00 feet; thence South 89Á59'52" East 5.00 feet; thence North 45Á00'08" East 7.07 feet; thence South
89Á59'52" East 54.00 feet to the Point of Beginning.

Contains 422,916 square feet / 9.709 acres / 12 Lots

do hereby dedicate for the perpetual use of the public and/or City all parcels of land, easements,
rights-of-way, and public amenities shown on this plat as intended for public and/or City use. The
owner(s) voluntarily defend, indemnify, and save harmless the City against any easements or other
encumbrances on a dedicated street which will interfere with the City's use, maintenance, and
operation of the street. The owner(s) voluntarily defend, indemnify, and hold harmless the City from
any damage claimed by persons within or without this subdivision but only to the extent to have
been caused by the owner's alterations of the ground surface, vegetation, drainage, or surface or
sub-surface water flows within this subdivision or by owner's establishment of construction of the roads
within this subdivision.

In witness whereof ______ have hereunto set _____ this ______ day of ____________, AD 20 ______.

__________________________________________ _________________________________________

__________________________________________ _________________________________________

__________________________________________ _________________________________________

The City Council of the City of Saratoga Springs, County of Utah, approves this subdivision subject to
the conditions and restrictions stated hereon, and hereby accepts the Dedication of all streets,
easements, and other parcels of land intended for the public purpose of the perpetual use of the
public.

This ___________, day of ______________, A.D. 20 ______.

_____________________________________ Attest__________________________________________________
  City Mayor City Recorder

(See Seal Below)

LOCATED IN THE SOUTHEAST QUARTER OF SECTION 26, AND PORTIONS OF THE
NORTHEAST QUARTER OF SECTION 35

TOWNSHIP 5 SOUTH, RANGE 1 WEST, SALT LAKE BASE & MERIDIAN
SARATOGA SPRINGS CITY, UTAH COUNTY, UTAH

LOCATED IN THE SOUTHEAST QUARTER OF SECTION 26, AND PORTIONS OF THE
NORTHEAST QUARTER OF SECTION 35

TOWNSHIP 5 SOUTH, RANGE 1 WEST, SALT LAKE BASE & MERIDIAN
SARATOGA SPRINGS CITY, UTAH COUNTY, UTAH

1 2

Know all men by these presents that DR Horton Inc. A Delaware Company, the undersigned owner(s)
of the above described tract of land having caused same to be subdivided into lots and streets to
be hereafter known as

VACATING A PORTION OF PARCEL NO. 2, SARATOGA DRIVE CHURCH SUBDIVISION

PLAT NOTES:

1. PLAT MUST BE RECORDED WITHIN 24 MONTHS OF FINAL PLAT APPROVAL BY CITY COUNCIL.
FINAL PLAT APPROVAL WAS GRANTED ON THE _______ DAY OF _________, 20 _______.

2. THE INSTALLATION OF IMPROVEMENTS SHALL CONFORM TO ALL CITY RULES, ORDINANCES, REQUIREMENTS, STANDARDS, AND
POLICIES REGARDING THE DEVELOPMENT OF THIS PROPERTY.

3. PRIOR TO BUILDING PERMITS BEING ISSUED, SOIL TESTING STUDIES MAY BE REQUIRED ON EACH LOT AS DETERMINED BY THE CITY
BUILDING OFFICIAL.

4. PLAT MAY BE SUBJECT TO A MASTER DEVELOPMENT AGREEMENT, DEVELOPMENT AGREEMENT, SUBDIVISION AGREEMENT, OR SITE
PLAN AGREEMENT. SEE CITY RECORDER FOR MORE INFORMATION.

5. BUILDING PERMITS WILL NOT BE ISSUED UNTIL ALL IMPROVEMENTS HAVE BEEN INSTALLED AND ACCEPTED BY THE CITY IN WRITING:
ALL IMPROVEMENTS CURRENTLY MEET CITY STANDARDS; AND BONDS ARE POSTED BY THE CURRENT OWNER OF THE PROJECT
PURSUANT TO CITY CODE.

6. ALL BONDS AND BOND AGREEMENTS ARE BETWEEN THE CITY, DEVELOPER/OWNER AND FINANCIAL INSTITUTION, NO OTHER PARTY,
INCLUDING UNIT OR LOT OWNERS, SHALL BE DEEMED A THIRD PARTY BENEFICIARY OR HAVE ANY RIGHTS INCLUDING THE RIGHT TO
BRING ANY ACTION UNDER ANY BOND OR BOND AGREEMENT.

7. THE OWNER OF THIS SUBDIVISION AND ANY SUCCESSORS AND ASSIGNS ARE RESPONSIBLE FOR ENSURING THAT IMPACT AND
CONNECTION FEES ARE PAID AND WATER RIGHTS ARE SECURED FOR EACH INDIVIDUAL LOT. NO BUILDING PERMITS SHALL BE ISSUED
FOR ANY LOT IN THIS SUBDIVISION UNTIL ALL IMPACT AND CONNECTION FEES AT THE RATES IN EFFECT WHEN APPLYING FOR
BUILDING PERMIT, ARE PAID IN FULL AND WATER RIGHTS SECURED AS SPECIFIED BY CURRENT CITY ORDINANCES AND FEE
SCHEDULES.

8. ALL OPEN SPACE AND TRAIL IMPROVEMENTS LOCATED HEREIN ARE TO BE INSTALLED BY OWNER UNLESS SPECIFIED OTHERWISE ON
EACH IMPROVEMENT. THESE IMPROVEMENTS ARE TO BE MAINTAINED BY A HOMEOWNERS ASSOCIATION UNLESS SPECIFICALLY
DESIGNATED FOR USE BY THE PUBLIC.

9. ANY REFERENCE HEREIN TO OWNERS, DEVELOPERS, OR CONTRACTORS SHALL APPLY TO SUCCESSORS, AGENTS, AND ASSIGNS.
10. PRIVATE ROADS AND COMMON AREAS ARE UTILITY EASEMENTS TO THE CITY OF SARATOGA SPRINGS FOR WATER, IRRIGATION,

SEWER & STORM DRAIN.
11. LOTS/UNITS ARE SUBJECT TO ASSOCIATION BYLAWS, ARTICLES OF INCORPORATION AND CC&R'S.
12. OPEN SPACE PARCELS (OS) ARE RESTRICTED FROM RESIDENTIAL DEVELOPMENT.
13. LOTS 233 AND 234 TO HAVE DRIVEWAY ACCESS FROM PARADISE COURT.
14. LOT 237 TO HAVE DRIVEWAY ACCESS FROM HIGHPOINT DRIVE.
15. ALL BUILDING LOTS CONTAINED WITHIN THIS PLAT ARE SUBJECT TO PRODUCT TYPES AS SET FORWARD IN LEGACY FARMS

COMMUNITY AND VILLAGE PLAN 2.
16. OVERNIGHT ON STREET GUEST PARKING IS RESTRICTED FROM NOVEMBER 1ST TO MARCH 1ST.
17. ALL LOTS WITHIN THIS PLAT ARE SUBJECT TO THE LEGACY FARMS COMMUNITY PLAN AS WELL AS VILLAGE PLAN 1.
18. COMMON AND LIMITED COMMON AREAS ARE CITY EASEMENTS FOR WATER, IRRIGATION, SEWER AND STORM DRAIN AS WELL AS

PUBLIC UTILITY EASEMENTS AND DRAINAGE EASEMENTS.
19. OS PARCELS 20 AND 21 ARE CITY EASEMENTS FOR WATER, IRRIGATION, SEWER AND STORM DRAIN AS WELL AS PUBLIC UTILITY

EASEMENTS AND DRAINAGE EASEMENTS.

PRIVATE AREAS

LIMITED COMMON AREAS

COMMON AREAS

OPEN SPACE PARCEL (OS)
(COMMON AREA)

BY SIGNING THIS PLAT, THE FOLLOWING UTILITY COMPANIES ARE
APPROVING THE: (A) BOUNDARY, COURSE, DIMENSIONS, AND
INTENDED USE OF THE RIGHT-OF-WAY AND EASEMENT GRANTS OF
RECORD; (B) LOCATION OF EXISTING UNDERGROUND AND UTILITY
FACILITIES; (C) CONDITIONS OR RESTRICTIONS GOVERNING THE
LOCATION OF THE FACILITIES WITHIN THE RIGHT-OF-WAY, AND
EASEMENT GRANTS OF RECORD, AND UTILITY FACILITIES WITHIN THE
SUBDIVISION. "APPROVING" SHALL HAVE THE MEANING IN UTAH CODE
SECTION 10-9A-603(4)(c)(ii).

ROCKY MOUNTAIN POWER
EASEMENT

HOA WILL OWN PARCELS:
(see Plat Note 8)
OS 20
OS 21

 LOT SETBACK DETAIL
LOTS 237

12.00'

16.00'

5.00'

12.00'

10.00' PUE

VACATING A PORTION OF PARCEL NO. 2, SARATOGA DRIVE CHURCH SUBDIVISION

VACATING A PORTION OF PARCEL NO. 2, SARATOGA DRIVE CHURCH SUBDIVISION

CEA

PM

S.S.STATE OF UTAH
COUNTY OF __________

__________ ____________ ____________________________________________
My commission expires: Notary Public residing at

_______________________
Commission No.

NOTES:

A. Drainage Easement areas are perpetual, non-exclusive, mutual cross drainage easements for
purposes of storm water capture and conveyance on, over, upon, and across the areas delineated
as Drainage Easements. Each lot encumbered by a drainage easement shall, at its sole cost and
expense, maintain and keep all above and below grade infrastructure and appurtenances in a
reasonable condition and state of repair. No obstructions or changes in grade shall be located
within the easement area that will impede, divert, or cause the runoff to have an adverse effect on
adjoining property.

QUESTAR GAS COMPANY
Questar approves this plat solely for the purpose of confirming that the plat contains public utility
easements. Questar may require other easements in order to serve this development. This approval
does not constitute abrogation or waiver of any other existing rights, obligations, or liabilities provided
by law or equity. This approval does not constitute acceptance, approval or acknowledgement of
any terms contained in the plat, including those set forth in the Owners Dedication and the Notes
and does not constitute a guarantee of particular terms of natural gas service. For further information
please contact Questar's Right-of-Way department at 800-366-6532.
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LEGACY FARMS PLAT 2-A

0 60 120 24030

LOCATED IN THE SOUTHEAST QUARTER OF SECTION 26, AND PORTIONS OF THE
NORTHEAST QUARTER OF SECTION 35

TOWNSHIP 5 SOUTH, RANGE 1 WEST, SALT LAKE BASE & MERIDIAN
SARATOGA SPRINGS CITY, UTAH COUNTY, UTAH

2 2

PRIVATE AREAS

LIMITED COMMON AREAS

COMMON AREAS

OPEN SPACE PARCELS (OS)
(COMMON AREA)

ROCKY MOUNTAIN POWER
EASEMENT

VACATING A PORTION OF PARCEL NO. 2, SARATOGA DRIVE CHURCH SUBDIVISION

MATCHLINE - SEE SHEET 1

EAST QUARTER CORNER SECTION 26
TOWNSHIP 5 SOUTH, RANGE 1 WEST
SALT LAKE BASE AND MERIDIAN
(FOUND 2008 UTAH COUNTY MONUMENT)
BENCHMARK ELEVATION = 4514.21
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SOUTHEAST CORNER SECTION 26
TOWNSHIP 5 SOUTH, RANGE 1 WEST
SALT LAKE BASE AND MERIDIAN
(NOT FOUND)

REFERENCE CORNER
(FOUND 1999 UTAH COUNTY MONUMENT)

N50Á25'04"E 134.47' (CALC)
N50Á26'14"E 134.51' (RECORD)

 S00Á33'28"W
 2676.19' (C

A
LC

ULA
TED

)

 N89Á57'40"W 2664.97' (CALCULATED)

CENTER QUARTER CORNER SECTION 26
TOWNSHIP 5 SOUTH, RANGE 1 WEST
SALT LAKE BASE AND MERIDIAN
(NOT FOUND)

1,464.65'

WEST
1,145.34'

I - TOTAL PROJECT AREA

II - TOTAL NUMBER OF BUILDING LOTS

IV - NUMBER OF PROPOSED GARAGE PARKING
SPACES (ASSUMED 2 PER HOUSE / UNIT)

a. Required Guest Parking

b. Guest Parking in 18' driveways

VI - ACREAGE OF SENSITIVE LANDS AND
PERCENTAGE SENSITIVE LANDS COMPRISED OF
TOTAL PROJECT AND OPENSPACE AREA

VII - PERCENTAGE OF BUILDABLE LAND

VIII - a. PRESCRIBED AREA OF OPEN SPACE

IX - NET DENSITY OF DWELLING PER ACRE
(SENSITIVE LANDS MUST BE SUBTRACTED FROM
BASE ACREAGE)
III - square footage provided for attached product only, does not include
single family residential. Calculations based on multi-family as 2-story product
and twin homes as single story product.
IV - All products with 18' driveway will provide 2 guest parking spaces in
addition to Multi-modul lane use (on street) and additional parking behind
ROW.
VIII a -  Area taken from open space parcels (as shown on subdivision plat)
VIII  a(1) - Area taken from common areas (as shown on subdivision plat)
VIII a(2) - Area of open space parcels, common areas and park strips

DATA TABLE

3

0 AC

100%

0.14 AC

24

12

9.7 AC

VIII - a(2) - PARK STRIPS 0.48 AC

VIII b - APPLICABLE (TOTAL) AREA OF OPEN SPACE 0.62 AC

Percentage of Prescribed Area Open Space 23 %

Percentage of Applicable (TOTAL) Area Open Space 6.39 %

III - SQ. FOOTAGE OF PROPOSED BUILDING
FOOTPRINTS (multi-family only), - Square footage
of MAIN LEVEL

NA

24

VIII - a(1) - PRIVATE COMMON AREAS 0.00 AC

1.24

20
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LEGACY FARMS PLAT 2-B

0 60 120 24030

EAST QUARTER CORNER SECTION 26
TOWNSHIP 5 SOUTH, RANGE 1 WEST
SALT LAKE BASE AND MERIDIAN
(FOUND 2008 UTAH COUNTY MONUMENT)
BENCHMARK ELEVATION = 4514.21

BASIS OF BEARING  S02Á41'25"W 2764.73' (MEASURED)

LOCATED IN THE SOUTHEAST QUARTER OF SECTION 26
TOWNSHIP 5 SOUTH, RANGE 1 WEST, SALT LAKE BASE & MERIDIAN

SARATOGA SPRINGS CITY, UTAH COUNTY, UTAH
SOUTHEAST CORNER SECTION 26
TOWNSHIP 5 SOUTH, RANGE 1 WEST
SALT LAKE BASE AND MERIDIAN
(NOT FOUND)

REFERENCE
CORNER
(FOUND 1999
UTAH COUNTY
MONUMENT)

N50Á25'04"E 134.47' (CALC)
N50Á26'14"E 134.51' (RECORD) S00Á33'28"W 2676.19' (CALCULATED)

1,469.65'

PLAT NOTES:

1. PLAT MUST BE RECORDED WITHIN 24 MONTHS OF FINAL PLAT APPROVAL BY CITY COUNCIL.
FINAL PLAT APPROVAL WAS GRANTED ON THE _______ DAY OF _________, 20 _______.

2. THE INSTALLATION OF IMPROVEMENTS SHALL CONFORM TO ALL CITY RULES, ORDINANCES, REQUIREMENTS, STANDARDS, AND
POLICIES REGARDING THE DEVELOPMENT OF THIS PROPERTY.

3. PRIOR TO BUILDING PERMITS BEING ISSUED, SOIL TESTING STUDIES MAY BE REQUIRED ON EACH LOT AS DETERMINED BY THE CITY
BUILDING OFFICIAL.

4. PLAT MAY BE SUBJECT TO A MASTER DEVELOPMENT AGREEMENT, DEVELOPMENT AGREEMENT, SUBDIVISION AGREEMENT, OR SITE
PLAN AGREEMENT. SEE CITY RECORDER FOR MORE INFORMATION.

5. BUILDING PERMITS WILL NOT BE ISSUED UNTIL ALL IMPROVEMENTS HAVE BEEN INSTALLED AND ACCEPTED BY THE CITY IN WRITING:
ALL IMPROVEMENTS CURRENTLY MEET CITY STANDARDS; AND BONDS ARE POSTED BY THE CURRENT OWNER OF THE PROJECT
PURSUANT TO CITY CODE.

6. ALL BONDS AND BOND AGREEMENTS ARE BETWEEN THE CITY, DEVELOPER/OWNER AND FINANCIAL INSTITUTION, NO OTHER PARTY,
INCLUDING UNIT OR LOT OWNERS, SHALL BE DEEMED A THIRD PARTY BENEFICIARY OR HAVE ANY RIGHTS INCLUDING THE RIGHT TO
BRING ANY ACTION UNDER ANY BOND OR BOND AGREEMENT.

7. THE OWNER OF THIS SUBDIVISION AND ANY SUCCESSORS AND ASSIGNS ARE RESPONSIBLE FOR ENSURING THAT IMPACT AND
CONNECTION FEES ARE PAID AND WATER RIGHTS ARE SECURED FOR EACH INDIVIDUAL LOT. NO BUILDING PERMITS SHALL BE ISSUED
FOR ANY LOT IN THIS SUBDIVISION UNTIL ALL IMPACT AND CONNECTION FEES AT THE RATES IN EFFECT WHEN APPLYING FOR
BUILDING PERMIT, ARE PAID IN FULL AND WATER RIGHTS SECURED AS SPECIFIED BY CURRENT CITY ORDINANCES AND FEE
SCHEDULES.

8. ALL OPEN SPACE AND TRAIL IMPROVEMENTS LOCATED HEREIN ARE TO BE INSTALLED BY OWNER UNLESS SPECIFIED OTHERWISE ON
EACH IMPROVEMENT. THESE IMPROVEMENTS ARE TO BE MAINTAINED BY A HOMEOWNERS ASSOCIATION UNLESS SPECIFICALLY
DESIGNATED FOR USE BY THE PUBLIC.

9. ANY REFERENCE HEREIN TO OWNERS, DEVELOPERS, OR CONTRACTORS SHALL APPLY TO SUCCESSORS, AGENTS, AND ASSIGNS.
10. PRIVATE ROADS AND COMMON AREAS ARE UTILITY EASEMENTS TO THE CITY OF SARATOGA SPRINGS FOR WATER, IRRIGATION,

SEWER & STORM DRAIN.
11. LOTS/UNITS ARE SUBJECT TO ASSOCIATION BYLAWS, ARTICLES OF INCORPORATION AND CC&R'S.
12. ALL BUILDING LOTS CONTAINED WITHIN THIS PLAT ARE SUBJECT TO PRODUCT TYPES AS SET FORWARD IN LEGACY FARMS

COMMUNITY AND VILLAGE PLAN 2.
13. OVERNIGHT ON STREET GUEST PARKING IS RESTRICTED FROM NOVEMBER 1ST TO MARCH 1ST.
14. COMMON AND LIMITED COMMON AREAS ARE CITY EASEMENTS FOR WATER, IRRIGATION, SEWER AND STORM DRAIN AS WELL AS

PUBLIC UTILITY EASEMENTS AND DRAINAGE EASEMENTS.

PRIVATE AREAS

LIMITED COMMON AREAS

COMMON AREAS

OPEN SPACE PARCEL (OS)
(COMMON AREA)

BY SIGNING THIS PLAT, THE FOLLOWING UTILITY COMPANIES ARE APPROVING THE: (A) BOUNDARY,
COURSE, DIMENSIONS, AND INTENDED USE OF THE RIGHT-OF-WAY AND EASEMENT GRANTS OF
RECORD; (B) LOCATION OF EXISTING UNDERGROUND AND UTILITY FACILITIES; (C) CONDITIONS OR
RESTRICTIONS GOVERNING THE LOCATION OF THE FACILITIES WITHIN THE RIGHT-OF-WAY, AND
EASEMENT GRANTS OF RECORD, AND UTILITY FACILITIES WITHIN THE SUBDIVISION. "APPROVING"
SHALL HAVE THE MEANING IN UTAH CODE SECTION 10-9A-603(4)(c)(ii).

ROCKY MOUNTAIN POWER
EASEMENT

VACATING A PORTION OF PARCEL NO. 2, SARATOGA DRIVE CHURCH SUBDIVISION

I - TOTAL PROJECT AREA

II - TOTAL NUMBER OF BUILDING LOTS

IV - NUMBER OF PROPOSED GARAGE PARKING
SPACES (ASSUMED 2 PER HOUSE / UNIT)

a. Required Guest Parking

b. Guest Parking in 18' driveways

VI - ACREAGE OF SENSITIVE LANDS AND
PERCENTAGE SENSITIVE LANDS COMPRISED OF
TOTAL PROJECT AND OPENSPACE AREA

VII - PERCENTAGE OF BUILDABLE LAND

VIII - a. PRESCRIBED AREA OF OPEN SPACE

IX - NET DENSITY OF DWELLING PER ACRE
(SENSITIVE LANDS MUST BE SUBTRACTED FROM
BASE ACREAGE)
III - square footage provided for attached product only, does not include
single family residential. Calculations based on multi-family as 2-story product
and twin homes as single story product.
IV - All products with 18' driveway will provide 2 guest parking spaces in
addition to Multi-modul lane use (on street) and additional parking behind
ROW.
VIII a -  Area taken from open space parcels (as shown on subdivision plat)
VIII  a(1) - Area taken from common areas (as shown on subdivision plat)
VIII a(2) - Area of open space parcels, common areas and park strips

DATA TABLE

2.5

0 AC

100%

0.0 AC

0.73

20

10

13.71 AC

VIII - a(2) - PARK STRIPS 0.34 AC

VIII b - APPLICABLE (TOTAL) AREA OF OPEN SPACE 3.34 AC

Percentage of Prescribed Area Open Space 0 %

Percentage of Applicable (TOTAL) Area Open Space 24.36 %

III - SQ. FOOTAGE OF PROPOSED BUILDING
FOOTPRINTS (multi-family only), - Square footage
of MAIN LEVEL

NA

20

VIII - a(1) - PRIVATE COMMON AREAS 3.00 AC
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OWNER'S DEDICATION

Plot Date

10/20/15

Date

10/20/15

TDM

Date Issued

Drawn By

8DRH010600
Filename

Checked By

JT
Scale

CEA

Designed By
VILLAGE 2B.dwg

Project Number

Date Date1"= 60'ByRevisionsNo.

LEGACY FARMS PLAT 2-B

LEGACY FARMS PLAT 2-B

BOUNDARY DESCRIPTION

I, Craig E. Ahrens, do hereby certify that I am a Registered Land Surveyor, and that I hold a license,
Certificate No. 270814, in accordance with the Professional Engineers and Land Surveyors Licensing
Act found in Title 58, Chapter 22 of the Utah Code. I further certify that by authority of the owners, I
have made a survey of the tract of land shown on this plat and described below, have subdivided
said tract of land into lots, streets, and easements, have completed a survey of the property
described on this plat in accordance with Utah Code Section 17-23-17, have verified all
measurements, and have placed monuments s represented on the plat. I further certify that every
existing right-of-way and easement grant of record for underground  facilities, as defined in Utah
Code Section 54-8a-2, and for other utility facilities, is accurately described on this plat, and that this
plat is true and correct to the best of my knowledge and belief. I also certify that I have filed, or will
file within 90 days the recordation of this plat, a map of the survey I have completed with the Utah
County Surveyor.

A parcel of land lying and situate in the Southeast Quarter of Section 26, Township 5 South, Range 1 West,
Salt Lake Base and Meridian, said parcel being more particularly described as follows:

Beginning at a point which is South 00Á33'28" West 1,469.65, along the Section Line, and West 1,209.29 feet
from the East Quarter Corner of said Section 26, and running thence South 00Á00'08" West 54.00 feet;
thence South 89Á59'52" East 5.00 feet; thence South 44Á59'52" East 7.07 feet; thence South 00Á00'08" West
833.73 feet; thence South 44Á59'04" West 7.07 feet; thence South 89Á57'59" West 651.00 feet to the Easterly
Right-of-Way Line of Highpoint Drive (120 East); thence along said Easterly Line the following six (6) courses
(1) South 89Á57'59" West 5.00 feet (2) North 45Á00'56" West 7.07 feet (3) North 00Á00'08" East 834.15 feet (4)
North 45Á00'08" East 7.07 feet (5) South 89Á59'52" East 5.00 feet (6) North 00Á00'08" East 54.00 feet; thence
South 89Á59'52" East 155.00 feet; thence North 45Á00'08" East 7.07 feet; thence East 54.00 feet; thence South
44Á59'52" East 7.07 feet; thence South 89Á59'52" East 427.00 feet to the Point of Beginning.

Contains 597,195 square feet / 13.710 acres / 10 Lots

do hereby dedicate for the perpetual use of the public and/or City all parcels of land, easements,
rights-of-way, and public amenities shown on this plat as intended for public and/or City use. The
owner(s) voluntarily defend, indemnify, and save harmless the City against any easements or other
encumbrances on a dedicated street which will interfere with the City's use, maintenance, and
operation of the street. The owner(s) voluntarily defend, indemnify, and hold harmless the City from
any damage claimed by persons within or without this subdivision but only to the extent to have
been caused by the owner's alterations of the ground surface, vegetation, drainage, or surface or
sub-surface water flows within this subdivision or by owner's establishment of construction of the roads
within this subdivision.

In witness whereof ______ have hereunto set _____ this ______ day of ____________, AD 20 ______.

__________________________________________ _________________________________________

__________________________________________ _________________________________________

__________________________________________ _________________________________________

The City Council of the City of Saratoga Springs, County of Utah, approves this subdivision subject to
the conditions and restrictions stated hereon, and hereby accepts the Dedication of all streets,
easements, and other parcels of land intended for the public purpose of the perpetual use of the
public.

This ___________, day of ______________, A.D. 20 ______.

_____________________________________ Attest__________________________________________________
  City Mayor City Recorder

(See Seal Below)

LOCATED IN THE SOUTHEAST QUARTER OF SECTION 26, AND PORTIONS OF THE
NORTHEAST QUARTER OF SECTION 35

TOWNSHIP 5 SOUTH, RANGE 1 WEST, SALT LAKE BASE & MERIDIAN
SARATOGA SPRINGS CITY, UTAH COUNTY, UTAH

1 1

Know all men by these presents that DR Horton Inc. A Delaware Company, the undersigned owner(s)
of the above described tract of land having caused same to be subdivided into lots and streets to
be hereafter known as

VACATING A PORTION OF PARCEL NO. 2, SARATOGA DRIVE CHURCH SUBDIVISION

VACATING A PORTION OF PARCEL NO. 2, SARATOGA DRIVE CHURCH SUBDIVISION

CEA

PM

S.S.STATE OF UTAH
COUNTY OF __________

__________ ____________ ____________________________________________
My commission expires: Notary Public residing at

_______________________
Commission No.

QUESTAR GAS COMPANY
Questar approves this plat solely for the purpose of confirming that the plat contains public utility
easements. Questar may require other easements in order to serve this development. This approval
does not constitute abrogation or waiver of any other existing rights, obligations, or liabilities provided
by law or equity. This approval does not constitute acceptance, approval or acknowledgement of
any terms contained in the plat, including those set forth in the Owners Dedication and the Notes
and does not constitute a guarantee of particular terms of natural gas service. For further information
please contact Questar's Right-of-Way department at 800-366-6532.
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LEGACY FARMS PLAT 2-C
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LOCATED IN THE SOUTHEAST QUARTER OF SECTION 26
TOWNSHIP 5 SOUTH, RANGE 1 WEST, SALT LAKE BASE & MERIDIAN

SARATOGA SPRINGS CITY, UTAH COUNTY, UTAH

PLAT NOTES:

1. PLAT MUST BE RECORDED WITHIN 24 MONTHS OF FINAL PLAT APPROVAL BY CITY COUNCIL.
FINAL PLAT APPROVAL WAS GRANTED ON THE _______ DAY OF _________, 20 _______.

2. THE INSTALLATION OF IMPROVEMENTS SHALL CONFORM TO ALL CITY RULES, ORDINANCES, REQUIREMENTS, STANDARDS, AND
POLICIES REGARDING THE DEVELOPMENT OF THIS PROPERTY.

3. PRIOR TO BUILDING PERMITS BEING ISSUED, SOIL TESTING STUDIES MAY BE REQUIRED ON EACH LOT AS DETERMINED BY THE CITY
BUILDING OFFICIAL.

4. PLAT MAY BE SUBJECT TO A MASTER DEVELOPMENT AGREEMENT, DEVELOPMENT AGREEMENT, SUBDIVISION AGREEMENT, OR SITE
PLAN AGREEMENT. SEE CITY RECORDER FOR MORE INFORMATION.

5. BUILDING PERMITS WILL NOT BE ISSUED UNTIL ALL IMPROVEMENTS HAVE BEEN INSTALLED AND ACCEPTED BY THE CITY IN WRITING:
ALL IMPROVEMENTS CURRENTLY MEET CITY STANDARDS; AND BONDS ARE POSTED BY THE CURRENT OWNER OF THE PROJECT
PURSUANT TO CITY CODE.

6. ALL BONDS AND BOND AGREEMENTS ARE BETWEEN THE CITY, DEVELOPER/OWNER AND FINANCIAL INSTITUTION, NO OTHER PARTY,
INCLUDING UNIT OR LOT OWNERS, SHALL BE DEEMED A THIRD PARTY BENEFICIARY OR HAVE ANY RIGHTS INCLUDING THE RIGHT TO
BRING ANY ACTION UNDER ANY BOND OR BOND AGREEMENT.

7. THE OWNER OF THIS SUBDIVISION AND ANY SUCCESSORS AND ASSIGNS ARE RESPONSIBLE FOR ENSURING THAT IMPACT AND
CONNECTION FEES ARE PAID AND WATER RIGHTS ARE SECURED FOR EACH INDIVIDUAL LOT. NO BUILDING PERMITS SHALL BE ISSUED
FOR ANY LOT IN THIS SUBDIVISION UNTIL ALL IMPACT AND CONNECTION FEES AT THE RATES IN EFFECT WHEN APPLYING FOR
BUILDING PERMIT, ARE PAID IN FULL AND WATER RIGHTS SECURED AS SPECIFIED BY CURRENT CITY ORDINANCES AND FEE
SCHEDULES.

8. ALL OPEN SPACE AND TRAIL IMPROVEMENTS LOCATED HEREIN ARE TO BE INSTALLED BY OWNER UNLESS SPECIFIED OTHERWISE ON
EACH IMPROVEMENT. THESE IMPROVEMENTS ARE TO BE MAINTAINED BY A HOMEOWNERS ASSOCIATION UNLESS SPECIFICALLY
DESIGNATED FOR USE BY THE PUBLIC.

9. ANY REFERENCE HEREIN TO OWNERS, DEVELOPERS, OR CONTRACTORS SHALL APPLY TO SUCCESSORS, AGENTS, AND ASSIGNS.
10. PRIVATE ROADS AND COMMON AREAS ARE UTILITY EASEMENTS TO THE CITY OF SARATOGA SPRINGS FOR WATER, IRRIGATION,

SEWER & STORM DRAIN.
11. LOTS/UNITS ARE SUBJECT TO ASSOCIATION BYLAWS, ARTICLES OF INCORPORATION AND CC&R'S.
12. OPEN SPACE PARCELS (OS) ARE RESTRICTED FROM RESIDENTIAL DEVELOPMENT.
13. ALL BUILDING LOTS CONTAINED WITHIN THIS PLAT ARE SUBJECT TO PRODUCT TYPES AS SET FORWARD IN LEGACY FARMS

COMMUNITY AND VILLAGE PLAN 2.
14. OVERNIGHT ON STREET GUEST PARKING IS RESTRICTED FROM NOVEMBER 1ST TO MARCH 1ST.
15. ALL LOTS WITHIN THIS PLAT ARE SUBJECT TO THE LEGACY FARMS COMMUNITY PLAN AS WELL AS VILLAGE PLAN 2.
16. OPEN SPACE (OS) PARCEL 3 IS A UTILITY EASEMENT FOR THE CITY OF SARATOGA SPRINGS FOR WATER, IRRIGATION, SEWER AND

STORM DRAIN.
17. A PORTION OF OS PARCEL 22 IS DEDICATED AS A TRAIL EASEMENT WHERE THE PUBLIC IS GRANTED A RIGHT OF ACCESS TO THE

PUBLIC TRAILS WHERE AND AS THE SAME ARE CONSTRUCTED. THE CITY IS ALSO GRANTED A RIGHT OF ACCESS ON THE TRAIL
EASEMENT FOR THE  MAINTENANCE AND REPAIR OF THE PUBLIC TRAIL. THE CITY MAY USE AREAS ALONGSIDE THE TRAIL EASEMENT
AS REASONABLY NECESSARY SO LONG AS THE CITY RESTORES THE LAND, VEGETATION OR IMPROVEMENTS THAT IT MAY DISTURB.

18. COMMON AND LIMITED COMMON AREAS ARE CITY EASEMENTS FOR WATER, IRRIGATION, SEWER AND STORM DRAIN AS WELL AS
PUBLIC UTILITY EASEMENTS AND DRAINAGE EASEMENTS.

PRIVATE AREAS

LIMITED COMMON AREAS

COMMON AREAS

OPEN SPACE PARCEL (OS)
(COMMON AREA)

BY SIGNING THIS PLAT, THE FOLLOWING UTILITY COMPANIES ARE APPROVING THE: (A) BOUNDARY,
COURSE, DIMENSIONS, AND INTENDED USE OF THE RIGHT-OF-WAY AND EASEMENT GRANTS OF
RECORD; (B) LOCATION OF EXISTING UNDERGROUND AND UTILITY FACILITIES; (C) CONDITIONS OR
RESTRICTIONS GOVERNING THE LOCATION OF THE FACILITIES WITHIN THE RIGHT-OF-WAY, AND
EASEMENT GRANTS OF RECORD, AND UTILITY FACILITIES WITHIN THE SUBDIVISION. "APPROVING"
SHALL HAVE THE MEANING IN UTAH CODE SECTION 10-9A-603(4)(c)(ii).

ROCKY MOUNTAIN POWER
EASEMENT

 LOT SETBACK DETAIL
LOTS 249-253, 256-260

5.00'

16.00'

5.00'

12.00'

10.00' PUE

VACATING A PORTION OF PARCEL NO. 2, SARATOGA DRIVE CHURCH SUBDIVISION

EAST QUARTER CORNER SECTION 26
TOWNSHIP 5 SOUTH, RANGE 1 WEST
SALT LAKE BASE AND MERIDIAN
(FOUND 2008 UTAH COUNTY MONUMENT)
BENCHMARK ELEVATION = 4514.21
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SOUTHEAST CORNER SECTION 26
TOWNSHIP 5 SOUTH, RANGE 1 WEST
SALT LAKE BASE AND MERIDIAN
(NOT FOUND)

REFERENCE CORNER
(FOUND 1999 UTAH COUNTY MONUMENT)

N50Á25'04"E 134.47' (CALC)
N50Á26'14"E 134.51' (RECORD)
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 N89Á57'40"W 2664.97' (CALCULATED)

CENTER QUARTER CORNER SECTION 26
TOWNSHIP 5 SOUTH, RANGE 1 WEST
SALT LAKE BASE AND MERIDIAN
(NOT FOUND)

841.08'

WEST
1136.38'
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LEGACY FARMS PLAT 2-C

LEGACY FARMS PLAT 2-C

BOUNDARY DESCRIPTION

I, Craig E. Ahrens, do hereby certify that I am a Registered Land Surveyor, and that I hold a license,
Certificate No. 270814, in accordance with the Professional Engineers and Land Surveyors Licensing
Act found in Title 58, Chapter 22 of the Utah Code. I further certify that by authority of the owners, I
have made a survey of the tract of land shown on this plat and described below, have subdivided
said tract of land into lots, streets, and easements, have completed a survey of the property
described on this plat in accordance with Utah Code Section 17-23-17, have verified all
measurements, and have placed monuments s represented on the plat. I further certify that every
existing right-of-way and easement grant of record for underground  facilities, as defined in Utah
Code Section 54-8a-2, and for other utility facilities, is accurately described on this plat, and that this
plat is true and correct to the best of my knowledge and belief. I also certify that I have filed, or will
file within 90 days the recordation of this plat, a map of the survey I have completed with the Utah
County Surveyor.

A parcel of land lying and situate in the Southeast Quarter of Section 26, Township 5 South, Range 1 West,
Salt Lake Base and Meridian, said parcel being more particularly described as follows:

Beginning at a point which is South 00Á33'28" West 841.08, along the Section Line, and West 1,136.38 feet
from the East Quarter Corner of said Section 26, and running thence South 00Á00'08" West 36.00 feet;
thence South 89Á56'07" West 7.00 feet; thence South 26Á33'14" West 11.18 feet; thence South 00Á00'08" West
67.60 feet; thence South 21Á22'15" East 10.92 feet; thence North 89Á56'57" East 8.02 feet; thence South
00Á00'08" West 36.00 feet; thence South 89Á56'57" West 10.00 feet; thence South 44Á58'33" West 7.07 feet;
thence South 00Á00'08" West 458.75 feet; thence North 89Á59'52" West 54.00 feet; thence South 45Á00'08"
West 7.07 feet; thence North 89Á59'52" West 432.00 feet; thence North 44Á59'52" West 7.07 feet; thence
West 54.00 feet; thence South 45Á00'08" West 7.07 feet; thence North 89Á59'52" West 155.00 feet to the
Easterly Right-of-Way Line of Highpoint Drive (120 East); thence along said Easterly Line the following three
(3) courses (1) North 89Á59'52" West 5.00 feet (2) North 44Á59'52" West 7.07 feet (3) North 00Á00'08" East
203.16 feet; thence South 89Á59'52" East 173.15 feet; to a point on a non-tangent curve; thence
northeasterly 83.18 feet along the arc of a 66.00 foot curve to the right (chord bears North 53Á53'44" East
77.79 feet) through a central angle of 72Á12'47"; thence South 89Á59'52" East 14.55 feet; thence North
00Á00'08" East 86.32 feet; thence North 02Á09'32" East 10.01 feet; thence North 00Á03'03" West 154.00 feet;
thence North 00Á02'50" West 87.66 feet; thence North 00Á03'53" West 36.00 feet to the Northerly
Right-of-Way Line of Legacy Parkway (525 South); thence along said Northerly Line the following course (1)
South 89Á56'07" West 245.67 feet to the Easterly Right-of-Way Line of Highpoint Drive (120 East); thence
along said Easterly Line the following two (2) courses (1) North 45Á01'52" West 7.07 feet (2) North 00Á00'08"
East 130.19 feet; thence South 89Á59'52" East 86.00 feet; thence North 00Á00'08" East 0.91 feet; thence North
89Á56'07" East 469.63 feet; thence South 00Á03'53" East 136.00 feet; thence North 89Á56'07" East 105.21 feet;
thence North 44Á58'08" East 7.08 feet; thence North 89Á56'07" East 54.00 feet; thence South 45Á01'52" East
7.07 feet; thence North 89Á56'07ó East 10.00 feet to the Point of Beginning.

Contains 426,389 square feet / 9.79 acres / 75 Lots

do hereby dedicate for the perpetual use of the public and/or City all parcels of land, easements,
rights-of-way, and public amenities shown on this plat as intended for public and/or City use. The
owner(s) voluntarily defend, indemnify, and save harmless the City against any easements or other
encumbrances on a dedicated street which will interfere with the City's use, maintenance, and
operation of the street. The owner(s) voluntarily defend, indemnify, and hold harmless the City from
any damage claimed by persons within or without this subdivision but only to the extent to have
been caused by the owner's alterations of the ground surface, vegetation, drainage, or surface or
sub-surface water flows within this subdivision or by owner's establishment of construction of the roads
within this subdivision.

In witness whereof ______ have hereunto set _____ this ______ day of ____________, AD 20 ______.

__________________________________________ _________________________________________

__________________________________________ _________________________________________

__________________________________________ _________________________________________

The City Council of the City of Saratoga Springs, County of Utah, approves this subdivision subject to
the conditions and restrictions stated hereon, and hereby accepts the Dedication of all streets,
easements, and other parcels of land intended for the public purpose of the perpetual use of the
public.

This ___________, day of ______________, A.D. 20 ______.

_____________________________________ Attest__________________________________________________
  City Mayor City Recorder

(See Seal Below)

LOCATED IN THE SOUTHEAST QUARTER OF SECTION 26, AND PORTIONS OF THE
NORTHEAST QUARTER OF SECTION 35

TOWNSHIP 5 SOUTH, RANGE 1 WEST, SALT LAKE BASE & MERIDIAN
SARATOGA SPRINGS CITY, UTAH COUNTY, UTAH

1 2

S.S.STATE OF UTAH
COUNTY OF __________

__________ ____________ ____________________________________________
My commission expires: Notary Public residing at

_______________________
Commission No.

Know all men by these presents that DR Horton Inc. A Delaware Company, the undersigned owner(s)
of the above described tract of land having caused same to be subdivided into lots and streets to
be hereafter known as

VACATING A PORTION OF PARCEL NO. 2, SARATOGA DRIVE CHURCH SUBDIVISION

VACATING A PORTION OF PARCEL NO. 2, SARATOGA DRIVE CHURCH SUBDIVISION

CEA

PM

NOTES:

A. Drainage Easement areas are perpetual, non-exclusive, mutual cross drainage easements for
purposes of storm water capture and conveyance on, over, upon, and across the areas delineated
as Drainage Easements. Each lot encumbered by a drainage easement shall, at its sole cost and
expense, maintain and keep all above and below grade infrastructure and appurtenances in a
reasonable condition and state of repair. No obstructions or changes in grade shall be located
within the easement area that will impede, divert, or cause the runoff to have an adverse effect on
adjoining property.

QUESTAR GAS COMPANY
Questar approves this plat solely for the purpose of confirming that the plat contains public utility
easements. Questar may require other easements in order to serve this development. This approval
does not constitute abrogation or waiver of any other existing rights, obligations, or liabilities provided
by law or equity. This approval does not constitute acceptance, approval or acknowledgement of
any terms contained in the plat, including those set forth in the Owners Dedication and the Notes
and does not constitute a guarantee of particular terms of natural gas service. For further information
please contact Questar's Right-of-Way department at 800-366-6532.

Exhibit 8
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LEGACY FARMS PLAT 2-C
LOCATED IN THE SOUTHEAST QUARTER OF SECTION 26

TOWNSHIP 5 SOUTH, RANGE 1 WEST, SALT LAKE BASE & MERIDIAN
SARATOGA SPRINGS CITY, UTAH COUNTY, UTAH

2 2

PRIVATE AREAS

LIMITED COMMON AREAS

COMMON AREAS

OPEN SPACE PARCELS (OS)
(COMMON AREA)

ROCKY MOUNTAIN POWER
EASEMENT

VACATING A PORTION OF PARCEL NO. 2, SARATOGA DRIVE CHURCH SUBDIVISION

I - TOTAL PROJECT AREA

II - TOTAL NUMBER OF BUILDING LOTS

IV - NUMBER OF PROPOSED GARAGE PARKING
SPACES (ASSUMED 2 PER HOUSE / UNIT)

a. Required Guest Parking

b. Guest Parking in 18' driveways

VI - ACREAGE OF SENSITIVE LANDS AND
PERCENTAGE SENSITIVE LANDS COMPRISED OF
TOTAL PROJECT AND OPENSPACE AREA

VII - PERCENTAGE OF BUILDABLE LAND

VIII - a. PRESCRIBED AREA OF OPEN SPACE

IX - NET DENSITY OF DWELLING PER ACRE
(SENSITIVE LANDS MUST BE SUBTRACTED FROM
BASE ACREAGE)
III - square footage provided for attached product only, does not include
single family residential. Calculations based on multi-family as 2-story product
and twin homes as single story product.
IV - All products with 18' driveway will provide 2 guest parking spaces in
addition to Multi-modul lane use (on street) and additional parking behind
ROW.
VIII a -  Area taken from open space parcels (as shown on subdivision plat)
VIII  a(1) - Area taken from common areas (as shown on subdivision plat)
VIII a(2) - Area of open space parcels, common areas and park strips

DATA TABLE

18.75

0 AC

100%

1.22 AC

150

75

9.79 AC

VIII - a(2) - PARK STRIPS 0.37 AC

VIII b - APPLICABLE (TOTAL) AREA OF OPEN SPACE 2.18 AC

Percentage of Prescribed Area Open Space 56 %

Percentage of Applicable (TOTAL) Area Open Space 22.27 %

III - SQ. FOOTAGE OF PROPOSED BUILDING
FOOTPRINTS (multi-family only), - Square footage
of MAIN LEVEL

96,102

147

VIII - a(1) - PRIVATE COMMON AREAS 0.59 AC

3 PLEX
LOTS 2129-2140

4 PLEX
LOTS 2146-2153

5 PLEX
LOTS 2141-2145
LOTS 2154-2176

NOTES:
1. LOTS SHOWN FOR REFERENCE ONLY. THE LIMITED COMMON AREA IS CONTROLLED

BY THE PRIVATE ROAD ALIGNMENT.

2. ALL LOT LINES AND LIMITED COMMON AREA LINES ARE PARALLEL WITH AND/OR PERPENDICULAR
TO THE BEARING LINES LISTED ON SHEET 1, EXCEPT AS SHOWN.

ROAD RIGHT OF WAY
ROAD RIGHT OF WAY

ROAD RIGHT OF WAY

7.66
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LEGACY FARMS PLAT 2-D
LOCATED IN THE SOUTHEAST QUARTER OF SECTION 26

TOWNSHIP 5 SOUTH, RANGE 1 WEST, SALT LAKE BASE & MERIDIAN
SARATOGA SPRINGS CITY, UTAH COUNTY, UTAH

PLAT NOTES:

1. PLAT MUST BE RECORDED WITHIN 24 MONTHS OF FINAL PLAT APPROVAL BY CITY COUNCIL.
FINAL PLAT APPROVAL WAS GRANTED ON THE _______ DAY OF _________, 20 _______.

2. THE INSTALLATION OF IMPROVEMENTS SHALL CONFORM TO ALL CITY RULES, ORDINANCES, REQUIREMENTS, STANDARDS, AND
POLICIES REGARDING THE DEVELOPMENT OF THIS PROPERTY.

3. PRIOR TO BUILDING PERMITS BEING ISSUED, SOIL TESTING STUDIES MAY BE REQUIRED ON EACH LOT AS DETERMINED BY THE CITY
BUILDING OFFICIAL.

4. PLAT MAY BE SUBJECT TO A MASTER DEVELOPMENT AGREEMENT, DEVELOPMENT AGREEMENT, SUBDIVISION AGREEMENT, OR SITE
PLAN AGREEMENT. SEE CITY RECORDER FOR MORE INFORMATION.

5. BUILDING PERMITS WILL NOT BE ISSUED UNTIL ALL IMPROVEMENTS HAVE BEEN INSTALLED AND ACCEPTED BY THE CITY IN WRITING:
ALL IMPROVEMENTS CURRENTLY MEET CITY STANDARDS; AND BONDS ARE POSTED BY THE CURRENT OWNER OF THE PROJECT
PURSUANT TO CITY CODE.

6. ALL BONDS AND BOND AGREEMENTS ARE BETWEEN THE CITY, DEVELOPER/OWNER AND FINANCIAL INSTITUTION, NO OTHER PARTY,
INCLUDING UNIT OR LOT OWNERS, SHALL BE DEEMED A THIRD PARTY BENEFICIARY OR HAVE ANY RIGHTS INCLUDING THE RIGHT TO
BRING ANY ACTION UNDER ANY BOND OR BOND AGREEMENT.

7. THE OWNER OF THIS SUBDIVISION AND ANY SUCCESSORS AND ASSIGNS ARE RESPONSIBLE FOR ENSURING THAT IMPACT AND
CONNECTION FEES ARE PAID AND WATER RIGHTS ARE SECURED FOR EACH INDIVIDUAL LOT. NO BUILDING PERMITS SHALL BE ISSUED
FOR ANY LOT IN THIS SUBDIVISION UNTIL ALL IMPACT AND CONNECTION FEES AT THE RATES IN EFFECT WHEN APPLYING FOR
BUILDING PERMIT, ARE PAID IN FULL AND WATER RIGHTS SECURED AS SPECIFIED BY CURRENT CITY ORDINANCES AND FEE
SCHEDULES.

8. ALL OPEN SPACE AND TRAIL IMPROVEMENTS LOCATED HEREIN ARE TO BE INSTALLED BY OWNER UNLESS SPECIFIED OTHERWISE ON
EACH IMPROVEMENT. THESE IMPROVEMENTS ARE TO BE MAINTAINED BY A HOMEOWNERS ASSOCIATION UNLESS SPECIFICALLY
DESIGNATED FOR USE BY THE PUBLIC.

9. ANY REFERENCE HEREIN TO OWNERS, DEVELOPERS, OR CONTRACTORS SHALL APPLY TO SUCCESSORS, AGENTS, AND ASSIGNS.
10. PRIVATE ROADS AND COMMON AREAS ARE UTILITY EASEMENTS TO THE CITY OF SARATOGA SPRINGS FOR WATER, IRRIGATION,

SEWER & STORM DRAIN.
11. LOTS/UNITS ARE SUBJECT TO ASSOCIATION BYLAWS, ARTICLES OF INCORPORATION AND CC&R'S.
12. OPEN SPACE PARCELS (OS) ARE RESTRICTED FROM RESIDENTIAL DEVELOPMENT.
13. ALL BUILDING LOTS CONTAINED WITHIN THIS PLAT ARE SUBJECT TO PRODUCT TYPES AS SET FORWARD IN LEGACY FARMS

COMMUNITY AND VILLAGE PLAN 2.
14. OVERNIGHT ON STREET GUEST PARKING IS RESTRICTED FROM NOVEMBER 1ST TO MARCH 1ST.
15. ALL LOTS WITHIN THIS PLAT ARE SUBJECT TO THE LEGACY FARMS COMMUNITY PLAN AS WELL AS VILLAGE PLAN 2.

PRIVATE AREAS

LIMITED COMMON AREAS

COMMON AREAS

OPEN SPACE PARCEL (OS)
(COMMON AREA)

ROCKY MOUNTAIN POWER
EASEMENT

VACATING A PORTION OF PARCEL NO. 2, SARATOGA DRIVE CHURCH SUBDIVISION

EAST QUARTER CORNER SECTION 26
TOWNSHIP 5 SOUTH, RANGE 1 WEST
SALT LAKE BASE AND MERIDIAN
(FOUND 2008 UTAH COUNTY MONUMENT)
BENCHMARK ELEVATION = 4514.21
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SOUTHEAST CORNER SECTION 26
TOWNSHIP 5 SOUTH, RANGE 1 WEST
SALT LAKE BASE AND MERIDIAN
(NOT FOUND)

REFERENCE CORNER
(FOUND 1999 UTAH COUNTY MONUMENT)

N50Á25'04"E 134.47' (CALC)
N50Á26'14"E 134.51' (RECORD)

 S
00
Á3
3'
28
"W

 2
67
6.
19
' (
C
A
LC

UL
A
TE
D
)

 N89Á57'40"W 2664.97' (CALCULATED)

CENTER QUARTER CORNER SECTION 26
TOWNSHIP 5 SOUTH, RANGE 1 WEST
SALT LAKE BASE AND MERIDIAN
(NOT FOUND)

476.88'

WEST
1144.98'

OWNER'S DEDICATION

Plot Date

10/20/15

Date

10/19/15

TDM

Date Issued

Drawn By

8DRH010600
Filename

Checked By

JT
Scale

CEA

Designed By
VILLAGE 2A.dwg

Project Number

Date Date1"= 60'ByRevisionsNo.

LEGACY FARMS PLAT 2-D

LEGACY FARMS PLAT 2-D

BOUNDARY DESCRIPTION

I, Craig E. Ahrens, do hereby certify that I am a Registered Land Surveyor, and that I hold a license,
Certificate No. 270814, in accordance with the Professional Engineers and Land Surveyors Licensing
Act found in Title 58, Chapter 22 of the Utah Code. I further certify that by authority of the owners, I
have made a survey of the tract of land shown on this plat and described below, have subdivided
said tract of land into lots, streets, and easements, have completed a survey of the property
described on this plat in accordance with Utah Code Section 17-23-17, have verified all
measurements, and have placed monuments s represented on the plat. I further certify that every
existing right-of-way and easement grant of record for underground  facilities, as defined in Utah
Code Section 54-8a-2, and for other utility facilities, is accurately described on this plat, and that this
plat is true and correct to the best of my knowledge and belief. I also certify that I have filed, or will
file within 90 days the recordation of this plat, a map of the survey I have completed with the Utah
County Surveyor.

A parcel of land lying and situate in the Southeast Quarter of Section 26, Township 5 South, Range 1 West,
Salt Lake Base and Meridian, said parcel being more particularly described as follows:

Beginning at a point which is South 00Á33'28" West 476.88, along the Section Line, and West 1,144.98 feet
from the East Quarter Corner of said Section 26, and running thence South 00Á03'53" East 54.00 feet;
thence South 89Á56'07" West 5.00 feet; thence South 44Á58'08" West 7.08 feet; thence South 00Á00'08" West
300.19 feet; thence South 89Á56'07" West 54.00 feet; thence South 44Á58'08" West 7.08 feet; thence South
89Á56'07" West 105.21 feet; thence North 00Á03'53" West 136.00 feet; thence South 89Á56'07" West 469.63
feet; thence South 00Á00'08" West 0.91 feet; thence North 89Á59'52" West 86.00 feet to the Easterly
Right-of-Way Line of Highpoint Drive (120 East); thence along said Easterly Line the following seven (7)
courses (1) North 00Á00'08" East 170.00 feet (2) North 44Á58'08" East 7.08 feet (3) North 89Á56'07" East 5.00
feet (4) North 00Á00'08" East 53.99 feet (5) North 89Á59'52" West 5.00 feet (6) North 45Á01'52" West 7.07 feet
(7) North 00Á00'08" East 352.37 feet; thence South 89Á59'52" East 529.69 feet; thence South 00Á00'17" East
356.75 feet; thence North 89Á56'07" East 200.21 feet to the Point of Beginning.

Containing 375,551 square feet / 8.622 acres / 85 Lots

do hereby dedicate for the perpetual use of the public and/or City all parcels of land, easements,
rights-of-way, and public amenities shown on this plat as intended for public and/or City use. The
owner(s) voluntarily defend, indemnify, and save harmless the City against any easements or other
encumbrances on a dedicated street which will interfere with the City's use, maintenance, and
operation of the street. The owner(s) voluntarily defend, indemnify, and hold harmless the City from
any damage claimed by persons within or without this subdivision but only to the extent to have
been caused by the owner's alterations of the ground surface, vegetation, drainage, or surface or
sub-surface water flows within this subdivision or by owner's establishment of construction of the roads
within this subdivision.

In witness whereof ______ have hereunto set _____ this ______ day of ____________, AD 20 ______.

__________________________________________ _________________________________________

__________________________________________ _________________________________________

__________________________________________ _________________________________________

The City Council of the City of Saratoga Springs, County of Utah, approves this subdivision subject to
the conditions and restrictions stated hereon, and hereby accepts the Dedication of all streets,
easements, and other parcels of land intended for the public purpose of the perpetual use of the
public.

This ___________, day of ______________, A.D. 20 ______.

_____________________________________ Attest__________________________________________________
  City Mayor City Recorder

(See Seal Below)

LOCATED IN THE SOUTHEAST QUARTER OF SECTION 26, AND PORTIONS OF THE
NORTHEAST QUARTER OF SECTION 35

TOWNSHIP 5 SOUTH, RANGE 1 WEST, SALT LAKE BASE & MERIDIAN
SARATOGA SPRINGS CITY, UTAH COUNTY, UTAH

1 2

Know all men by these presents that DR Horton Inc. A Delaware Company, the undersigned owner(s)
of the above described tract of land having caused same to be subdivided into lots and streets to
be hereafter known as

VACATING A PORTION OF PARCEL NO. 2, SARATOGA DRIVE CHURCH SUBDIVISION

VACATING A PORTION OF PARCEL NO. 2, SARATOGA DRIVE CHURCH SUBDIVISION

CEA

PM

S.S.STATE OF UTAH
COUNTY OF __________

__________ ____________ ____________________________________________
My commission expires: Notary Public residing at

_______________________
Commission No.
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QUESTAR GAS COMPANY
Questar approves this plat solely for the purpose of confirming that the plat contains public utility
easements. Questar may require other easements in order to serve this development. This approval
does not constitute abrogation or waiver of any other existing rights, obligations, or liabilities provided
by law or equity. This approval does not constitute acceptance, approval or acknowledgement of
any terms contained in the plat, including those set forth in the Owners Dedication and the Notes
and does not constitute a guarantee of particular terms of natural gas service. For further information
please contact Questar's Right-of-Way department at 800-366-6532.
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LEGACY FARMS PLAT 2-D
LOCATED IN THE SOUTHEAST QUARTER OF SECTION 26

TOWNSHIP 5 SOUTH, RANGE 1 WEST, SALT LAKE BASE & MERIDIAN
SARATOGA SPRINGS CITY, UTAH COUNTY, UTAH

2 2

PRIVATE AREAS

LIMITED COMMON AREAS

COMMON AREAS

OPEN SPACE PARCELS (OS)
(COMMON AREA)

ROCKY MOUNTAIN POWER
EASEMENT

VACATING A PORTION OF PARCEL NO. 2, SARATOGA DRIVE CHURCH SUBDIVISION

I - TOTAL PROJECT AREA

II - TOTAL NUMBER OF BUILDING LOTS

IV - NUMBER OF PROPOSED GARAGE PARKING
SPACES (ASSUMED 2 PER HOUSE / UNIT)

a. Required Guest Parking

b. Guest Parking in 18' driveways

VI - ACREAGE OF SENSITIVE LANDS AND
PERCENTAGE SENSITIVE LANDS COMPRISED OF
TOTAL PROJECT AND OPENSPACE AREA

VII - PERCENTAGE OF BUILDABLE LAND

VIII - a. PRESCRIBED AREA OF OPEN SPACE

IX - NET DENSITY OF DWELLING PER ACRE
(SENSITIVE LANDS MUST BE SUBTRACTED FROM
BASE ACREAGE)
III - square footage provided for attached product only, does not include
single family residential. Calculations based on multi-family as 2-story product
and twin homes as single story product.
IV - All products with 18' driveway will provide 2 guest parking spaces in
addition to Multi-modul lane use (on street) and additional parking behind
ROW.
VIII a -  Area taken from open space parcels (as shown on subdivision plat)
VIII  a(1) - Area taken from common areas (as shown on subdivision plat)
VIII a(2) - Area of open space parcels, common areas and park strips

DATA TABLE

21.25

0 AC

100%

0.72 AC

170

85

8.62 AC

VIII - a(2) - PARK STRIPS 0.13 AC

VIII b - APPLICABLE (TOTAL) AREA OF OPEN SPACE 1.95 AC

Percentage of Prescribed Area Open Space 37 %

Percentage of Applicable (TOTAL) Area Open Space 22.62 %

III - SQ. FOOTAGE OF PROPOSED BUILDING
FOOTPRINTS (multi-family only), - Square footage
of MAIN LEVEL

171,004

170

VIII - a(1) - PRIVATE COMMON AREAS 1.1 AC

4 PLEX
LOTS 2212-2215
LOTS 2228-2231

5 PLEX
LOTS 2207-2211
LOTS 2232-2236

6 PLEX
LOTS 2177-2206
LOTS 2216-2227
LOTS 2237-2242

NOTES:
1. LOTS SHOWN FOR REFERENCE ONLY. THE LIMITED COMMON AREA IS CONTROLLED

BY THE PRIVATE ROAD ALIGNMENT.

2. ALL LOT LINES AND LIMITED COMMON AREA LINES ARE PARALLEL WITH AND/OR PERPENDICULAR
TO THE BEARING LINES LISTED ON SHEET 1, EXCEPT AS SHOWN.

ROAD RIGHT OF WAY ROAD RIGHT OF WAY ROAD RIGHT OF WAY

9.86
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VICINITY MAP
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LEGACY FARMS PLAT 2-E

0 60 120 24030

LEGACY FARMS PLAT 2-E

LEGACY FARMS PLAT 2-E

I, Craig E. Ahrens, do hereby certify that I am a Registered Land Surveyor, and that I hold a license,
Certificate No. 270814, in accordance with the Professional Engineers and Land Surveyors Licensing
Act found in Title 58, Chapter 22 of the Utah Code. I further certify that by authority of the owners, I
have made a survey of the tract of land shown on this plat and described below, have subdivided
said tract of land into lots, streets, and easements, have completed a survey of the property
described on this plat in accordance with Utah Code Section 17-23-17, have verified all
measurements, and have placed monuments s represented on the plat. I further certify that every
existing right-of-way and easement grant of record for underground  facilities, as defined in Utah
Code Section 54-8a-2, and for other utility facilities, is accurately described on this plat, and that this
plat is true and correct to the best of my knowledge and belief. I also certify that I have filed, or will
file within 90 days the recordation of this plat, a map of the survey I have completed with the Utah
County Surveyor.

A parcel of land lying and situate in the Southeast Quarter of Section 26, Township 5 South, Range 1 West,
Salt Lake Base and Meridian, said parcel being more particularly described as follows:

Beginning at a point which is South 00Á33'28" West 35.46, along the Section Line, and West 1,349.52 feet
from the East Quarter Corner of said Section 26, and running thence South 00Á00'17" East 84.88 feet;
thence North 89Á59'52" West 529.69 feet to the Easterly Right-of-Way Line of Highpoint Drive (120 East);
thence along said Easterly Line the following two (2) courses (1) North 00Á00'08" East 79.26 feet (2) North
44Á58'08" East 7.08 feet to the Southerly Right-of-Way Line of 400 South Street; thence along said Southerly
Line the following course (1) North 89Á56'07" East 524.68 feet to the Point of Beginning.

Containing 44,785 square feet / 1.028 acres / 18 Lots

LOCATED IN THE SOUTHEAST QUARTER OF SECTION 26
TOWNSHIP 5 SOUTH, RANGE 1 WEST, SALT LAKE BASE & MERIDIAN

SARATOGA SPRINGS CITY, UTAH COUNTY, UTAH

LOCATED IN THE SOUTHEAST QUARTER OF SECTION 26
TOWNSHIP 5 SOUTH, RANGE 1 WEST, SALT LAKE BASE & MERIDIAN

SARATOGA SPRINGS CITY, UTAH COUNTY, UTAH

1 1

Know all men by these presents that DR Horton Inc. A Delaware Company, the undersigned owner(s)
of the above described tract of land having caused same to be subdivided into lots and streets to
be hereafter known as

VACATING A PORTION OF PARCEL NO. 2, SARATOGA DRIVE CHURCH SUBDIVISION

PLAT NOTES:

1. PLAT MUST BE RECORDED WITHIN 24 MONTHS OF FINAL PLAT APPROVAL BY CITY COUNCIL.
FINAL PLAT APPROVAL WAS GRANTED ON THE _______ DAY OF _________, 20 _______.

2. THE INSTALLATION OF IMPROVEMENTS SHALL CONFORM TO ALL CITY RULES, ORDINANCES, REQUIREMENTS, STANDARDS, AND
POLICIES REGARDING THE DEVELOPMENT OF THIS PROPERTY.

3. PRIOR TO BUILDING PERMITS BEING ISSUED, SOIL TESTING STUDIES MAY BE REQUIRED ON EACH LOT AS DETERMINED BY THE CITY
BUILDING OFFICIAL.

4. PLAT MAY BE SUBJECT TO A MASTER DEVELOPMENT AGREEMENT, DEVELOPMENT AGREEMENT, SUBDIVISION AGREEMENT, OR SITE
PLAN AGREEMENT. SEE CITY RECORDER FOR MORE INFORMATION.

5. BUILDING PERMITS WILL NOT BE ISSUED UNTIL ALL IMPROVEMENTS HAVE BEEN INSTALLED AND ACCEPTED BY THE CITY IN WRITING:
ALL IMPROVEMENTS CURRENTLY MEET CITY STANDARDS; AND BONDS ARE POSTED BY THE CURRENT OWNER OF THE PROJECT
PURSUANT TO CITY CODE.

6. ALL BONDS AND BOND AGREEMENTS ARE BETWEEN THE CITY, DEVELOPER/OWNER AND FINANCIAL INSTITUTION, NO OTHER PARTY,
INCLUDING UNIT OR LOT OWNERS, SHALL BE DEEMED A THIRD PARTY BENEFICIARY OR HAVE ANY RIGHTS INCLUDING THE RIGHT TO
BRING ANY ACTION UNDER ANY BOND OR BOND AGREEMENT.

7. THE OWNER OF THIS SUBDIVISION AND ANY SUCCESSORS AND ASSIGNS ARE RESPONSIBLE FOR ENSURING THAT IMPACT AND
CONNECTION FEES ARE PAID AND WATER RIGHTS ARE SECURED FOR EACH INDIVIDUAL LOT. NO BUILDING PERMITS SHALL BE ISSUED
FOR ANY LOT IN THIS SUBDIVISION UNTIL ALL IMPACT AND CONNECTION FEES AT THE RATES IN EFFECT WHEN APPLYING FOR
BUILDING PERMIT, ARE PAID IN FULL AND WATER RIGHTS SECURED AS SPECIFIED BY CURRENT CITY ORDINANCES AND FEE
SCHEDULES.

8. ALL OPEN SPACE AND TRAIL IMPROVEMENTS LOCATED HEREIN ARE TO BE INSTALLED BY OWNER UNLESS SPECIFIED OTHERWISE ON
EACH IMPROVEMENT. THESE IMPROVEMENTS ARE TO BE MAINTAINED BY A HOMEOWNERS ASSOCIATION UNLESS SPECIFICALLY
DESIGNATED FOR USE BY THE PUBLIC.

9. ANY REFERENCE HEREIN TO OWNERS, DEVELOPERS, OR CONTRACTORS SHALL APPLY TO SUCCESSORS, AGENTS, AND ASSIGNS.
10. PRIVATE ROADS AND COMMON AREAS ARE UTILITY EASEMENTS TO THE CITY OF SARATOGA SPRINGS FOR WATER, IRRIGATION,

SEWER & STORM DRAIN.
11. LOTS/UNITS ARE SUBJECT TO ASSOCIATION BYLAWS, ARTICLES OF INCORPORATION AND CC&R'S.
12. OPEN SPACE PARCELS (OS) ARE RESTRICTED FROM RESIDENTIAL DEVELOPMENT.
13. ALL BUILDING LOTS CONTAINED WITHIN THIS PLAT ARE SUBJECT TO PRODUCT TYPES AS SET FORWARD IN LEGACY FARMS

COMMUNITY AND VILLAGE PLAN 2.
14. OVERNIGHT ON STREET GUEST PARKING IS RESTRICTED FROM NOVEMBER 1ST TO MARCH 1ST.
15. ALL LOTS WITHIN THIS PLAT ARE SUBJECT TO THE LEGACY FARMS COMMUNITY PLAN AS WELL AS VILLAGE PLAN 2.
16. OPEN SPACE (OS) PARCEL 3 IS A UTILITY EASEMENT FOR THE CITY OF SARATOGA SPRINGS FOR WATER, IRRIGATION, SEWER AND

STORM DRAIN.
17. COMMON AND LIMITED COMMON AREAS ARE CITY EASEMENTS FOR WATER, IRRIGATION, SEWER AND STORM DRAIN AS WELL AS

PUBLIC UTILITY EASEMENTS AND DRAINAGE EASEMENTS.

PRIVATE AREAS

LIMITED COMMON AREAS

COMMON AREAS

OPEN SPACE PARCEL (OS)
(COMMON AREA)

ROCKY MOUNTAIN POWER
EASEMENT

VACATING A PORTION OF PARCEL NO. 2, SARATOGA DRIVE CHURCH SUBDIVISION

VACATING A PORTION OF PARCEL NO. 2, SARATOGA DRIVE CHURCH SUBDIVISION

I - TOTAL PROJECT AREA

II - TOTAL NUMBER OF BUILDING LOTS

IV - NUMBER OF PROPOSED GARAGE PARKING
SPACES (ASSUMED 2 PER HOUSE / UNIT)

a. Required Guest Parking

b. Guest Parking in 18' driveways

VI - ACREAGE OF SENSITIVE LANDS AND
PERCENTAGE SENSITIVE LANDS COMPRISED OF
TOTAL PROJECT AND OPENSPACE AREA

VII - PERCENTAGE OF BUILDABLE LAND

VIII - a. PRESCRIBED AREA OF OPEN SPACE

IX - NET DENSITY OF DWELLING PER ACRE
(SENSITIVE LANDS MUST BE SUBTRACTED FROM
BASE ACREAGE)
III - square footage provided for attached product only, does not include
single family residential. Calculations based on multi-family as 2-story product
and twin homes as single story product.
IV - All products with 18' driveway will provide 2 guest parking spaces in
addition to Multi-modul lane use (on street) and additional parking behind
ROW.
VIII a -  Area taken from open space parcels (as shown on subdivision plat)
VIII  a(1) - Area taken from common areas (as shown on subdivision plat)
VIII a(2) - Area of open space parcels, common areas and park strips

DATA TABLE

4.5

0 AC

100%

0.13 AC

36

18

1.02 AC

VIII - a(2) - PARK STRIPS 0.07 AC

VIII b - APPLICABLE (TOTAL) AREA OF OPEN SPACE 0.3 AC

Percentage of Prescribed Area Open Space 43 %

Percentage of Applicable (TOTAL) Area Open Space 29.41 %

III - SQ. FOOTAGE OF PROPOSED BUILDING
FOOTPRINTS (multi-family only), - Square footage
of MAIN LEVEL

43,353

36

VIII - a(1) - PRIVATE COMMON AREAS 0.10 AC

EAST QUARTER CORNER SECTION 26
TOWNSHIP 5 SOUTH, RANGE 1 WEST
SALT LAKE BASE AND MERIDIAN
(FOUND 2008 UTAH COUNTY MONUMENT)
BENCHMARK ELEVATION = 4514.21
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SOUTHEAST CORNER SECTION 26
TOWNSHIP 5 SOUTH, RANGE 1 WEST
SALT LAKE BASE AND MERIDIAN
(NOT FOUND)

REFERENCE CORNER
(FOUND 1999 UTAH COUNTY MONUMENT)

N50Á25'04"E 134.47' (CALC)
N50Á26'14"E 134.51' (RECORD)
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 N89Á57'40"W 2664.97' (CALCULATED)

CENTER QUARTER CORNER SECTION 26
TOWNSHIP 5 SOUTH, RANGE 1 WEST
SALT LAKE BASE AND MERIDIAN
(NOT FOUND)

35.46'

WEST
1349.52'

QUESTAR GAS COMPANY
Questar approves this plat solely for the purpose of confirming that the plat contains public utility
easements. Questar may require other easements in order to serve this development. This approval
does not constitute abrogation or waiver of any other existing rights, obligations, or liabilities provided
by law or equity. This approval does not constitute acceptance, approval or acknowledgement of
any terms contained in the plat, including those set forth in the Owners Dedication and the Notes
and does not constitute a guarantee of particular terms of natural gas service. For further information
please contact Questar's Right-of-Way department at 800-366-6532.

OWNER'S DEDICATION

Plot Date

10/20/15

Date

10/20/15

TDM

Date Issued

Drawn By

8DRH010600
Filename

Checked By

JT
Scale

CEA

Designed By
VILLAGE 2E.dwg

Project Number

Date Date1"= 60'ByRevisionsNo.

BOUNDARY DESCRIPTION

CEA

PM

do hereby dedicate for the perpetual use of the public and/or City all parcels of land, easements,
rights-of-way, and public amenities shown on this plat as intended for public and/or City use. The
owner(s) voluntarily defend, indemnify, and save harmless the City against any easements or other
encumbrances on a dedicated street which will interfere with the City's use, maintenance, and
operation of the street. The owner(s) voluntarily defend, indemnify, and hold harmless the City from
any damage claimed by persons within or without this subdivision but only to the extent to have
been caused by the owner's alterations of the ground surface, vegetation, drainage, or surface or
sub-surface water flows within this subdivision or by owner's establishment of construction of the roads
within this subdivision.

In witness whereof ______ have hereunto set _____ this ______ day of ____________, AD 20 ______.

__________________________________________ _________________________________________

__________________________________________ _________________________________________

__________________________________________ _________________________________________

The City Council of the City of Saratoga Springs, County of Utah, approves this subdivision subject to
the conditions and restrictions stated hereon, and hereby accepts the Dedication of all streets,
easements, and other parcels of land intended for the public purpose of the perpetual use of the
public.

This ___________, day of ______________, A.D. 20 ______.

_____________________________________ Attest__________________________________________________
  City Mayor City Recorder

(See Seal Below)

6 PLEX
LOTS 2243-2260

ROAD RIGHT OF WAY

S.S.STATE OF UTAH
COUNTY OF __________

__________ ____________ ____________________________________________
My commission expires: Notary Public residing at

_______________________
Commission No.

17.65

26



LEGACY FARMS VILLAGE PLAN 2 PLAT 2-A
TRANSECT SUB-DISTRICT ZONES

Transect Sub-districts
T2

T3-R

T3

T4-R

T4-SL

T4

T5-R

Civic

O.S.

Scale: 1” = 200’

N
orth

T2
Connector Trail

T3

ST-74-38

ST-54-32

ST-54-32

Civic
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LEGACY FARMS VILLAGE PLAN 2 PLAT 2-B
TRANSECT SUB-DISTRICT ZONES

Transect Sub-districts
T2

T3-R

T3

T4-R

T4-SL

T4

T5-R

Civic

O.S.

Scale: 1” = 200’

N
orth

T3

ST-54-32

Civic

28



LEGACY FARMS VILLAGE PLAN 2 PLAT 2-C
TRANSECT SUB-DISTRICT ZONES

Transect Sub-districts
T2

T3-R

T3

T4-R

T4-SL

T4

T5-R

Civic

O.S.

Scale: 1” = 200’

N
orth

T4

ST-54-32

T3

T4-SL

Greenway
ST-36-22

ST-36-22

T4-R

ST-54-32

29



LEGACY FARMS VILLAGE PLAN 2 PLAT 2-D
TRANSECT SUB-DISTRICT ZONES

Transect Sub-districts
T2

T3-R

T3

T4-R

T4-SL

T4

T5-R

Civic

O.S.

Scale: 1” = 200’

N
orth

T4

ST-54-32

T4-R

T4-SL

Pocket Park ST-32-24

T4

Connector Trail

30



LEGACY FARMS VILLAGE PLAN 2 PLAT 2-E
TRANSECT SUB-DISTRICT ZONES

Transect Sub-districts
T2

T3-R

T3

T4-R

T4-SL

T4

T5-R

Civic

O.S.

Scale: 1” = 200’

N
orth

T4-SL

Connector Trail

31
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LEGACY FARMS
Village Plan #2

26

TABLE 5A - 10,000 S.F. LOTS

TYPICAL LOT CHARACTERISTICS
Width 90’ min.

Depth 100’ min.

PRINCIPLE BUILDING SETBACKS
Front 16’ min.

Side 8’ min.

Front - secondary 12’ min.

Rear 20’ min.

Second Lot Layer 12’ min.

PARKING REQUIREMENT (on site)

Spaces 2 min.

 Notes:
1. Side load exception allowed
2. Garage forward exception allowed

DAP Traditional Neighborhood

CP

BT-1

BT-2

VP T2 T3-R T3

10,000 s.f. lot diagram with side load two-car 
garage and front facing one-car garage

(Scale: 1”=50’)

100’

90’ min.

100’

100’

10,000 s.f. lot diagram with front facing 
three-car garage

(Scale: 1”=50’)

Note:
Guest parking at .25 stalls per unit shall be re-
quired for products that do not contain 18’ min. 
driveways.  Required guest parking may not be 
impacted by snow storage.

Exhibit 13 34



LEGACY FARMS
Village Plan #2

27

TABLE 5B- 8,000 S.F. LOTS

TYPICAL LOT CHARACTERISTICS
Width 72’ min.

Depth 100’ min.

PRINCIPLE BUILDING SETBACKS
Front 10’ min.

Side 5’ min.

Front - secondary 2’ min.

Rear 15’ min.

Second Lot Layer 10’ min.

PARKING REQUIREMENT (on site)

Spaces 2 min.

 Notes:
     1.  Side load exception allowed
     2. Garage forward exception allowed

DAP Traditional Neighborhood

CP

BT-1

BT-2
BT-3

VP T3-R T3 T4-R

100’

72’ min.

8,000 s.f. lot diagram with side load two-car 
garage and front facing one-car garage

(Scale: 1”=50’)

100’

80’

8,000 s.f. lot diagram with front facing three-
car garage

(Scale: 1”=50’)

Note:
Guest parking at .25 stalls per unit shall be re-
quired for products that do not contain 18’ min. 
driveways.  Required guest parking may not be 
impacted by snow storage.
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LEGACY FARMS
Village Plan #2

28

TABLE 5C - 6,000 S.F. LOTS

TYPICAL LOT CHARACTERISTICS
Width 60’ min.

Depth 85’ min.

PRINCIPLE BUILDING SETBACKS
Front 8’ min.

Side 5’ min.

Front - secondary 5’ min.

Rear 12’ min.

Second Lot Layer 12’ min.

PARKING REQUIREMENT (on site)

Spaces 2 min.

 Notes:
       1.  Side load exception allowed
       2. Garage forward exception allowed

DAP Traditional Neighborhood

CP
BT-2

BT-3
BT-4

VP T3 T4-R T4

6,000 s.f. lot diagram 
(Scale: 1”=50’)

85’ min.

60’ min.

Note:
Guest parking at .25 stalls per unit shall be re-
quired for products that do not contain 18’ min. 
driveways.  Required guest parking may not be 
impacted by snow storage.
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LEGACY FARMS
Village Plan #2
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TABLE 5D - COTTAGE LOTS

TYPICAL LOT CHARACTERISTICS
Width 40’ min.

Depth 85’ min.

PRINCIPLE BUILDING SETBACKS
Front 8’ min.

Side 0’ min.

Front - secondary 2’ min.

Rear 10’ min.

Second Lot Layer 2’ min.

  PARKING REQUIREMENT (on  site)

Spaces 2 min.
Notes:

 1. Garage forward exception allowed

DAP Traditional Neighborhood

CP
BT-3

BT-4

VP T4-R T4 T5-R T5

Cottage lot diagram 
(Scale: 1”=50’)

85’

40’

Note:
Guest parking at .25 stalls per unit shall be re-
quired for products that do not contain 18’ min. 
driveways.  Required guest parking may not be 
impacted by snow storage.
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LEGACY FARMS
Village Plan #2

30

TABLE 5E - REAR-LOADED COTTAGE LOTS

TYPICAL LOT CHARACTERISTICS
Width 38’ min.

Depth 100’ min.

PRINCIPLE BUILDING SETBACKS
Front 8’ min.

Side 0’ min.

Front - secondary 2’ min.

Rear
13 ft. min. from 
center line of rear 
lane

Second Lot Layer N/A

  PARKING REQUIREMENT (on  site)

Spaces 2 min.

DAP Traditional Neighborhood

CP
BT-3

BT-4

VP T4-R T4 T5-R T5

Cottage lot diagram 
(Scale: 1”=50’)

100’

38’

Cottage lot diagram 
(Scale: 1”=50’)

100’

38’
Note:
Guest parking at .25 stalls per unit shall be re-
quired for products that do not contain 18’ min. 
driveways.  Required guest parking may not be 
impacted by snow storage.
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LEGACY FARMS
Village Plan #2
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TABLE 5F - TWIN HOME LOTS

TYPICAL LOT CHARACTERISTICS

Width 45’ min. 
(90’ min. paired)

Depth 86’ min.

PRINCIPLE BUILDING SETBACKS
Front 8’ min.

Side 0’ min.

Front - secondary 2’ min.

Rear 8’ min.

Second Lot Layer 4’ min.

  PARKING REQUIREMENT (on site)

Spaces 2 min.

 Notes: 
     1.  All twin homes have 20’ min. length 
          driveways

D.A.P. Traditional Neighborhood

C.P.
BT-3

BT-4

V.P. T4-R T4 T5-R T5

Twin Home lot diagram (corner wrap) 
(Scale: 1”=50’)

86’

45’ 45’

B.

Twin Home lot diagram (mirror) 
(Scale: 1”=50’)

A.

86’

45’ 45’

Note:
Guest parking at .25 stalls per unit shall be re-
quired for products that do not contain 18’ min. 
driveways.  Required guest parking may not be 
impacted by snow storage.
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Village Plan #2
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TABLE 5G - SHARED LANE TOWNHOMES

TYPICAL LOT CHARACTERISTICS
Width 25’ min.*

Depth 78’ min.

PRINCIPLE BUILDING SETBACKS
Front 20’ min.

Side 0’ or 5’ min.

Front - secondary 5’ min.

Rear Per Code

Second Lot Layer N/A

PARKING REQUIREMENT (on site)

Spaces 2 min.

D.A.P. Traditional Neighborhood

C.P.
BT-3

BT-4

V.P. T4 T4-SL

Townhome lot diagram 
(Scale: 1”=50’)

78’

30’ 25’ 30’

Note:
Guest parking at .25 stalls per unit shall be re-
quired for products that do not contain 18’ min. 
driveways.  Required guest parking may not be 
impacted by snow storage.

* Lot width for multifamily and attached products refers to the width 
of the individual unit, not the width of the entire building.

Townhome ownership diagram 

Lot coverage criteria in Table 3 includes private 
ownership, limited common, and common area

Private ownership

Limited common area

Common area
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TABLE 5H - REAR-LOADED TOWNHOMES

TYPICAL LOT CHARACTERISTICS
Width 20’ min.*

Depth 70’ min.

PRINCIPLE BUILDING SETBACKS
Front 10’ min.

Side 0’ or 5’ min.

Front - secondary 5’ min.

Rear 5’ min.

Second Lot Layer N/A

PARKING REQUIREMENT (on site)

Spaces 2 min.

DAP Traditional Neighborhood

CP
BT-3

BT-4

VP T4 T5-R T5

Rear-Loaded Townhome lot diagram 
(Scale: 1”=50’)

70’

25’ 20’ 25’20’

Rear-Loaded Townhome lot diagram 
(Scale: 1”=50’)

90’

25’ 20’ 25’20’

Note:
Guest parking at .25 stalls per unit shall be required for products that 
do not contain 18’ min. driveways.  Required guest parking may not 
be impacted by snow storage.

* Lot width for multifamily and attached products refers to the width 
of the individual unit, not the width of the entire building.

Townhome ownership diagram 

Lot coverage criteria in Table 3 includes private 
ownership, limited common, and common area

Private ownership

Limited common area

Common area
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TABLE 5I - URBAN TOWNHOMES

TYPICAL LOT CHARACTERISTICS
Width 20’ min.*

Depth 58’ min.

PRINCIPLE BUILDING SETBACKS
Front 8’ min.

Side 0’ or 5’ min.

Front - secondary 5’ min.

Rear 5’ min.

Second Lot Layer N/A

PARKING REQUIREMENTS (on site)

Spaces 2 min.

D.A.P. Traditional Neighborhood

C.P.
BT-3

BT-4

V.P. T4 T5-R T5

Urban Townhome lot diagram 
(Scale: 1”=50’)

58’

25’ 20’ 25’20’

Note:
Guest parking at .25 stalls per unit shall be re-
quired for products that do not contain 18’ min. 
driveways.  Required guest parking may not be 
impacted by snow storage.

* Lot width for multifamily and attached products refers to the width 
of the individual unit, not the width of the entire building. Townhome ownership diagram 

Lot coverage criteria in Table 3 includes private 
ownership, limited common, and common area

Private ownership

Limited common area

Common area
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Kimber  Gabryszak,  AICP,  Planning  Director  
kgabryszak@saratogaspringscity.com    

1307  North  Commerce  Drive,  Suite  200    •    Saratoga  Springs,  Utah  84045  
801-766-9793  x107    •    801-766-9794  fax  

	  	  	  	  	  	  
	  

Planning	  Commission	  
Staff	  Report	  

General	  Plan	  Amendment	  and	  Rezone	  
Chui	  Property	  
November	  12,	  2015	  
Public	  Hearing	  
	  

Report	  Date:	  	   	   	   	   Thursday,	  November	  5,	  2015	  
Applicant:	   	   n/a,	  City	  Initiated	  
Owner	  (if	  different):	   	   	   Patricia	  and	  Richard	  Chiu	  
Location:	   	   	   	   Redwood	  Road	  and	  Jordan	  River,	  north	  of	  Dalmore	  Meadows	  
Major	  Street	  Access:	   	   	   Redwood	  
Parcel	  Number(s)	  and	  size:	   	   58:032:0142,  45.078855  acres	  
General	  Plan	  Designation:	   	   Low	  Density	  Residential	  
Zone:	   	   	   	   	   Agriculture	  (A)	  
Adjacent	  Zoning:	   	   	   A,	  R-‐3	  
Current	  Use:	   	   	   	   Vacant	  
Adjacent	  Uses:	   	   	   	   Residential,	  Vacant	  
Previous	  Meetings:	   	   	   None	  
Type	  of	  Action:	   	   Legislative	  
Land	  Use	  Authority:	   	   City	  Council	  
Future	  Routing:	   	   City	  Council	  	  
Planner:	   	   	   	   Kimber	  Gabryszak	  

	  
	  
A.	  	   Executive	  Summary:	  	  	  

This	  City	  initiated	  General	  Plan	  amendment	  is	  to	  change	  the	  designation	  of	  a	  ~45	  acre	  parcel	  from	  Low	  
Density	  Residential	  to	  Mixed	  Waterfront.	  The	  City	  proposes	  to	  rezone	  the	  property	  from	  Agriculture	  to	  
Mixed	  Waterfront	  concurrently	  with	  the	  General	  Plan	  amendment.	  	  	  

	  
Staff	  Recommendation:	  	  
Staff	  recommends	  that	  the	  Planning	  Commission	  conduct	  a	  public	  hearing	  and	  take	  public	  comment	  on	  
the	  Rezone	  and	  GP	  Amendment,	  and	  consider	  making	  a	  recommendation	  on	  the	  Rezone	  and	  GP	  
Amendment	  to	  the	  City	  Council.	  Options	  for	  the	  Rezone	  and	  GP	  amendment	  include	  a	  positive	  
recommendation,	  negative	  recommendation,	  or	  continuance,	  and	  are	  outlined	  in	  Section	  H	  of	  this	  report.	  	  

	  
B.	   BACKGROUND:	  The	  purposed	  of	  the	  original	  Mixed	  Lakeshore	  zone	  was	  to	  enable	  development	  that	  takes	  

advantage	  of	  the	  recreational	  and	  scenic	  qualities	  of	  Utah	  Lake.	  The	  City	  recently	  amended	  the	  zone	  to	  
permit	  its	  application	  along	  the	  Jordan	  River	  as	  well	  as	  Utah	  Lake,	  as	  both	  Utah	  Lake	  and	  Jordan	  River	  
offer	  similar	  amenities.	  The	  amended	  zone	  will	  be	  called	  “Mixed	  Waterfront”,	  and	  all	  properties	  in	  the	  
City	  currently	  designated	  Mixed	  Lakeshore	  on	  the	  Future	  Land	  Use	  Map	  have	  been	  renamed.	  Additionally,	  
the	  City	  has	  proposed	  amending	  the	  designation	  for	  a	  property	  on	  the	  Jordan	  River	  to	  Mixed	  Waterfront,	  
and	  rezoning	  the	  property	  at	  the	  same	  time.	  	  



  

	  
Earlier	  this	  year	  City	  entered	  into	  an	  agreement	  with	  the	  property	  owner	  to	  acquire	  a	  utility	  easement	  
through	  the	  property.	  The	  property	  was	  previously	  shown	  as	  Mixed	  Use	  on	  the	  General	  Plan	  Future	  Land	  
Use	  Map,	  but	  was	  then	  modified	  to	  be	  shown	  as	  Low	  Density	  Residential;	  as	  part	  of	  the	  easement	  
agreement,	  the	  property	  owner	  requested	  restoration	  of	  the	  Mixed	  Use	  designation.	  To	  better	  protect	  
adjacent	  residents,	  and	  to	  provide	  for	  more	  residential	  uses,	  the	  City	  proposed	  the	  Mixed	  Waterfront	  as	  
an	  alternative.	  The	  Mixed	  Waterfront	  zone	  permits	  a	  lower	  percentage	  of	  commercial	  and	  a	  higher	  
percentage	  of	  residential	  development,	  and	  is	  therefore	  more	  compatible	  with	  the	  adjacent	  
neighborhoods	  than	  the	  Mixed	  Use	  zone.	  The	  property	  owner	  accepted	  this	  alternative,	  and	  requested	  
that	  the	  property	  not	  only	  receive	  the	  General	  Plan	  Land	  Use	  Designation,	  but	  also	  be	  zoned	  to	  Mixed	  
Waterfront.	  	  
	  
The	  Planning	  Commission	  held	  a	  public	  hearing	  on	  September	  10,	  2015	  on	  the	  proposed	  rezone,	  and	  at	  
that	  time	  voted	  to	  table	  the	  rezone	  until	  amendments	  to	  the	  Mixed	  Waterfront	  zone	  were	  completed.	  
Public	  input	  was	  received	  at	  that	  meeting,	  and	  minutes	  are	  attached.	  	  
	  
Since	  that	  time,	  the	  Council	  has	  approved	  the	  renaming	  of	  the	  zone	  from	  Mixed	  Lakeshore	  to	  Mixed	  
Waterfront,	  and	  finalized	  several	  minor	  changes.	  More	  substantial	  changes	  to	  the	  density	  were	  not	  
approved,	  and	  the	  maximum	  allowable	  density	  remains	  at	  6	  units	  per	  acre.	  Staff	  is	  conducting	  further	  
research	  on	  waterfront	  best	  practices,	  and	  future	  amendments	  to	  overhaul	  the	  MW	  zone	  may	  return	  to	  
the	  Planning	  Commission	  in	  the	  future.	  	  
	  

C.	   SPECIFIC	  REQUEST:	  The	  City	  proposes	  to	  change	  the	  General	  Plan	  designation	  of	  this	  ~45	  acre	  parcel	  from	  
Low	  Density	  Residential	  to	  Mixed	  Waterfront,	  and	  concurrently	  rezone	  the	  property	  from	  Agriculture	  to	  
Mixed	  Waterfront.	  As	  this	  is	  a	  City	  initiated	  change,	  no	  concept	  plan	  is	  required.	  	  	  	  

	  
	   Information	  on	  the	  allowed	  and	  conditional	  uses	  in	  the	  Mixed	  Waterfront	  zone,	  as	  well	  as	  the	  currently	  

proposed	  standards	  under	  review	  by	  the	  City	  Council,	  are	  included	  as	  Exhibits	  2	  and	  3.	  	  
	  
D.	   PROCESS	  

	  
General	  Plan	  Amendment	  and	  Rezone	  
Section	  19.17.03	  of	  the	  City	  Code	  outlines	  the	  requirements	  for	  a	  rezone	  and	  General	  Plan	  amendment	  
requiring	  all	  rezoning	  application	  to	  be	  reviewed	  by	  the	  City	  Council	  after	  receiving	  a	  formal	  
recommendation	  from	  the	  Planning	  Commission.	  An	  application	  for	  a	  rezone	  request	  shall	  follow	  the	  
approved	  City	  format.	  Rezones	  are	  subject	  to	  the	  provisions	  of	  Chapter	  19.13,	  Development	  Review	  
Processes.	  
	  
The	  development	  review	  process	  for	  rezone	  approval	  involves	  a	  formal	  review	  of	  the	  request	  by	  the	  
Planning	  Commission	  in	  a	  public	  hearing,	  with	  a	  formal	  recommendation	  forwarded	  to	  the	  City	  Council.	  	  
The	  City	  Council	  has	  scheduled	  a	  public	  hearing	  for	  November	  17,	  2015,	  at	  which	  time	  they	  will	  formally	  
approve	  or	  deny	  the	  rezone	  proposal,	  or	  continue	  the	  rezone	  to	  a	  future	  meeting.	  	  
	  
Development	  Plan	  
Section	  19.17.02	  of	  the	  Code	  also	  states	  “Petitions	  for	  changes	  to	  the	  City’s	  Zoning	  Map	  to	  all	  land	  use	  
zones	  shall	  be	  accompanied	  by	  an	  application	  for	  Concept	  Plan	  Review	  or	  Master	  Development	  Agreement	  
approval	  pursuant	  to	  Chapter	  19.13	  of	  this	  Code.”	  	  
	  
There	  is	  no	  petition	  for	  this	  change,	  so	  no	  concept	  plan	  or	  Master	  Development	  Agreement	  is	  required.	  



  

	   	  
E.	   COMMUNITY	  REVIEW:	  	  

The	  rezone	  and	  GP	  portions	  of	  this	  application	  have	  been	  noticed	  as	  a	  public	  hearing	  in	  the	  Daily	  Herald,	  
and	  mailed	  notice	  sent	  to	  all	  property	  owners	  within	  300	  feet	  at	  least	  10	  days	  prior	  to	  this	  meeting.	  As	  of	  
the	  date	  of	  this	  report,	  no	  public	  input	  beyond	  that	  provided	  at	  the	  September	  10,	  2015	  hearing	  has	  been	  
received.	  

	  
The	  property	  owner	  was	  also	  provided	  with	  a	  letter	  outlining	  the	  proposed	  change,	  including	  permitted	  
and	  conditional	  uses	  in	  both	  the	  current	  and	  proposed	  zones,	  and	  other	  related	  development	  standards.	  
	  

F.	   GENERAL	  PLAN:	  	  	  
The	  site	  is	  currently	  designated	  as	  Low	  Density	  Residential	  on	  the	  adopted	  Future	  Land	  Use	  Map.	  The	  City	  
proposes	  an	  amendment	  to	  Mixed	  Waterfront,	  to	  further	  the	  General	  Plan’s	  goal	  of	  taking	  advantage	  of	  
the	  scenic	  and	  recreational	  qualities	  of	  Utah	  Lake	  and	  the	  Jordan	  River.	  The	  property	  is	  located	  along	  the	  
Jordan	  River,	  and	  its	  proximity	  between	  Redwood	  Road,	  Pioneer	  Crossing,	  and	  SR	  73	  makes	  the	  location	  
appropriate	  for	  a	  mixed	  medium-‐density	  residential	  development	  including	  limited	  commercial	  uses.	  

	  
G.	   CODE	  CRITERIA:	  	  

	  
Rezones	  and	  General	  Plan	  amendments	  are	  legislative	  decisions;	  therefore	  the	  Council	  has	  significant	  
discretion	  when	  making	  a	  decision	  on	  such	  requests.	  	  
	  
The	  Code	  criteria	  below	  are	  provided	  as	  guidelines,	  however	  are	  not	  binding	  requirements.	  	  
	  
Rezone	  and	  General	  Plan	  Amendments	  
Section	  19.17.04	  outlines	  the	  requirements	  for	  both	  a	  rezone	  and	  a	  General	  Plan	  amendment,	  and	  states:	  
	  

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;	  
Consistent.	  The	  application	  is	  consistent	  with	  the	  goals	  of	  the	  General	  Plan	  as	  outlined	  in	  
Section	  F	  of	  the	  staff	  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	  proposal	  enables	  development	  to	  enable	  more	  residents	  to	  benefit	  from	  
proximity	  to	  the	  Jordan	  River.	  	  	  
	  

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	  
Consistent.	  This	  will	  be	  the	  first	  rezone	  in	  the	  City	  to	  a	  Mixed	  Waterfront	  type	  zone,	  which	  will	  
enable	  the	  goals	  of	  that	  Land	  Use	  Designation	  to	  be	  more	  fully	  realized.	  	  
	  

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.	  Enabling	  development	  in	  the	  Mixed	  Waterfront	  zone	  will	  benefit	  the	  public	  by	  



  

providing	  development	  that	  provides	  more	  access	  and	  utilization	  of	  the	  Jordan	  River.	  	  	  
	  

H.	   Recommendation	  and	  Alternatives:	  
Staff	  recommends	  that	  the	  Planning	  Commission	  conduct	  a	  public	  hearing	  on	  the	  General	  Plan	  
Amendment	  and	  Rezone,	  take	  public	  comment,	  discuss	  the	  proposal,	  and	  then	  choose	  from	  the	  options	  
outlined	  below:	  	  
	  
Option	  1,	  Positive	  Recommendations	  	  
(Staff	  supports	  this	  option)	  
“I	  move	  to	  forward	  positive	  recommendation	  to	  the	  City	  Council	  for	  the	  General	  Plan	  Amendment	  and	  
Rezone	  of	  the	  ~45.08	  acre	  parcel	  58:032:0142,  from	  Low	  Density	  Residential	  and	  Agriculture	  to	  Mixed	  
Waterfront,	  as	  identified	  in	  Exhibit	  1,	  with	  the	  Findings	  below:”	  

	  
Findings	  	  
1.   The	  General	  Plan	  amendment	  will	  not	  result	  in	  a	  decrease	  in	  public	  health,	  safety,	  and	  welfare	  

as	  outlined	  in	  Section	  F	  of	  this	  report,	  which	  section	  is	  hereby	  incorporated	  by	  reference.	  	  
2.   The	  rezone	  is	  consistent	  with	  Section	  19.17.04	  of	  the	  Code,	  as	  articulated	  in	  Section	  G	  of	  this	  

report,	  which	  section	  is	  hereby	  incorporated	  by	  reference.	  	  
	  

Option	  2,	  Continuance	  
“I	  move	  to	  continue	  the	  rezone	  and	  General	  Plan	  amendment	  to	  another	  meeting,	  with	  direction	  to	  Staff	  
on	  information	  and	  /	  or	  changes	  needed	  to	  render	  a	  decision,	  as	  follows:	  	  
	  

1.   ______________________________________________________________	  
2.   ______________________________________________________________	  
3.   ______________________________________________________________	  

	  
Option	  3,	  Negative	  Recommendation	  
“I	  move	  to	  forward	  a	  negative	  recommendation	  to	  the	  City	  Council	  for	  the	  General	  Plan	  Amendment	  and	  
Rezone	  of	  the	  ~45.08	  acre	  parcel	  58:032:0142,  from	  Low	  Density	  Residential	  and	  Agriculture	  to	  Mixed	  
Waterfront,	  as	  identified	  in	  Exhibit	  1,	  with	  the	  Findings	  below:	  

	  
1.   The	  General	  Plan	  amendment	  will	  result	  in	  a	  decrease	  in	  public	  health,	  safety,	  and	  welfare	  as	  

articulated	  by	  the	  Commission:	  __________________________________________,	  and/or	  
2.   The	  rezone	  is	  not	  consistent	  with	  Section	  19.17.04	  of	  the	  Code,	  subsection	  _____,	  as	  

articulated	  by	  the	  Commission:	  _________________________________________________.	  
	  

I.	   Exhibits:	  	  	  
1.   Property	  to	  be	  Rezoned	  –	  Location	  Map	  &	  Current	  Zone	   (page	  5)	  
2.   Mixed	  Waterfront	  Zone	  Uses	   	   	   	   (pages	  6-‐9)	  
3.   Mixed	  Waterfront	  Zone,	  current	  General	  Plan	  &	  Zone	   (pages	  10-‐13)	  
4.   9/10/2015	  Commission	  Minutes	   	   	   	   (pages	  14-‐16)	  
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*Sensitive lands shall not be included in the base acreage when calculating the number of units permitted 

in any development. No development credit shall be given for sensitive lands.Also see Chapter 19.12 for 

Subdivision Layout requirements. 

 

** Lot sizes shall be a minimum of the stated number but a larger size may be required as stated in the 

applicable zone districts.   

 

Ŧ Lot sizes may be reduced as outlined in the applicable zone districts.  

 
Ŧ Ŧ See applicable zone district for limitations. 

 

2. Permitted and Conditional Uses by Zone-Residential: 
 
The following table lists the Permitted and Conditional uses for the Residential Zones in the City of 
Saratoga Springs. Empty boxes means that the use is prohibited in that zone. Uses not listed are also 
prohibited. 
 

 

 
A RA-5 RR R-1 R-2 R-3 R-4      R-5 R-6 R-10 R-14 R-18 

Agriculture P P P                   

Animal 
Hospital, 

Large/Large 
Veterinary 

Office 

P P                     

Apiary (see  P P P P P P P P P P P P 

 
Minimum Setbacks (accessory buildings not requiring a building permit): 

 

 
See § 
19.05.

11 

See § 
19.05.

11 

See § 
19.05.

11 

See § 
19.05.

11 

See § 
19.05.

11 

See § 
19.05.

11 

See § 
19.05.

11 

See § 
19.05.

11 

See § 
19.05.

11 

See § 
19.05.

11 

See § 
19.05.

11 

See § 
19.05.1

1 

 

Bulk: Width, Frontage, Height, Coverage, Dwelling Size, Open Space  
 

Lot Width 250’ 250’ 100’ 100’ 90’ 80’ 70’ 60’ 50’ 50’ 50’ 50’ 

Lot Frontage 250’ 250’ 75’ 75’ 35’ 35’ 35’ 35’ 35’ 35’ 35’  35’ 

Maximum 
Building 
Height 

35’ 35’ 35’ 35’ 35’ 35’ 35' 35' 35’ 35’ 40’ 35’ 

Maximum 
Lot 

Coverage 
50% 50% 50% 50% 50% 50% 50% 50% 50% 50% 50% 50% 

Minimum 
Dwelling 

Size 

1,600 
sq. ft. 

1,600 
sq. ft. 

1,600 
sq. ft. 

1,600 
sq. ft. 

1,500 
sq. ft. 

1250 
sq.ft. 

1250 
sq.ft. 

1250 
sq.ft. 

1000 
sq.ft. 

1000 
sq.ft. 

800 
sq.ft. 

800 
sq. ft. 

Minimum % 
Open Space 

None None None None 15% 15% 15% 20% 20% 20% 20% 20% 
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§§ 19.05.08) 

 A RA-5 RR R-1 R-2 R-3 R-4 R-5 R-6 R-10 R-14 R18 

Bed and 
Breakfast 

C C C C C C C C         

Cemetery C C C C C C C C C C C C 

Chickens (see 
§§ 19.05.05 and 

19.05.06) 
P P P P P P P P         

Child Care 
Center 

C C C C C C C C C C C C 

Church C C C C C C C C C C C C 

Dairy C P                     

Dwelling, 
Multi-Family  

                  P P P 

Dwelling, 
Single Family 

P P P P P P P P P P P P 

Dwelling, 
Three-Family 

                P P P P 

Dwelling, 
Two-Family 

                P P P P 

Educational 
Center 

C C C C C C C C C C C C 

Equestrian 
Center 

C C                     

Farm Animals 
(see Section 

19.05.05) 
P P P                   

Farmer's 
Market 

C C C                   

Golf Course P P P P C C C C         

Home 
Occupations 

See 
§19.08 

See 
§19.08 

See 
§19.08 

See 
§19.08 

See 
§19.08 

See 
§19.08 

See 
§19.08 

See 
§19.08 

See 
§19.08 

See 
§19.08 

See 
§19.08 

See 
§19.08 

Kennel, Private  C C C                   

Livestock 
Auction Yard 

C C                     

Plant and Tree 
Nursery 

P C C                   

Preschool     C C C C C C C C C C 

Production of 
Fruit and 

Crops 
P P P P P P P P P P P P 

 
A RA-5 RR R-1 R-2 R-3 R-4 R-5 R-6 R-10 R-14 R-18 
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 A RA-5 RR R-1 R-2 R-3 R-4 R-5 R-6 R-10 R-14 R-18 

Public and 
private utility 

building or 
facility 

C C C C C C C C C C C C 

Public 
Building or 

Facilities (City 
Owned) 

C C C C C C C C C C C C 

Public Parks, 
playgrounds, 

recreation 
areas, or other 

park 
improvements* 

P P P P P P P P P P P P 

Residential 
Facilities for 

Elderly 
Persons 

C C C C C C C C C C C C 

Residential 
Facilities for 

Persons with a 
Disability 

C C C C C C C C C C C C 

Riding Arena 
(Commercial) 

C C C                   

Riding Arena 
(Private) 

P P P                   

School, 
Charter 

P P P P P P P P P P P P 

School, Private 
and Quasi-

Public 
C C C C                 

School, Public C C C C C C C C C C C C 

Stables P P C                   

Temporary 
Sales Trailer 

P P P P P P P P P P P P 

  A RA-5 RR R-1 R-2 R-3 R-4      R-5 R-6 R-10 R-14 R-18 

 

 

 

P = Permitted   C = Conditional 
 
*A neighborhood meeting is required for all public parks, public playgrounds, public recreation areas, or other 
public park improvements prior to new construction. City staff will notify residents within the subdivision or 
neighborhood area prior to any meeting. Any proposal for a regional park within the City will also be required to go 
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through a Site Plan review according to the requirements within the Land Development Code. 
 

3. Permitted and Conditional Uses by Zone-Commercial: 
 
The following table lists the Permitted and Conditional uses for the Nonresidential Zones in the 
City of Saratoga Springs. Empty boxes means that the use is prohibited in that zone. Uses not 
listed are also prohibited.  
 

P= Permitted    C= Conditional 

 

 
NC MU RC* OW I ML BP IC PSBL 

Alcoholic Beverage, 
Package Agency 

        C         

Alcoholic Beverage, State 
Liquor Store 

        C         

Animal Hospital, 
Large/Large Veterinary 
Office 

C C P P           

Animal Hospital, 
Small/Small Veterinary 
Office 

C C P P           

Arts & Crafts Sales C P P     P       

Automobile Refueling 
Station 

  C C C C         

Automobile Rental & 
Leasing Agency 

    C C P   CA     

Automobile Repair, Major       C C   
 

    

Automobile Repair, Minor     C** C C   CE     

Automobile Sales     C**   C   
 

    

Automobile, Boat, All-
Terrain Vehicle (ATV), 
Motorcycle, Recreation 
Vehicle, Sales & Service 

    C** C P         

Bakery, Commercial       C C         

Bakery, Retail P P P     P C     

Bed and Breakfast   C       C       

Bookstore P P P     P PACE      

Building Material Sales 
(with outdoor storage) 

    C** C P   
 

    

Building Material Sales 
(without outdoor storage) 

    C C C   
 

    

Bus Lot                 P 

Car Wash (full service)     C       CA     

Car Wash (self service)     C** C C   
 

    

 NC MU RC* OW I ML BP IC PSBL 

saratogasprings
Rectangle

saratogasprings
Highlight

saratogasprings
Highlight

saratogasprings
Typewritten Text
Exhibit 3Proposed Rezone



60 

 NC MU RC* OW I ML BP IC PSBL 

Child Care Center C C C     CA CA     

Churches  C C       C   C   

Commercial & industrial 
laundries 

      C P         

Commercial Recreation    C C C C P       

Commuter/Light Rail 
Station 

    P P P   C C   

Contract construction 
services establishments 

      C P         

Contract Services Office    P P     

Convenience Store    C P C     CE     

Convenience Store/Fast 
Food Combination 

    C**       CE     

Copy Center C P P C     CA     

Crematory/Embalming 
Facility 

      C C         

Dry Cleaners C P P        CE/A     

Dwelling, Above 
commercial 

  P C     P       

Dwelling, Multi-Family   P       P       

Dwelling, Single-Family   P       P       

Dwelling, Three-Family   P       P       

Dwelling, Two-Family   P       P       

Educational Center C C C C      C P   

Electronic Media Rental & 
Sales 

  C P             

Electronic Sales & Repair   C P        CA     

Equipment Sales & 
Services 

    C   P   
 

    

Financial Institution   P P        PA     

Fitness Center (5,000 sq. ft. 
or less) 

P P P P   P PA     

Fitness Center( 5,001 sq. ft. 
or larger) 

C C C C     CA     

Floral Sales P P P     P  PA     

Fueling Station                 P 

Fueling Station, Cardlock 
Facility 

                P 

Funeral Home C C C       
 

    

Grocery Store   C P     P       

Hair Salon P P P     P       

 NC MU RC* OW I ML BP IC PSBL 
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 NC MU RC* OW I ML BP IC PSBL 

Hardware & Home 
Improvement Retail 

  C P       
 

    

Home Occupations 
See 

§19.08 
See 

§19.08 
See 

§19.08 
See 

§19.08 
See 

§19.08 
See 

§19.08 
See 

§19.08 
See 

§19.08 
See 

§19.08  

Hospital     P       C P   

Hotels     C C C C C     

Ice Cream Parlor P P P     P CA     

Impound Yard         C         

Kennel, Commercial     C C P         

Laundromat     C C C         

Library   P P         P   

Light Manufacturing       C C   C     

Marina           P       

Mining         C         

Mixed Use   P       P       

Neighborhood Grocery 
Store 

  P       P       

Motels     C C C C 
 

    

Non-Depository 
Institutions 

    C             

Office, High Intensity       P C   C     

Office, Medical and Health 
Care 

C C P       P P   

Office, Professional C P P P C P P     

Pawn Shop       C C         

Personal Service 
Establishment 

C C   C   C CA     

Plant & Tree Nursery C   C C P         

Postal Center C C P C      PA P   

Preschool C C C     CA CA     

Printing, lithography & 
publishing establishments 

      C C   P     

Public & private utility 
building or facility 

    C C C C   C C 

Public Building or 
Facilities (City Owned) 

P P P P P P P P   

Reception Centers C C  P     P C     

Recreation Center     C   C C       

Recreation Rentals     P     P       

 NC MU RC* OW I ML BP IC PSBL 
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Recreational Vehicle Sales     C**             

Recycling Facilities         C         

Research & Development     C C C   P P   

Residential facilities for 
elderly persons 

  C        C       

Residential Facilities for 
Persons with a Disability 

  C       C       

Restaurant, Casual     P C   CE CE     

Restaurant, Deli P P P     P CA     

Restaurant, Sit Down P P P P   P PE     

Retail Sales  P P P P   P CA     

Retail, Big Box     C             

Retail, Specialty P P P P   P       

Retail, Tobacco Specialty 
Store 

      C C         

School, Public                   

School, Trade or 
Vocational 

      P P   P P   

Sexually Oriented 
Businesses 

        P         

Shooting Range, indoor or 
outdoor 

      C C         

Storage, Self-Storage, or 
Mini Storage Units 

   C C     

Storage, Outdoor     C     

Storage, Vehicle     C     

Tattoo Parlor         C         

Temporary Sales Trailer    T               

Theater     C     C       

Transit-Oriented 
Development (TOD) 

  P       P C     

 NC MU RC* OW I ML BP IC PSBL 

 
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.  

*As an ancillary component of the identified Permitted and Conditional Uses, employers may 

offer Child Care Center services for their employees. The provision of such services shall require 

Conditional Use approval.  
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Exhibit 3.g – Mixed Waterfront 
 

GENERAL PLAN 
 
h. Mixed Waterfront. The Mixed Waterfront designation guides development patterns at key locations along the Utah Lake shoreline 
and Jordan River. This designation accommodates a wide range of land-uses so long as those land-uses are combined and arranged to 
create destination-oriented developments that take full advantage of the scenic and recreational opportunities that their lakeshore and 
riverfront locations provide. Appropriate mixtures of land-uses would include retail, residential, and/or resort properties. Low Density 
Residential, Medium Density Residential, and Neighborhood Commercial land uses would be considered appropriate for this land use 
designation. A mix of 80% residential and 20% commercial use in the Mixed Waterfront designation is the goal. The City will review 
each proposal on an individual basis to determine an acceptable ratio for the residential and commercial components.  
 
Given the broad range of land-uses that will be included in this area, a sense of consistency, place and arrival will be established with 
the integration of stylized architecture and proper site design. Developments in the Mixed Waterfront area will be required to maintain 
and enhance public access to the lakeshore and riverfront and associated facilities (trails, beaches, boardwalks).  
 
Developments in these areas shall contain landscaping and recreational features as per the City’s Parks, Recreation, Trails, and Open 
Space Element of the General Plan. In this land use designation, it is estimated that a typical acre of land may contain 3 equivalent 
residential units (ERU’s). 
 
CODE 
 
19.04.25. Mixed Waterfront (MW). 
 
1.   Purpose and Intent.  

a.   The purpose of the Mixed Waterfront (MW) Land Use Zone is to allow for a wide range of land uses so long as 
those land uses are combined and arranged to create destination-oriented developments that take full advantage of 
the scenic and recreational opportunities that their lakeshore and riverside locations provide. Appropriate mixtures 
of land uses include retail, residential, and resort properties.  

b.   Low Density Residential, Medium Density Residential, and Neighborhood Commercial land uses, as listed in the 
tables in Section 19.04.07, are considered appropriate uses for this zone. The goal is to accomplish a mix of 80% 
residential land area and 20% commercial land area in this zone.  

c.   This land use zone recognizes that in order for the City to be a well-rounded community, many different housing 
styles, types, and sizes should be permitted. Residential densities in this zone shall not exceed 6 ERUs per acre. 

d.   Other important characteristics that must be addressed in this land use zone include neighborhood services and 
facilities, social gathering places, attractive landscaping, convenient access to public areas along the lakeshore, 
appropriately-placed parking, a sense of personal safety, well-maintained housing, and attractive parks. 

e.   Certain land uses have been identified as either ancillary uses or edge uses only. 
 
2.   Permitted Uses.  The uses identified in 19.04.07.3 as Permitted Uses in the Mixed Waterfront Zone. 

 
3.   Conditional Uses. The uses identified in 19.04.07.3 as Conditional Uses in the Mixed Waterfront (MW) Zone, with some uses 

identified in that section limited to edge or ancillary use only. 
 
4.   Minimum Development Size and Lot Sizes. 

a.   The minimum size requirement for development in this zone is one acre.  
b.   Lots within a one acre or larger development may be created based upon an approved Master Development Plan 

contained in a Master Development Agreement.  
c.   All developments in this zone are required to develop a Master Development Plan that includes maps and 

descriptions of how the entire property is anticipated to develop (see Chapters 19.12, 19.13, and 19.14) and to enter 
into a Master Development Agreement.  

d.   The minimum lot size for single family dwellings is 5,000 square feet. For multi-family structures where each unit is 
separately owned, the minimum lot size shall be based on each building rather than each individual unit.  
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e.   Home Occupations may require a minimum lot size greater than 5,000 square feet based on the requirements of 
Chapter 19.08. Each Home Occupation will be evaluated on an individual basis to determine if more property is 
required to reasonably accommodate the proposed use.  

f.   Schools, churches or other uses may require a minimum size greater than one acre and will be evaluated on an 
individual basis to determine if more property is required to reasonably accommodate the proposed use. The City 
Council shall use the following criteria in determining whether the minimum lot size shall be greater than one acre: 

1.   the maximum number individuals using the building at one time; 
2.   the number of required off-street parking required in this Title; 
3.   traffic and transportation concerns; 
4.   compatibility with adjacent uses;  
5.   adverse impacts on adjacent uses; and 
6.   amount of property needed for required amenities (e.g., open space, landscaping, recreational facilities, etc. 

g.   In establishing the minimum lot size for Conditional Uses, the City Council will use the standards found in Title 19, 
including Chapters 19.13, 19.14, and 19.15, as the basis for setting site-by-site requirements. 

 
5.   Setbacks and Yard Requirements. 

a.   Setbacks and yard requirements describe the amount of space required between buildings and property lines.  
b.   All primary buildings in this zone are required to maintain minimum setbacks as follows: 

i.   Front: Twenty-five feet.  
1.   For single family structures or multi-family structures, the front plane of the home may encroach 

by up to ten feet into the required setback, if the garage is set back an increased distance from the 
required setback in an equal amount to the front plane’s encroachment. For example, if the setback 
for the front plane is 20 feet, the setback for the garage must be 30 feet. Likewise, if the setback 
for the front plane is 22 feet, the setback of the garage must be at least 28 feet. 

2.   An unenclosed front entry or porch may encroach up to five feet into the twenty-five-foot front 
setback. This encroachment may be combined with a reduced setback for the front plane 
(accompanied by an increased setback to the garage) but in no case shall the front plane and porch 
combined be set back less than 20 feet.  

ii.   Sides:  
1.   single family  structures: 5/10 feet (minimum/combined);  
2.   multi-family and non-residential structures: 5 feet to property line or 10 feet between structures, 

whichever is greater. 
iii.   Rear: 15 feet 

c.   Corner Lots:  
i.   There shall be a minimum setback on corner lots as follows: 

1.   Front: 20 feet 
2.   Side abutting street: 15 feet 

ii.   The front setback and the side setback abutting the street can be reversed, but in no case shall the two 
setbacks be less than 20 and 15 feet. 

d.   All accessory structures in this zone are subect to the standards identified in Section 19.05.  
e.   Accessory structures requiring a building permit shall be set back a minimum of 5 feet from rear and interior side 

property lines, and shall not be placed within any front or street-side yard area.. 
f.   There shall be a five foot minimum separation between all sides of the accessory buildings and any other structure in 

this zone. 
 
6.   Minimum Lot Width. For single family homes, the minimum lot width shall be no less than 50 feet. For multi-family structures 

where each unit is separately owned, the minimum lot width shall be based on each building rather than each individual unit. 
 
7.   Minimum Lot Frontage. For single family homes, the minimum lot frontage shall be no less than 35 feet. All other uses in this 

zone shall have at least 100 feet of frontage along a public or private street. For multi-family structures where each dwelling is 
separately owned, the minimum lot frontage shall be based on each building rather than each individual unit. 

 
8.   Maximum Height of Structures. No structure in this zone shall exceed 40 feet in height. 

 



9.   Maximum Lot Coverage. The maximum lot coverage in this zone is 50%. For multi-family units where each dwelling is 
separately owned, the maximum lot coverage shall be based on each building rather than each individual unit.  

 
10.   Minimum Dwelling Size. Every dwelling unit in this zone shall contain a minimum of 1,000 square feet of living space  above 

grade. 
 
11.   Development Standards. The following development standards shall apply to this zone: 

a.   Architectural Review. The Urban Design Committee shall review the Site Plan and building elevations and offer 
recommendations for architectural design of buildings and structures to assure compatibility with adjacent development 
and the vision of  the Land Use Element of the General Plan and with the City’s policies and regulations concerning 
architecture and design. 

b.   Landscaping Buffers. For multi-family and non-residential  structures, Front yards and other yard areas facing a public 
street shall have a landscaped area of not less than15 linear feet. There shall be a minimum of 10 feet of landscaping 
between parking areas and side and rear property lines adjacent to agricultural and residential land uses. (See Chapter 
19.09, Off-street Parking Requirements.) 

 
12.   Open Space and Landscaping Requirement. There shall be a minimum requirement of 25% of the total residential project area 

to be installed as open space for either public or common space not reserved in individual lots, and a minimum requirement of 
25% of the total commercial project area to be installed as landscaping. Open space shall meet the definition in Section 19.02.02. 
If the open space is common space, the developer shall record a public access easement at plat recordation. Credit towards 
meeting minimum open space requirements may be given for sensitive lands as provided for in subsection (13) below.  

 
13.   Sensitive Lands.      

a.   Sensitive lands shall not be included in the base acreage when calculating the number of units permitted in any 
development and no development credit shall be given for sensitive lands. 

b.   All sensitive lands shall be placed in protected open space. 
c.   Sensitive lands may be used for credit towards meeting the minimum open space requirements. However, no more 

than fifty percent of the required open space area shall be comprised of sensitive lands.   
 
14.   Timing of Open Space and Landscaping  Installation. All open space and landscaping  shall be completed in accordance with 

the approved Site Plan or Plat Approval and shall be installed prior to the issuance of a Certificate of Occupancy for any 
building.  A Performance and Warranty Bond  will be required in accordance with Section 19.12.05. The  Planning Director may 
approve exceptions where weather conditions prohibit the completion of approved and required improvements in accordance 
with Section 19.06.05. . It shall be the responsibility of the property owner to maintain all approved open space and landscaping 
in accordance with the approved Site Plan and in compliance with the requirements of Chapter 19.06, Landscaping and Fencing. 

 
15.   Trash Storage. All trash or garbage storage (other than individual garbage cans) shall comply with Section 19.14.04(4), which 

section is incorporated herein by this reference.  
 
(Ord. 14-13) 
 
 
19.26.04.  Uses Permitted within a Planned Community District. 
 
1.   Permitted and Conditional Uses. Since the character and land use designations of each Community Plan may vary widely, a 

specific list of uses that are permitted by-right or conditionally permitted is not dictated in this zone. Instead, the detailed list 
of uses that are permitted by right or conditionally permitted shall be established in each Village Plan. Generally, however, 
the establishment of uses that are permitted by right, or conditionally permitted within a particular Village Plan, shall be 
guided but not limited to the following Sections of the Land Development Code: 
a.   Agricultural: Subsections 19.04.08 (2) and (3). 
b.   Residential: Subsections 19.04.09 (2) and (3). 
c.   Neighborhood Commercial: Subsections 19.04.20 (2) and (3). 
d.   Mixed Use: Subsections 19.04.21 (2) and (3). 
e.   Regional Commercial: Subsections 19.04.22 (2) and (3). 
f.   Office Warehouse: Subsections 19.04.23 (2) and (3). 
g.   Industrial: Subsections 19.04.24 (2) and (3). 



h.   Mixed Waterfront: Subsections 19.04.25 (2) and (3). 
i.   Business Park: Subsections 19.04.26 (2) and (3). 

 









  
Kimber  Gabryszak,  AICP,  Planning  Director  
kgabryszak@saratogaspringscity.com  

1307  North  Commerce  Drive,  Suite  200    •    Saratoga  Springs,  Utah  84045  
801-766-9793  x107    •    801-766-9794  fax  

	  	  	  	  	  	  
	  
	  

PLANNING	  COMMISSION	  
STAFF	  REPORT	  

	  
Preliminary	  Plat	  
The	  Crossing	  at	  Saratoga	  Springs	  Phase	  1	  
Thursday,	  November	  12,	  2015	  
Public	  Hearing	  
	  

Report	  Date:	  	   	   	   Thursday,	  November	  5,	  2015	  
Applicant:	   The	  Boyer	  Company	  –	  Wade	  Williams	  
Owner:	   	   	   Suburban	  Land	  Reserve	  
Location:	   NW	  Corner	  of	  Pioneer	  Crossing	  and	  Redwood	  Rd.	  
Major	  Street	  Access:	   Pioneer	  Crossing	  and	  Redwood	  Rd.	  
Parcel	  Number(s)	  &	  Size:	   58:035:0085,	  68.787	  acres	  
Parcel	  Zoning:	   Planned	  Community	  (PC)	  
Adjacent	  Zoning:	   	   PC,	  R-‐3	  
Current	  Use	  of	  Parcel:	  	   Vacant	  /	  Agriculture	  
Adjacent	  Uses:	   	   Vacant,	  Agriculture,	  Residential	  
Previous	  Meetings:	   	   None	  
Previous	  Approvals:	  	   Community	  Plan	  and	  Village	  Plan,	  10/6/2015	  
Type	  of	  Action:	   Administrative	  
Land	  Use	  Authority:	   City	  Council	  
Future	  Routing:	   City	  Council	  
Author:	   	   	   Kimber	  Gabryszak,	  Planning	  Director	  

	  
	  
A.	   Executive	  Summary:	  	  	  

The	  applicant	  is	  requesting	  approval	  of	  a	  preliminary	  plat	  for	  The	  Crossing,	  to	  create	  nine	  building	  
lots	  for	  future	  development.	  Final	  Plats	  are	  approved	  administratively	  by	  staff,	  and	  the	  final	  plat	  
is	  being	  reviewed	  concurrently	  with	  the	  Preliminary	  Plat.	  	  

	  
Recommendation:	  	  

	  
Staff	  recommends	  that	  the	  Planning	  Commission	  conduct	  a	  public	  hearing	  on	  The	  Crossing	  
Preliminary	  Plat,	  take	  public	  comment,	  review	  and	  discuss	  the	  proposal,	  and	  forward	  a	  positive	  
recommendation	  to	  the	  City	  Council	  with	  conditions.	  Alternatives	  in	  Section	  H	  of	  this	  report	  
include	  continuation	  or	  denial.	  	  
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B.	   Background:	  	  The	  City	  Center	  District	  Area	  Plan	  (DAP)	  was	  approved	  in	  2010,	  containing	  16,000	  
residential	  units	  of	  density,	  and	  10,000,000	  sq.ft.	  of	  non-‐residential	  density	  allocated	  through	  
Equivalent	  Residential	  Units	  (ERUs).	  	  

	  
The	  Crossing	  Community	  Plan	  (CP)	  and	  Village	  Plan	  (VP)	  were	  approved	  on	  October	  6,	  2015	  
subject	  to	  the	  DAP.	  	  

	  
The	  CP	  contains	  a	  maximum	  of	  693.2	  ERUs	  of	  non-‐residential	  density	  (up	  to	  1,413,897	  sq.ft.),	  of	  
which	  the	  VP	  permits	  a	  maximum	  of	  199.1	  ERUs	  (up	  to	  430,961	  sq.ft.)	  on	  the	  proposed	  nine	  lots	  
of	  The	  Crossing	  Phase	  1	  plat.	  	  

	  
C.	   Specific	  Request:	  The	  Crossing	  Phase	  1	  plat	  includes	  nine	  commercial	  lots	  on	  21.017	  acres.	  The	  

lots	  are	  for	  non-‐residential	  development	  and	  range	  in	  size	  from	  12,124	  sq.ft.	  (0.278	  acres)	  to	  
536,542	  sq.ft.	  (12.317	  acres).	  	  

	  
D.	   Process:	  The	  CP	  is	  the	  governing	  document	  for	  the	  plat,	  and	  on	  topics	  where	  the	  CP	  is	  silent,	  the	  

regulations	  revert	  to	  the	  City	  Code.	  In	  this	  case,	  the	  CP	  identifies	  the	  process	  for	  a	  preliminary	  
plat,	  which	  mirrors	  the	  process	  in	  the	  Code:	  the	  Planning	  Commission	  must	  hold	  a	  public	  hearing	  
and	  make	  a	  recommendation	  to	  the	  City	  Council,	  and	  the	  City	  Council	  will	  make	  a	  final	  decision	  
at	  a	  public	  meeting.	  	  

	  
This	  meeting	  has	  been	  noticed	  as	  a	  public	  hearing,	  and	  the	  City	  Council	  meeting	  has	  been	  
tentatively	  scheduled	  for	  November	  17th,	  pending	  a	  Planning	  Commission	  recommendation.	  	  

	  
E.	   Community	  Review:	  This	  item	  has	  been	  noticed	  as	  a	  public	  hearing	  in	  the	  Daily	  Herald;	  and	  

mailed	  notice	  sent	  to	  all	  property	  owners	  within	  300	  feet.	  As	  of	  the	  date	  of	  this	  report,	  no	  public	  
input	  has	  been	  received.	  

	  
F.	   General	  Plan:	  	  	  
	   The	  General	  Plan	  Land	  Use	  map	  identifies	  this	  area	  as	  Planned	  Community,	  which	  states:	  	  
	  

	  
	   The	  DAP	  was	  approved	  in	  2010	  and	  found	  to	  be	  consistent	  with	  the	  General	  Plan	  and	  the	  intent	  

of	  the	  Planned	  Community	  designation.	  The	  Community	  Plan	  and	  Village	  Plan	  were	  also	  
approved	  in	  2015	  and	  found	  to	  be	  consistent	  with	  the	  General	  Plan.	  The	  proposed	  plat	  complies	  
with	  the	  regulations	  in	  the	  DAP,	  CP,	  and	  VP	  and	  is	  therefore	  consistent	  with	  the	  General	  Plan.	  
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G.	   Code	  and	  Other	  Criteria:	  	  
	  

Layout	  and	  Access:	  
The	  proposed	  plat	  complies	  with	  the	  conceptual	  layout	  and	  access	  plan	  identified	  in	  the	  Village	  
Plan.	  The	  City	  Engineer	  is	  working	  with	  the	  applicants	  on	  ensuring	  that	  all	  potential	  access	  issues	  
are	  addressed.	  
	  
Setbacks:	  
The	  CP	  identifies	  required	  setbacks.	  The	  lots	  are	  of	  sufficient	  size	  to	  meet	  the	  setbacks,	  a	  typical	  
setback	  graphic	  has	  been	  provided,	  and	  the	  actual	  setbacks	  will	  be	  verified	  at	  time	  of	  Site	  Plan	  
approval.	  	  
	  
Lot	  Size:	  
The	  minimum	  allowable	  size	  for	  lots	  in	  the	  CP	  is	  20,000	  sq.ft.,	  however	  Lot	  2	  was	  granted	  an	  
exception	  through	  the	  CP	  and	  related	  Master	  Development	  Agreement.	  All	  other	  lots	  exceed	  
20,000	  sq.ft.	  in	  size.	  	  
	  
Landscaping:	  
The	  majority	  of	  the	  landscaping	  will	  occur	  during	  individual	  site	  development.	  The	  perimeter,	  
however,	  will	  be	  landscaped	  along	  with	  other	  subdivision	  improvements.	  Staff	  has	  reviewed	  the	  
proposed	  landscaping,	  and	  found	  that	  the	  plan	  only	  needs	  minor	  changes	  to	  comply	  with	  the	  CP	  
and	  VP:	  

1.   Ensure	  adequate	  fencing	  and	  vegetation	  to	  screen	  vehicle	  lights	  from	  nearby	  
residential	  development.	  	  

2.   Correct	  plant	  list	  to	  comply	  with	  permitted	  plantings.	  	  
3.   Identify	  all	  existing	  trees	  and	  ensure	  that	  they	  are	  preserved,	  or	  replaced	  at	  a	  2:1	  

ratio.	  	  
4.   Identify	  berming	  in	  the	  landscaped	  buffer	  strips.	  

	  
Other	  CP,	  VP,	  and	  Code	  Requirements:	  
The	  following	  items	  are	  requirements	  for	  development	  on	  this	  site,	  however	  will	  be	  addressed	  
through	  individual	  site	  plan	  approvals:	  

1.   Site-‐specific	  landscaping	  
2.   Lighting	  
3.   Outdoor	  display	  areas	  
4.   Parking	  
5.   Architecture	  
6.   Signs	  
7.   Height	  

	  
Engineering	  Requirements:	  
The	  City	  Engineer	  has	  provided	  the	  applicants	  with	  a	  list	  of	  required	  information	  and	  changes,	  
primarily	  dealing	  with	  the	  specifics	  of	  the	  construction	  drawings.	  The	  City	  Engineer	  has	  agreed	  to	  
support	  recommendation	  and	  approval	  of	  the	  preliminary	  plat,	  withholding	  approval	  of	  the	  
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related	  construction	  drawings	  and	  also	  withholding	  approval	  of	  the	  Final	  Plat	  until	  the	  changes	  
have	  been	  made.	  Engineering	  requirements	  are	  outlined	  in	  Exhibit	  1.	  	  
	  
Required	  Changes:	  
Staff	  has	  provided	  the	  applicants	  with	  the	  following	  required	  changes	  to	  the	  preliminary	  plat,	  in	  
addition	  to	  the	  Engineering	  requirements	  in	  Exhibit	  1:	  

	  
1.   Add	  established	  grade	  
2.   Add	  PUEs	  where	  appropriate	  
3.   Modify	  notes	  to	  reflect	  Planning	  Director	  approval.	  	  
4.   Correct	  setback	  inconsistency	  between	  drawing	  and	  typical	  setback	  diagram.	  
5.   Any	  other	  changes	  required	  by	  the	  City	  Engineer.	  

	  
H.	   Recommendation	  and	  Alternatives:	  

Staff	  recommends	  that	  the	  Planning	  Commission	  conduct	  a	  public	  hearing,	  take	  public	  input,	  
discuss	  the	  application,	  and	  choose	  from	  the	  following	  options.	  	  
	  
Staff	  Recommended	  Option:	  Positive	  Recommendation	  
	  
“I	  move	  to	  forward	  a	  positive	  recommendation	  to	  the	  City	  Council	  for	  The	  Crossing	  Preliminary	  
Plat	  as	  outlined	  in	  Exhibit	  5	  with	  the	  Findings	  and	  Conditions	  in	  the	  Staff	  Report	  dated	  November	  
12,	  2015:”	  

	  
Findings	  	  
1.   With	  conditions,	  the	  application	  complies	  with	  the	  criteria	  in	  The	  Crossing	  Community	  

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

2.   With	  conditions,	  the	  application	  complies	  with	  the	  criteria	  in	  The	  Crossing	  Village	  
Plan,	  as	  articulated	  in	  Section	  G	  of	  the	  staff	  report,	  which	  section	  is	  incorporated	  by	  
reference	  herein.	  

3.   The	  application	  is	  consistent	  with	  the	  General	  Plan,	  as	  articulated	  in	  Section	  F	  of	  the	  
staff	  report,	  which	  section	  is	  incorporated	  by	  reference	  herein.	  	  

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

the	  Staff	  report	  in	  Exhibit	  1.	  
7.   The	  preliminary	  plat	  is	  recommended	  as	  shown	  in	  the	  attachment	  to	  the	  Staff	  report	  

in	  Exhibit	  5,	  with	  the	  following	  changes:	  
a.   Add	  established	  grade	  
b.   Add	  PUEs	  where	  appropriate	  
c.   Modify	  notes	  to	  reflect	  Planning	  Director	  approval.	  	  
d.   Correct	  setback	  inconsistency	  between	  drawing	  and	  typical	  setback	  diagram.	  
e.   Any	  other	  changes	  required	  by	  the	  City	  Engineer.	  
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8.   The	  construction	  drawings	  shall	  be	  modified	  to:	  
a.   Ensure	  adequate	  fencing	  and	  vegetation	  to	  screen	  vehicle	  lights	  from	  nearby	  

residential	  development.	  	  
b.   Correct	  plant	  list	  to	  comply	  with	  permitted	  plantings.	  	  
c.   Identify	  all	  existing	  trees	  and	  ensure	  that	  they	  are	  preserved,	  or	  replaced	  at	  a	  

2:1	  ratio.	  	  
d.   Identify	  berming	  in	  the	  landscaped	  buffer	  strips.	  

9.   The	  preliminary	  plat	  shall	  comply	  with	  all	  other	  Code,	  Community	  Plan,	  and	  Village	  
Plan	  requirements.	  	  

10.  Any	  other	  conditions	  or	  changes	  as	  articulated	  by	  the	  Commission:	  ______________	  
_____________________________________________________________________.	  

	  
Alternative	  1	  -‐	  Continuance	  
The	  Planning	  Commission	  may	  also	  choose	  to	  continue	  the	  item.	  “I	  move	  to	  continue	  the	  
Crossing	  at	  Saratoga	  Springs	  Phase	  1	  Preliminary	  Plat	  to	  another	  meeting	  on	  December	  10,	  2015,	  
with	  direction	  to	  the	  applicant	  and	  Staff	  on	  information	  and	  /	  or	  changes	  needed	  to	  render	  a	  
decision,	  as	  follows:	  	  

1.   ______________________________________________________________	  
2.   ______________________________________________________________	  

	  
Alternative	  2	  –	  Negative	  Recommendation	  
The	  Planning	  Commission	  may	  also	  choose	  to	  forward	  a	  negative	  recommendation	  on	  the	  
application.	  “I	  move	  to	  forward	  a	  negative	  recommendation	  the	  Crossing	  at	  Saratoga	  Springs	  
Phase	  1	  Preliminary	  Plat	  with	  the	  Findings	  below:	  

1.   The	  plat	  is	  not	  consistent	  with	  the	  General	  Plan,	  as	  articulated	  by	  the	  Commission:	  
_______________________________________________________________,	  and/or,	  

2.   The	  plat	  is	  not	  consistent	  with	  Section	  _____	  of	  the	  Code,	  as	  articulated	  by	  the	  
Commission:	  ____________________________________________________,	  and/or	  

3.   The	  plat	  does	  not	  comply	  with	  the	  Crossing	  Community	  Plan/Village	  Plan,	  as	  
articulated	  by	  the	  Commission:	  ____________________________________________.	  

	  
I.	   Exhibits:	  	  	  

1.   City	  Engineer’s	  Report	   	   	   	   	   	   (pages	  6-‐9)	  
2.   Location	  &	  Zone	  Map	   	   	   	   	   	   (page	  10)	  
3.   The	  Crossing	  Community	  Plan	  Layout	   	   	   	   (page	  11)	  
4.   The	  Crossing	  Village	  Plan	  Layout	   	   	   	   	   (page	  12)	  
5.   The	  Crossing	  at	  Saratoga	  Springs	  Phase	  1	  Preliminary	  Plat	   (pages	  13-‐14)	  
6.   The	  Crossing	  Community	  Plan	  and	  Village	  Plan	  –	  online	  at	  

www.SaratogaSpringsCity.com/Planning	  under	  “Pending	  Applications”	  
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City Council 
Staff Report 
 

Author:  Jeremy D. Lapin, City Engineer  
Subject:  The Crossing                 
Date: November 12, 2015 
Type of Item: Preliminary and Final Plat Approval 
 
 

Description: 
A. Topic:    The Applicant has submitted a Preliminary and Final Plat application. Staff has 

reviewed the submittal and provides the following recommendations. 
 
B. Background: 
 

Applicant:  The Boyer Company 
Request:  Preliminary and Final Plat Approval 
Location:  Northwest corner of Pioneer Crossing and Redwood Rd.  
Acreage: 20.5 acres and 9 lots 

 
C. Recommendation:  Staff recommends the approval of preliminary and final plat  subject 

to the following conditions: 
 
D. Conditions:   

 
A. The Preliminary and Final Plats and Construction Drawings shall be compliant 

with the approved Community Plan and Village Plan for this area as well as with 
the City’s existing Master Plans including the Transportation Master Plan, the 
Parks, Trails, and Open Space Master Plan, as well as the City’s utility master 
plans including the Culinary Water, Secondary Water, Sewer, and Storm Drain 
Master Plans. 
 

B. The Construction Drawings shall include phasing plans for improvements, 
utilities, erosion control plans, and open space improvement plans. Phasing plan 
shall also illustrate the phasing of the frontage improvements along Pioneer 
Crossing and Redwood Road. 
 

C. Developer shall complete the half-width improvements along Pioneer Crossing 
and Redwood Road (Collector) as per the City’s Transportation Master Plan 
(TMP) and Engineering standards and specifications.  
 

D. Developer shall complete a Traffic Impact Study (TIS) for the Community Plan 
and shall comply with all recommendations of the TIS applicable to this phase of 
the project as well as incorporate all recommendations from Avenue Consultants 
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in accordance with their Pioneer Crossing and Redwood Road Intersection 
Evaluation memo dated March 30, 2015 and any recommendations thereof 
based upon the model information including ingress/egress movement, 95% 
queue lengths, and ROW widths. 
 

E. Developer shall dedicate and improve sufficient ROW (public or private) for 
adequate queuing and turn lanes at all intersections internal to the project as at 
other points of access along Pioneer Crossing and Redwood Road that will be 
installed with these plats as identified in the Traffic Impact Study, The Pioneer 
Crossing and Redwood Road Intersection Evaluation memo dated March 30, 
2015, and as per the City’s transportation master plan and standards and 
specifications. Flared approaches shall be a minimum of 50-ft long plus taper or 
longer if recommended in the TIS.  
 

F. A schematic layout for the proposed the out-lots shall included with any 
proposed points of access or utility stubs or laterals to be installed with this 
project to ensure their proposed location is consistent with the future site plan 
and in accordance with City Standards. 
 

G. Developer shall bury and/or relocate all overhead distribution power lines that 
are alongside or within this project.    
 

H. Developer shall provide a geotechnical report and hydrologic/hydraulic storm 
drainage calculations for the overall project. Detention areas and volumes shall 
be identified as well as all proposed outfall locations. The project shall comply 
with all City, UPDES and NPDES storm water pollution prevention requirements. 
Storm water release shall not exceed 0.2 cfs/acre and must be cleaned to 
remove 80% of Total Suspended Solids and all hydrocarbons and floatables. 
 

I. All roads shall comply with the City’s TMP and be designed and constructed to 
City and AASHTO standards, and shall incorporate all geotechnical 
recommendations as per the applicable soils report. Road cross sections shall 
match either the ones in the City’s adopted Engineering Standards and 
Specifications or the Community Plan and must also comply with international 
fire code requirements. Intersection spacing and frontage improvements along 
Redwood Road and Pioneer Crossing shall comply with UDOT and CIty standards.  
 

J. Road names and coordinates shall comply with current city ordinances and 
standards. 
 

K. Project trails and open space designs shall comply with the Community Plan or 
the City’s adopted Parks, Recreation, Trails, and Open Space Master Plan if not 
specifically addressed in Community Plan or Village Plan.  
 

L. Park strips less than 9’ in width shall only be planted with trees appropriate for 
narrow areas and that will not damage the sidewalk as they grow. Trees shall be 
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located in areas that do not conflict with driveways or other points of access. 
 

M. Open Space areas that will maintained by the City must be designed in 
accordance with City Standards and the City’s Engineering Standards and 
Specifications. 
 

N. Developer shall prepare and submit signed easements for all public facilities not 
located in the public right-of-way. Sewer and storm drains shall be provided with 
a minimum of 20’ wide easements and water and irrigation lines a minimum of 
10’ wide easements centered on the facility. Utility lines may not be closer than 
10’ apart from each other or from any structure. Developer shall provide 12’ 
access roads and 20’ wide access easements to any location where access is 
required to a City utility outside the ROW such as sewer or storm drain 
manholes. Such easements must be recorded prior to receiving occupancy on 
any structure in the plat with which the easement is associated. 
 

O. All street lighting and any other lighting proposed to be dedicated to and 
maintained by the City shall comply with the current City standards and 
specifications. All lighting shall be full-cutoff style and meet all other City and 
IESNA standards. 
 

P. Project shall comply with all ADA standards and requirements. 
 

Q. Secondary and Culinary Water Rights must be secured from or dedicated to the 
City with each plat proposed for recordation compliant with current City Code. 
Prior to acceptance of water rights proposed for dedication, the City shall 
evaluate the rights proposed for conveyance and may refuse to accept any right 
that it determines to be insufficient in annual quantity or rate of flow or has not 
been approved for change to municipal purposes within the City or has not been 
approved for diversion from City-owned waterworks by the State Engineer.  

 
R. Photometric plans shall be provided for all common areas and parking areas to 

verify compliance with the City Standards as well as with the Community and 
Village Plans. 
 

S. Meet all engineering conditions and requirements in the construction of the 
subdivision and recording of the plats.  Review and inspection fees must be paid 
as indicated by the City prior to any construction being performed on the 
project. 

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

complied with and implemented into the Final plat and construction drawings. 
 
 
 
U. Project must meet the City Ordinance for Storm Water release (0.2 cfs/acre for 
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all developed property) and all UPDES and NPDES project construction 
requirements. 

 
V. Final plats and plans shall include an Erosion Control Plan that complies with all 

City, UPDES and NPDES storm water pollution prevention requirements. 
 
W. All work to conform to the City of Saratoga Springs Standard Technical 

Specifications, most recent edition. 
 
X. Project bonding must be completed as approved by the City Engineer prior to 

recordation of plats. 
 
Y. Developer may be required by the Saratoga Springs Fire Chief to perform fire 

flow tests prior to final plat approval and prior to the commencement of the 
warranty period.  

 
Z. Submittal of a Mylar and electronic version of the as-built drawings in AutoCAD 

format to the City Engineer is required prior acceptance of site improvements 
and the commencement of the warranty period.  

 
AA. Developer shall shall stabilize and reseed all disturbed areas. 
 
BB. The complete designs for any retaining walls shall be provided including spot 

elevations and profiles. If a retaining wall is four feet high or higher, structural 
calculation shall be provided stamped by a licensed engineer.  

 
CC. All sewer and mains shall end with a manhole.  
 
DD. The utilities within the site shall comply with the city’s standard locations and 

cross sections as much as is possible.  
 
EE. A complete design of the underground detention system shall be provided with 

details.  
 
FF. An access road that is twelve feet wide and can support H-20 loading shall be 

provided to all manholes outside of the ROW. 
 
GG. Complete plan and profile sheets for all utilities shall be provided and shall 

comply with the City’s standard and specifications. 
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b a b c o c k  d e s i g n  g r o u p

the crossing - community plan

Page 4

Community Plan - Build-Out AllocationExhibit 3

Phase 2

Phase 1

Phase 3

Phase 5

Phase 4
P
h

a
se

 6

L O T  B R E A K D O W N

F U T U R E  P R O J E C T I O N S

E Q U I V A L E N T  R E S I D E N T I A L  U N I T S

Phase # Acres Open Space %*
Maximum 

Building SF**

ERU               

Allocation

Phase 1 21.05 11-14% min.  430,961  199.10

Phase 2 13.21 11-14% min.  270,451  124.95

Phase 3 8.52 11-14% min.  174,432  80.59

Phase 4 13.98 11-14% min.  286,215  132.23

Phase 5 8.05 11-14% min.  164,809  76.14

Phase 6 4.25 11-14% min.  87,011  40.20

Total 69.06 11-14% min.  1,413,879  653.2 max.

Projected employment  = 1,500 future employees (estimated)

District Area Plan:

Per the District Area Plan, 4,620 ERUs are allowed for every 10 Million square feet of 

commercial building area which is the equivalent of 2,164.5 square feet per ERU.

Community Plan:

A maximum of 1,413,879 square feet of building area is anticipated at the completion of 

all phases. Per the table above, the 69 acres included in this Community Plan translates 

to a total of 653 ERUs for the Community Plan.

Note: Phase breakdown is conceptual and actual phases may vary, however, the total 

values will not change.

* Approximately 4.8% (145,000 sf) of open space will be provided in the buffer areas of the perimeter street frontage. 

Additional open space must be provided in each Phase to meet the minimum values listed in the table above.

** Based on a 0.47 FAR
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b a b c o c k  d e s i g n  g r o u p

the crossing - phase 1 village plan

Page 4

Phase I Village Plan - Detailed Build-Out AllocationExhibit 3

L O T  B R E A K D O W N

LOT 1

LOT 3

LOT 4

LOT 5

LOT 6 LOT 7 LOT 8 LOT 9

F U T U R E  P R O J E C T I O N S

E Q U I V A L E N T  R E S I D E N T I A L  U N I T S

Phase # Acres Open Space %
Maximum 

Building SF***

ERU               

Allocation****

Lot 1 12.29 6% min.*  251,616  116.25

Lot 2 0.28 6% min.*  5,732   2.65

Lot 3 1.35 6% min.* 27,639  12.77

Lot 4 0.96 6% min.* 19,654  9.08

Lot 5 0.92 6% min.* 18,835  8.70

Lot 6 1.37 6% min.* 28,048  12.96

Lot 7 1.50 6% min.* 30,710  14.19

Lot 8 1.17 6% min.* 23,954  11.07

Lot 9 1.21 6% min.* 24,773  11.44

Total 21.05 11% min.** 430,961  199.10

Projected population   = 0 future residents

Projected employment  = 500 future employees (estimated)

* Not including landscape buffers along Redwood Road and Pioneer Crossing which provide 5% of the minimum 

open space required in the Phase I Village Plan. Additional open space must be provided on each Lot to meet 

the minimum open space listed in the Community Plan.

** Per Community Plan, Including landscape buffers

*** Based on a 0.47 FAR

**** Undeveloped ERU’s shall be reserved for future development within project.

District Area Plan:

Per the District Area Plan, 4,620 ERUs are allowed for every 10 Million square feet of 

commercial building area which is the equivalent of 2,164.5 square feet per ERU.

Community Plan:

A maximum of 1,413,879 square feet of building area is anticipated at the completion of 

all phases. Per the table above, the 69 acres included in this Community Plan translates 

to a total of 653 ERUs for the Community Plan.

Phase I Village Plan:

A maximum of 430,961 square feet of building area is anticipated at the completion of 

all phases of the Village Plan. Per the table above, the 21.05 acres included in this Phase I 

Village Plan translates to a total of 199 ERUs.

LOT 2
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City of Saratoga Springs Planning Commission Meeting 
October 22, 2015 

Regular Session held at the City of Saratoga Springs City Offices 
1307 North Commerce Drive, Suite 200, Saratoga Springs, Utah 84045 

_____________________________________________________________________________________  
Planning Commission Minutes 

Present: 
Commission Members: Kirk Wilkins, Sandra Steele, Hayden Williamson, David Funk, Ken Kilgore, Troy 

Cunningham, Brandon Mackay 
Staff: Kimber Gabryszak, Sarah Carroll, Kara Knighton, Jamie Baron, Kevin Thurman, Nicolette Fike 
Others: Lindsay Gadd, Howard Hix, Jr. Brian Everill, Daniel Schmitt, Susan Palmer, Jen Klingonsmith, Craig 

Remund, Nathan Remund, Jason Coe, Dana Powell 
Excused:  
 
Call to Order - 6:30 p.m. by Chairman Kirk Wilkins  
Pledge of Allegiance - led by Dana Powell 
Roll Call – A quorum was present  
 
Public Input Open by Chairman Kirk Wilkins  

No Comments. 
Public Input Closed by Chairman Kirk Wilkins  
 
Item 7 was moved forward in the meeting. 
 
7. Public Hearing: Plat Amendment for Harvest Hills Plat F-A, Lots 1205, 1206, 1207, 1208, 1209, and 

1210, Located at approximately Ginger Place and Bay Leaf Drive. Ridgepoint Management applicant. 
Jamie Baron presented the plat amendment. This is a request for a plat amendment to correct an illegal parcel 

and encroachment by the property owners on to abutting property. The proposed plat amendment affects 
six lots in Harvest Hills Plat F. After building permits were issued and the homes built, the property 
owners encroached on the parcel to the south. Staff has a recommendation for a Replacement to condition 
6: A trail slope easement shall be indicated on the plat with the following note: Trail Slope Easement – No 
changes in grade permitted within the easement area. Each lot encumbered by a trail slope easement shall 
at its sole cost and expense, maintain and keep slope in a reasonable condition and state of repair. There is 
concern that if the slope is eroded or removed that the trail could collapse. 

Jennifer Klingonsmith, an applicant, commented that they understand that the slope area is sensitive land, and 
she asked that if there was anything else about the slope that needs to be explained, they let them know. 
Some neighbors want to put in minimal landscaping. When they decided to purchase the land they were 
told they could have a 3 ft. split rail fence. A 6 foot fence on top of the berm seems too much. Now that 
there is trail up there they accepted that it could be 6 foot semi-private fence. If it could be as semi-private 
as it could get that would be great.  

Tiffany Barney, an applicant, said the developer is changing the plat is so they could purchase the land from 
the developer. She has not heard before about the trail easement and she wanted it clarified what that 
would be for. 

 
Public Hearing Open by Chairman Kirk Wilkins  

No comments. 
Public Hearing Closed by Chairman Kirk Wilkins  
 
Jamie Baron spoke on the slope easement concern; the easement is to protect the trail, if the slope is eroded or 

excavated it may compromise the trail. 
Jeremy Lapin said they owners can still landscape it but they can’t excavate it as it would be detrimental to the 

trail on the top.  



 

Planning Commission October 22, 2015 2 of 8 

Jamie Baron commented that in regards to the fencing they would need another condition to say that any 
fencing installed along the property line (in the rear) would need to meet the requirements of being semi-
private and if installed by the property owner they would be required to maintain it. If they install it, it 
would need to be prior to the city installing it.  

Kimber Gabryszak noted that there are two separate plat issues on this, one is the fencing has to be semi-
private but the other issue is that the fence proposed to be installed is to be installed and maintained by the 
city, and would conform to city standards. The recommendation has been for the 6 ft. semi-private to meet 
city standard. If the owner chose to put up something before the city then the owner would be responsible 
for that section. 

Jeremy Lapin replied the standard is 3” solid wide planks with a 1” gap. He would be happy to consider 
adopting a more open standard. 

Kimber Gabryszak said landscaping on the slope would help protect it, the only prohibition is that it cannot be 
excavated or change the slope. The easement just protects the slope. 

Tiffany Barney wanted to be clear on the easement.  
Jeremy Lapin replied that an easement does not give the city any rights to take over the property; the only 

restriction is that the slope cannot be changed. This doesn’t give us right of access to the property.  
Tiffany Barney asked if a retaining wall would be allowed. 
Jeremy Lapin said it would not be allowed but we could change language to say unless permission was granted 

by the city. 
Ken Kilgore asked to clarify the second condition. 
Jamie Baron said the condition is a note on the plat to say that if a fence is placed on the property line by the 

owner that it has to be semi-private and the owner needs to maintain it. 
Ken Kilgore noted it looks like there is a PUE easement now and if the lot goes to the private owners is the 

PUE needed. 
Jamie Baron said the PUE is just being moved with the property line. 
Ken Kilgore wondered if there was going to be any kind of tax situation that would arise with this. 
Jeremy Lapin replied that part of their process requires a title report that will note things like that so it will be 

clear title. 
Ken Kilgore wondered about the owner next to them that was not part of the subdivision and if they would 

want to be part of it. 
Jen Klingonsmith replied that they were not interested financially in it. 
Troy Cunningham had no further comments that had not been covered. 
David Funk wondered why the property line was not cut below the berm instead of up the slope.  
Jamie Baron said there was an illegal parcel done earlier so they stayed with that line for consistency purposes.  
Kimber Gabryszak said there were a number of issues. They didn’t want to jog the line and maintain all the 

jogged lines and it needed to be so far away from the berm to allow mowers if it would have been below. 
This was the solution that was agreed on by the city and all the adjacent property owners.  

Jeremy Lapin noted another problem with fence at the bottom of the berm is it becomes a collector for trash.  
David Funk noted other areas where the property owners owned up to the trail so he didn’t see that as a 

problem. 
Brandon MacKay thought it looked like a great solution.  
Sandra Steele asked who would be responsible for maintaining the area behind the lots that are not part of this.  
Jamie Baron said it would be part of the open space requirement for the subdivision going in south of them. 

The city fence will jog at the end of this and abut their property.  
Sandra Steele asked how this happened without title companies picking up on this.  
Tiffany Barney said they purchased the property a year ago and that started this process when the title 

company found it.  
Kirk Wilkins wondered about a small triangular piece and what would happen with this.  
Jamie Baron said it is being deeded to the city and will be part of Shay Park. 
Kimber Gabryszak commented that it’s right next to the park so it will just be a smooth transition, it won’t end 

up a tiny triangle. 
Kirk Wilkins asked what made the first parcel illegal so we could learn from it. 
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Kimber Gabryszak said it is illegal because it was not quit claimed correctly and it was landlocked. Any time 
you create something without going through the process it’s illegal.  

Kirk Wilkins clarified that it is not part of their approval tonight to address the size of the fence. 
Staff replied it was not. 

 
Motion made by David Funk to approve the proposed plat amendment for Harvest Hills Plat F-A, 

located at Bay Leaf Drive and Ginger Place as outlined in Exhibit 3 with the Findings and 

Conditions in the Staff Report dated October 15, 2015. With the addition of condition 6 (A trail 

slope easement shall be indicated on the plat with the following note: Trail Slope Easement – No 

changes in grade permitted within the easement area. Each lot encumbered by a trail slope easement 

shall at its sole cost and expense, maintain and keep slope in a reasonable condition and state of 

repair.) And the addition that any fence placed along the rear of the property line will be a semi-

private fence, and that no change in grade will be permitted unless approved by the City. Seconded 

by Ken Kilgore. Aye: Sandra Steele, David Funk, Kirk Wilkins, Ken Kilgore, Troy Cunningham, 

Brandon MacKay. Abstain: Hayden Williamson. Motion passed 6 - 0. 

 

4. Home Occupation for Two Little Hands Preschool & Daycare, located at 2894 S Fox Point Dr., Dana 

Powell Applicant.  
Sarah Carroll presented the application. She handed out some emails she received as public comment. The 

applicant is requesting approval of a preschool for children ages 2-5 in the basement of her home. In the 
future the applicant may switch from preschool services to daycare services and would like approval to do 
both. Staff recommends approval but if they were to switch to daycare that they quite the preschool and 
obtain the proper business licenses. She read public comments received by email by two neighbors that 
were opposed to the application. 

Dana Powell said she would give to parents a flow of traffic and she would meet the children at the curb. 
There is a half hour between classes so there would not be an overlap of traffic. Currently she has sons 
living with her and they are moving so the cars in her drive will decrease. She has done a day care in her 
previous home and did enrichment with those children. She thinks it would be silly to drop the preschool 
because she would teach the kids in daycare for their enrichment. She would only have 8 kids at a time 
either way. Since her daughter is living there she had to go through the training as well as she would need 
to be counted as an assistant. And her children have to count in her count. Most of her neighbors have 
been supportive of the preschool. 

 
Public Hearing Open by Chairman Kirk Wilkins  

No comments. 
Public Hearing Closed by Chairman Kirk Wilkins  

 
Sandra Steele asked what the width of the streets was.  
Sarah Carroll said they meet the public standard cross section. 
Sandra Steele wondered if there was a problem with traffic, if there would be any recourse for those people.  
Sarah Carroll said we don’t have anything clearly in the code of how to meet that problem. 
Sandra Steele asked when she applied for a business license if she applied for preschool and daycare licenses. 
Dana Powell said she has applied; she is still in the process working to meet both the City and the State 

standards. 
Sandra Steele asked if she would agree to not have a business license issued until she has the State licensing in 

place. 
Dana Powell replied absolutely. 
Sandra Steele commented on stopping preschool to do a daycare, if we are allowing the same number of 

children then she believes it would be ok. 
Dana Powell noted that no cars would be parked; they are only dropping off the kids. She will meet the 

children. The only exception is if they are late and she has children inside she has to stay with them but 
she will make it clear where and how they can park for that. 
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Sandra Steele appreciates the neighbors’ concerns but it’s a city standard street and she believes the applicant 
has addressed those concerns.  

Brandon MacKay commended her for doing things the right way and getting all the licenses. He noted that 
coming from an area with much tighter streets, he feels she will comply with all the conditions and that 
there shouldn’t be a problem with the traffic. There is no data to quantify the objections.  

David Funk asked about the fencing that can comply. 
Dana Powell noted the fence is being worked on but is not complete just yet, it will be before they open. 
David Funk feels everything has been complied with and has no objections.  
Hayden Williamson clarified that we really don’t have anything in the code about parking for this type of 

business. He encouraged her to go forward with this and be a good neighbor. He asked if she planned on 
expanding. 

Dana Powell said while her daughter is living with her and her kids are required to be counted but they don’t 
plan on expanding past 8 kids per class. 

Hayden Williamson asked if where she has given us the number of class size if it was binding. 
Sarah Carroll said the limit of how much of the home could be used was binding.   
Sandra Steele mentioned condition 1. Included that it was approved as proposed so that should cover it. 
Troy Cunningham thought where drop off and pick up was, where there were no other drives, it did not appear 

it would be a problem and had no objections.  
Ken Kilgore had no issues with parking. But he had an issue with traffic flow with a lot of construction going 

on in the area. He noted where the entrance to the basement was and wondered if that was a problem. 
Dana Powell noted they would be pouring a sidewalk and it was all on ground level. They need to wait to 

landscape until the fencing was in. She noted that several of the kids would be walking also.  
Kirk Wilkins commented that his questions had been addressed. 
 
Motion made by Hayden Williamson to approve the Home Occupation for the Two Little Hands 

Preschool and Daycare, located at 2894 South Fox Pointe Drive, with the findings and conditions 

listed in the staff report. Seconded by Sandra Steele. Aye: Sandra Steele, David Funk, Hayden 

Williamson, Kirk Wilkins, Ken Kilgore, Troy Cunningham, Brandon MacKay. Motion passed 7 - 0. 
 

5. Public Hearing: Preliminary & Final Plat for Saratoga Springs Commercial Development (Turf Farm). 

Located at approximately 200 W Crossroads Blvd. (across from IHC), WPI (Daniel Schmidt) applicant. 
Kara Knighton presented the plat. The proposed plan includes 3 lots ranging in size from .99 acres to 4.49 

acres. Each lot will be required to provide a minimum of 20% landscaping at the time of site plan 
application. 

Daniel Schmidt was present to answer questions.  
 

Public Hearing Open by Chairman Kirk Wilkins  
No Comments. 

Public Hearing Closed by Chairman Kirk Wilkins  
 

Ken Kilgore had no questions. 
Troy Cunningham had no comments. 
Hayden Williamson asked about infrastructure, particularly water and what kind of impact would that have to 

the surrounding community.  
Jeremy Lapin said the location was in an easier to serve area so they had no pressure issues. There are no 

unforeseen issues at this time.  
David Funk asked what would be done with the other pieces and what the access to them would be. 
Kara Knighton said there were no plans for them yet and there would be a private road there for access.  
Daniel Schmidt said that uses would be consistent with what is in the area. But they don’t have any specific 

tenants for those yet. For the drive they would extend it further to the east as needed and it would function 
like a private road like you see between the pads in other developments or similar to the Smiths 
Marketplace in Lehi, with a private drive between the businesses in the front and the business in the back.  

Brandon MacKay had no comment at this time. 
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Sandra Steele asked why there was a jog in the property line.  
Daniel Schmidt replied it is to accommodate two pad uses in the front and some specific requirements of the 

next application for tractor supply. The land around is owned by their partnership and they are not 
concerned with the jog or future adjacent uses. 

Kirk Wilkins wanted to clarify what would be going in to the area. 
Kimber Gabryszak said they were simply pad ready sites that could be similar to some sort of fast food or 

dental retail type pad as yet to be determined.  
 

Motion made by Sandra Steele to forward a positive recommendation to the City Council for the 

Saratoga Springs Commercial (Plat “A”) Preliminary Plat as shown in Exhibit 3 with the Findings 

and Conditions in the Staff Report. Seconded by Hayden Williamson. Aye: Sandra Steele, David 

Funk, Hayden Williamson, Kirk Wilkins, Ken Kilgore, Troy Cunningham, Brandon MacKay. 

Motion passed 7 - 0. 
 
6. Public Hearing: Site Plan for Tractor Supply, located approximately 200 W Crossroads Blvd. (across 

from IHC), WPI (Daniel Schmidt) applicant. 
Kara Knighton presented the site plan. The applicant is requesting approval of a Site Plan for a commercial 

building, along with outdoor display areas. She reviewed conditions. 
Howard Hixs was present as applicant to answer any questions. 
 
Public Hearing Open by Chairman Kirk Wilkins  

No comments. 
Public Hearing Closed by Chairman Kirk Wilkins  
 
Sandra Steele commented that this has gone through a redesign from the last time it was seen and this is an 

improvement. She agrees with UDC that the mechanical equipment should be screened and any rooftop 
equipment as well. She commented that on the outdoor display area, when you add up all the square 
footage it is more than the building and that is a bit of a concern for her. She asked what they planned to 
store in the adjacent storage area.  

Howard Hix said the outdoor would be things that need to be picked up by a truck that take up a lot or room 
like fence posts and gates and water tanks. They would drive inside to pick it up and be assisted with 
loading.  

Sandra Steele asked if they would be storing fertilizer or feed outside. 
Howard Hix replied that those types of things would be inside in climate controlled area and forage in forage 

sheds. He understands some of those would be nuisance items outside. They have never had any fire 
problems in the past.  

Sandra Steele asked what was normally in the front display area.  
Howard Hix said typically items like riding lawnmowers, go carts or motorized equipment for children, 

seasonal items, horse stall mats, wheelbarrows. Something similar to what they might see at a home depot 
type store.  

Sandra Steele asked if they intended to berm in the north area. 
Howard Hix did not know what the grading plan was for that. 
Sandra Steele asked what was going in front because of the design guideline code that says it shall be under 

the buildings permanent roof structure and in pads as may be approved. She would not like them to go 
against the code for what is outside the fence. She thinks mechanical equipment needs to be screened with 
an opaque wall all roof top access was from the interior.  

Howard Hix said it’s a standard metal roof and they typically do not try to access those through penetration 
and they don’t keep equipment on the roof. They design the buildings to keep the people off the roof. 
People on the roof trying to fix one problem tend to create other problems.  

Sandra Steele wants to not have a fixed ladder onto the roof. 
Howard Hix understands but wants to make sure it meets OSHA requirements. 
Kimber Gabryszak noted by saying permanent, if there is a repair that needs to be made they can use a ladder 

truck or something temporary but nothing fixed to the building. 
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Sandra Steele noted that they have a code that no lights can be mounted higher than 16 feet and it looks like 
these decorative lights are above that and she likes the type of sign but it needs to come down lower to 
meet that code.  

Howard Hix said they would like to stay consistent with what they have proposed that meets the brand of the 
company. With respect to the city codes he is looking for maybe an accommodation that those are strictly 
decorative lights that it is a type of brand they are trying to meet.  

Sandra Steele noted they do need to meet the code. She asked if it’s the mounting of the light that was in the 
code or the fixture 

Kimber Gabryszak noted it was the mounting. The requirement for a berm is only along a public street. The 
only location they would require it would be along Commerce Drive. City Council may require it in other 
locations.  

Sandra Steele noted the sign as proposed is 6 inches too tall. Also they require delineation of the outdoor 
display area in the front usually with colored lines or colored concrete. She asks that it would be nice if 
their street address was somewhere on the monument sign. They referred to required wheel stops; she 
asked if those are those required. 

Jeremy Lapin said it is not in engineering standards.  
Sandra Steele asked what it would have to be to not require the wheel stops. She would ask the applicant to not 

have the wheel stops it traps trash, impedes snow removal and they are a tripping hazard. 
Ken Kilgore thought the wheel stops in the front of the building were to delineate the parking from the display 

area and keep the cars from going in the display area.  
Howard Hix said indeed it was to keep traffic from coming in the display area.  
Sandra Steele thinks there is landscaping there that would stop it.   
Howard Hix agrees that he doesn’t like the stops either.  
Sandra Steele thinks it’s possible that they could not need them.  
Brandon MacKay did not have any concerns and was excited to see something like this come into the city.  
David Funk clarified that on the plans there was plants in the front but on the side there wasn’t so parking may 

be a concern on the side without stops. He asked if they had any projects in Utah.  
Howard Hix said they had them in Tooele, Heber, and West Haven; maybe 15 throughout the state. The 

architectural standards will be different at them a little based on city architectural requirements.  
David Funk had a concern about the fenced outdoor display area and whether it should be covered or not, he 

can see why it might need to be covered but questions the amount of parking that would then require 
which they wouldn’t need.  

Howard Hix noted they try to have a little more spaces than they need but not be wasteful. 
Kimber Gabryszak commented that there is some background, two documents that are regulatory, the 

development code and the design standards. This is where there is some confusion. There is a display area 
in front. And display areas outside. And so this is going through the process as part of the site plan. There 
is the ability for the Council to determine that it is customary and does not need to be covered. The staff 
recommends that the area out front have the delineation with paint or something, and the same of the other 
outdoor display area. The area that is display in front of the open area has no roof and staff would support 
a removal of the area. It would not require more parking with the display area roof.  

Hayden Williamson had a question with the front display area. Walmart, for example has an area not under 
roof. 

Kimber Gabryszak noted those projects came in before this code. And the code was where the display areas 
were expanding and encroaching on parking etc. by requiring it under roofs/eaves it limits how far they 
can go. 

Hayden Williamson can understand why they want those areas in front of the open area. He would be in favor 
to suggest to Council to let it stand as it is. It doesn’t make sense to cover the whole outdoor area. He 
would go along with something covering the front area in front of the building and the delineation of the 
area. He is not concerned about parking here. He asked why we have the lighting restriction in place that it 
not be over 16 feet. 

Kimber Gabryszak noted that it was part of ordinance that came from the study they had with Camp Williams 
and the dark sky principals and any higher than that it, it has much more bleed over. 

Hayden Williamson asked if they were required to light the sign. 
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Howard said that they were just decorative for branding purposes.  
Hayden Williamson said if they didn’t light then he doesn’t see why they couldn’t be allowed.  
Troy Cunningham was a little concerned about the parking not being enough. He is excited for then to come to 

the city and for choosing us over other cities.  
Ken Kilgore wanted to ask why they did pick this city, what was it that brought them here 
Howard Hix said it’s an amalgamation of a lot of things. And there is a cross roads and they think it will 

continue to be a hub of retail commerce and there are the larger properties in the area. They also do pet 
supplies for non-hooved animals. 

Ken Kilgore asked if the applicant had addressed the off street parking. 
Kimber Gabryszak said the question was whether or not the additional sq. footage should apply and it seems it 

should not. 
Ken Kilgore said the sign size was a concern. 
Howard Hix said they can revisit that with the design team.  
Ken Kilgore clarified that the roof coverage is in front of the building. He asked about a tractor that was to 

scale and how it would come into the area with the fence. 
Howard Hix said the large tractor would not be in the parking lot it would only be in the back area.  
Kirk Wilkins recapped that the staff concerns were covered.  
Kimber Gabryszak said condition 6 would take care of the concern for the outdoor area if they chose shall or 

shall not.  
 
Motion made by Hayden Williamson to forward a positive recommendation to the City Council for the 

Tractor Supply Company Site Plan as shown in Exhibits 3 and 4 with the Findings and Conditions 

in the Staff Report. That in condition 6 the outdoor display area shall not be covered and that item 

6a be struck. And in addition All permanent roof top access be from the interior. Lighting above the 

main entrance sign be kept to the allowed 16‘ per section. 19.11.5.   A three foot landscaped berm 

shall be provided along the parking adjacent to Commerce Drive.  Delineate display areas.  Rear 

mechanical equipment shall be screened. Seconded by David Funk. 
 

Howard Hix asked about the outdoor display area that it be allowed out in front of the fenced area.  
Hayden Williamson said that was his intent of the motion.  
David Funk asked on the display, did they want it to be marked or different in front of the west side. 
Hayden Williamson replied it should cover all display areas. 
Kirk Wilkins made sure the sign requirement was met. (condition 5 met that) 
 

Aye: Sandra Steele, David Funk, Hayden Williamson, Kirk Wilkins, Ken Kilgore, Troy Cunningham, 

Brandon MacKay. Motion passed 7 - 0. 
 
A short break was taken at this time.  
 
8. Work Session: Discussion of Code and Vision.  

Kimber Gabryszak updated them on the large lot landscaping. At an upcoming work session the assistant City 
Manager will be speaking with them on the impacts and purchase of service. They have been discussing 
the same things for accessory dwelling units. For the mixed waterfront zone staff is going to visit some 
facilities to give them information to be applied to out items and to look at waterfront areas.  

 
9. Approval of Minutes: 

1. October 8, 2015 
 
Motion made by Sandra Steele to approve the minutes of October 8, 2015. Seconded by Hayden 

Williamson. Aye: Sandra Steele, David Funk, Hayden Williamson, Kirk Wilkins, Ken Kilgore, Troy 

Cunningham, Brandon MacKay. Motion passed 7 - 0. 
 

10. Reports of Action. – No Reports 
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11. Commission Comments. 

Sandra Steele went to a debate with City Council candidates and business friendly was a common theme. But 
many of those are complainers that do not read and follow our code. If a project meets our code we are 
duty bound to approve it. If applicants would follow it would save time and cost. We need to understand 
that business friendly takes on many faces. By going too far the other way it can impact businesses on the 
other side. We need to provide a predictable outcome. It should be developer’s obligation to go through 
the city’s standards. She would hate to see us lower our standards.   

Ken Kilgore mentioned that he ran the So. Jordan 5k recently and it was his first time in the area along the 
water front. He thought it was beautiful, there are water pools with benches and it’s landscaped, not a lot 
of commercial but as far as how it looked it was terrific.  

Brandon Mackay would have a slight rebuttal against Sandra Steele’s comments; businesses try to meet the 
bare minimum requirement. The developers only want to do the bare minimum because it is not revenue 
generating. As a developer you need to use city staff to help you know what is required.  

Kirk Wilkins commented that there is a lot of comments from residents about the traffic on Redwood Road. 
Who has the decision in UDOT (to move the project along) and how can the City help influence them.  

Kimber Gabryszak replied that yes the traffic is very bad, they have been communicating with UDOT and 
there are several more intersections that qualify for lights and depending on their budgeting and timeframe 
it could be sooner or later. The widening down to Stillwater will help alleviate the choke point there. The 
city feels that is only a temporary and small mitigation and it’s not on the docket until 2018. They are 
looking at different avenues to move that up, it is dependent on their funds. Long term they are looking to 
corridor preservations, other sources of funding. Nothing can move quickly until they have all the right of 
way and money.  

Hayden Williamson said he talked with other people about this and Foothill came up, he clarified that it is a 
city road and so we have the control over it. 

Kimber Gabryszak said it is a city road but they can get some funding from other sources for it. Because of the 
cost of Foothill they will likely have to go to some of the other funding sources. Land acquisition is also 
holding it up.  

Kirk Wilkins sees that people go east on Centennial Blvd. and then back onto Redwood Road at Saratoga 
Road. That is the congestion point.  

Kimber Gabryszak said they are private roads and it’s up to the HOA’s to enforce traffic control. 
Kirk Wilkins asked what the best place is for people to make their voice heard with UDOT.  
Kimber Gabryszak said she would look into that and get the information out. 

 
12. Director’s Report: 

• Council Actions  
o The last meeting was moved to next week (Oct. 27). 

• Applications and Approval  

• Upcoming Agendas  
o Reminder that there is only one meeting in November. It will be a large meeting. 

• Other 
 
13. Motion to enter into closed session – No closed session. 
 
Meeting adjourned by Chairman Kirk Wilkins  

Adjourn 9:10 p.m. 

 
____________________________       ________________________ 
Date of Approval           Planning Commission Chair   

             Kirk Wilkins  
___________________________ 
Nicolette Fike, Deputy City Recorder 
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